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• Turnover increased 1.6% year-on-year, while Recurring Underlying Profit 

declined 1.9% year-on-year. Underlying Profit rose 28.3%, driven by fair value 
gains on disposed Bamboo Grove units. 
 

• Retail turnover grew 2.6%. New and expanded luxury flagships underpin positive 
rental reversion. Tenant sales posted double-digit year-on-year growth during 
the second half of 2025. 
 

• Office turnover remained stable. Amid continuing challenges faced by the Hong 
Kong office rental market, our Hong Kong office portfolio saw improved 
occupancy from 90% to 94%, alleviating negative rental reversions. 

 
• Hong Kong’s residential market recorded a solid rebound in 2025, benefiting the 

Group with stronger leasing and sales momentum during the year. 
 

• The Lee Gardens connectivity project and Lee Garden Eight development are 
progressing on schedule, with the fully transformed Lee Gardens set to be 
unveiled in the second half of 2026. 

 
• Launched HK$8 billion five-year capital recycling programme to strengthen 

financial position and enhance long-term value; 26% achieved with HK$2.1 
billion collected in 2025.  
 

• The Group maintained its second interim dividend of HK81 cents per share. 
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RESULTS 

 
n/m: not meaningful 
 
 
Notes: 
1. Turnover comprises gross rental income from leasing of investment properties located in Hong Kong and 

Mainland and management fee income from the provision of property management services for the year.  
2. Recurring Underlying Profit, a non-HKFRS Accounting Standards measure, is a performance indicator of the 

core property investment business of Hysan Development Company Limited (the “Company” or “Hysan”) and 
its subsidiaries (the “Group”) and is arrived at by excluding from Underlying Profit items that are non-recurring 
in nature.  

3. Underlying Profit, a non-HKFRS Accounting Standards measure, is arrived at by adding (i) Reported Profit 
excluding unrealised fair value change of investment properties and items not generated from the Group’s core 
property investment business; and (ii) Profit attributable to holders of perpetual capital securities.  

4. Reported Profit is the profit attributable to owners of the Company. It is prepared in accordance with Hong 
Kong Financial Reporting Standards issued by the Hong Kong Institute of Certified Public Accountants and the 
Hong Kong Companies Ordinance.  

5. Shareholders’ Funds are the equity attributable to owners of the Company.  
6. Net Asset Value per Share represents Shareholders’ Funds divided by the number of issued shares at year-end. 
 
 
 

 

 

 

 

  

   Year ended 31 December  
  Notes 2025 2024 Change 
      
Turnover HK$ million 1 3,464 3,409 +1.6% 
Recurring Underlying Profit HK$ million 2  1,918 1,956 -1.9% 
Underlying Profit HK$ million 3 2,510 1,956 +28.3% 
Reported Profit  HK$ million 4 315 35 n/m 
      
Basic Earnings per Share HK cent  31 3 n/m 
Full-year Dividends per Share HK cent  108 108       - 
      
   As at 31 December  
   2025 2024  
      
Shareholders’ Funds HK$ million 5 65,456 65,993 -0.8% 
Net Asset Value per Share HK$ 6 63.7 64.3 -0.9% 
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CHAIRMAN’S STATEMENT  
 
2025 was a pivotal year of progress and transformation for Hysan – one that tested our adaptability in 
the face of uncertainty while highlighting the dedication of our team and the enduring strength of our 
Community Business Model. Our achievement this year is not measured solely by our financial 
performance, but also by the spirit of innovation, collaboration and excellence that defines both Hysan 
and the Lee Gardens community. 
 
Building on a Century of Vision 
Hysan’s journey is rooted in a legacy that spans more than a century, distinguished by our enduring values 
and steadfast commitment to the community. From our founding in the early 20th century to our 
present-day transformation of the Lee Gardens precinct, we have continuously evolved to meet the 
needs of a dynamically changing city. Our guiding principles of hard work, humility, harmony and a deep 
sense of duty remain integral to our culture and strategic direction.  
 
Today, as we adapt to generational shifts and societal changes, we continue to focus on creating a 
community that promotes connection, inclusivity and sustainable economy, generating long-term value 
for all our stakeholders and the city. 
 
Navigating a Dynamically Changing Landscape 
Hong Kong’s economic environment in 2025 was marked by both opportunity and complexity. The 
economic and financial uncertainties caused by geopolitical and global trade tensions, the rigorous 
change in local and tourist consumption patterns, the competition from both Asia Pacific and Mainland 
China's major cities, and the persistently weak office rental market presented challenges for the 
commercial office and retail sectors.  
 
Against this backdrop, to maintain our business momentum and Lee Gardens' competitiveness, we have 
deepened our engagement with stakeholders, enhanced our environment and offerings, and leveraged 
our unique portfolio to retain our tenants and customers and capture emerging demand. Our disciplined 
approach – focused on effective and efficient execution, strong time and cost control, and prudent risk 
management – enabled us to outpace the market in key business areas, reinforce our leadership position 
and deliver solid results. 
 
Lee Gardens Rejuvenation: Realising our Vision 
Our journey of transformation continued to bear fruit. Our strategy for Lee Gardens rejuvenation was 
proven timely as financial contributions have been materialising. This stands as a testament to our 
forward-looking vision and the continuation of our century-old legacy.  
 
We have now entered an important and large-scale harvest phase spanning our Lee Gardens hub, with 
the renovated and expanded flagship maisons of luxury brands such as Hermès, Dior, Cartier, Chanel, 
Tiffany and Louis Vuitton. The reopening of these expanded stores with new in-store experiences, 
coupled with new brands introduced to Hysan Place and across the Lee Gardens precinct, further 
cemented Lee Gardens’ reputation as the city’s must-visit place for all.  
 
Lee Garden Eight: A Masterpiece of Sustainable Development 
In the fourth quarter of 2025, we celebrated the topping out of our latest milestone, Lee Garden Eight. 
Slated for completion in the third quarter of 2026, this one-million-square-foot premium commercial 
development will expand our Lee Gardens leasable portfolio by approximately 30%. Alongside the new 
district court building, the area will see tens of thousands more people coming to work daily, which could 
boost retail traffic in the Lee Gardens precinct by over 20%. The true significance of this milestone, 
however, goes beyond its size.   
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Designed as a model for the next-generation business community in partnership with the world-
renowned architectural firm, Foster + Partners, Lee Garden Eight sets new benchmarks for building 
quality, sustainability, and connectivity. Among these are its advanced green features, a 60,000-square-
foot Lifestyle Park, and dedicated spaces for the performing arts and cultural experiences. More than 600 
parking spaces at Lee Garden Eight, all equipped with electric charging provision, will further reinforce 
Lee Gardens as a commercial destination and even extend its appeal to travellers from the Greater Bay 
Area. As an extension of the inclusive Lee Gardens community, Lee Garden Eight is welcoming, walkable 
and filled with business, shopping and recreational opportunities for all. 
 
Integrated Pedestrian Walkway System: A New Era of Connectivity 
The integrated pedestrian walkway system, scheduled for completion in tandem with Lee Garden Eight, 
will seamlessly connect the Lee Gardens precinct to the Causeway Bay MTR station, making the 
neighbourhood pedestrian-friendly in all weather conditions.  
 
The elevated walkway will add a second “street level” connecting and extending the retail space to 
customers and commuters, thereby creating a vibrant, human-centric walkable neighbourhood that 
integrates work, leisure and community life. 
 
Strategic Pillars: Support for Business and Geographic Diversification 
Our strategic pillars contribute to both business and geographic diversification. At Lee Gardens Shanghai, 
we created a high-quality tenant mix of reputable financial institutions, multinational corporations and 
retailers, supported by a lifestyle high street podium that creates a rich business social scene. Lee Gardens 
Shanghai is an extension of the Lee Gardens brand into mainland China. 
 
We were encouraged by the performance of our flex office business in our joint venture with the world’s 
leading flex operator, IWG, which continued to grow across the Greater Bay Area. Along with the growth 
momentum of New Frontier Group, our healthcare investment, we are making steady progress scaling 
up our business across regions and sectors. 
 
Retail Portfolio: Curating Experiences, Driving Footfall 
Our retail portfolio continued to flourish in 2025 with more than 10% growth in foot traffic and tenant 
sales since the second quarter, leading retail sales recovery in Hong Kong market, contributed by the 
improved local sentiment and the increased Mainland China and international visitor arrivals. Our 
continuous content curation with a unique and authentic brand mix and experiences engages and 
resonates with different generations.  
 
A significant achievement during the year was our introduction of over 50 new brands to the Lee Gardens 
precinct, which complements our existing portfolio and caters to a wider range of consumer preferences. 
With an even greater variety of world-renowned brands and innovative lifestyle concepts, the Lee 
Gardens precinct has further strengthened its destination appeal for locals and visitors.  
 
In the latest phase of its revitalisation, Hysan Place introduced new retail and F&B offerings, along with 
exciting pop-ups and events that appealed to the younger generation and global audiences. This curated 
approach to our tenant mix and experiential engagement continues to drive robust growth in footfall and 
tenant sales, reinforcing Hysan Place’s reputation as a trendsetting destination in Hong Kong. 
 
Office Portfolio: Strengthening Workplace Value and Flexibility 
As a testament to its resilience and appeal, our office portfolio occupancy rate improved by 4% during 
the year, due mainly to the prime location, premium specifications, and comprehensive amenities of our 
properties.  
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Our long-term partnership with the world’s leading flex operator, IWG, has addressed structural shifts in 
the office sector and captured the demand for flexible working spaces in cities across the Greater Bay 
Area, forming a sustainable office ecosystem in Lee Gardens. We are confident that our expanding 
network will continue to fuel our growth in an asset-light way. 
 
Embracing Tomorrow: Charting New Horizons 
Looking ahead, 2026 will present its own set of challenges, yet we are battle-proven and ready. We are 
confident in our ability to navigate changes and seize opportunities, and that our shared expertise and 
spirit will carry us forward. Our rich heritage and commitment to bringing unique experience, innovation 
and sustainability to the community will position us well for continued growth.  
 
As always, we adhere to our prudent financial management. Our capital recycling programme, which 
enables us to unlock value from mature residential assets and redeploy capital towards our strategic 
priorities, puts us in a strong position to optimise our capital structure through deleveraging. We have 
made good progress towards the HK$8 billion capital recycling target with 26% achieved during the year 
riding on the improving market sentiment in the luxury residential sector. While carrying out this 
programme, we will remain agile, disciplined and purpose-driven to shape the future of Lee Gardens and 
contribute to Hong Kong’s ongoing development as a global city. 
 
On behalf of the Board, I would like to extend my heartfelt appreciation to our staff for their dedication, 
resilience and contribution to the development of our community. Their expertise and hard work have 
been the driving force behind our achievements and continued growth. Together, we look forward to 
embracing new opportunities and scaling new heights in the years ahead. 
 
 
 
Lee Irene Yun-Lien  
Chairman 
 
Hong Kong, 26 February 2026 
 

 

  



6 
 

MANAGEMENT’S DISCUSSION AND ANALYSIS 

Strategy  
 
Hysan remains focused on curating and growing its asset portfolio, primarily situated in the Lee Gardens 
precinct of Causeway Bay, one of Hong Kong’s prime commercial districts. Complementing our core 
operations, we invest in strategic growth “pillars” to foster a more balanced and diversified portfolio. 
 
Review of Results 

 
 
 
 
 
 
 
 
 
 

 
As at 31 December 2025, Hysan’s Hong Kong investment property portfolio comprises three sectors—
office, retail, and residential—covering approximately 4.4 million square feet of gross floor area in 
operation. Office and retail properties in the Lee Gardens precinct account for 55% and 30% of the 
Group’s investment portfolio by gross floor area, respectively. The residential sector, mainly comprising 
its Bamboo Grove apartments in Hong Kong’s Mid-Levels, accounts for the remaining 15%. Lee Garden 
Eight, scheduled for completion in 2026, will add approximately 1 million square feet of office and retail 
space to the Lee Gardens precinct. 
 
Hysan’s Mainland investment property, Lee Gardens Shanghai—a Grade A commercial complex situated 
in one of the world’s most vibrant cities—has been delivering a new stream of recurring earnings since 
2024. Positioned as a refined lifestyle destination, the development features approximately 0.9 million 
square feet of commercial gross floor area and 375 parking spaces.  
 
Turnover grew by 1.6% year-on-year, supported by solid performance across core business segments. In 
Hong Kong, our retail portfolio achieved strong growth in traffic and tenant sales, outperforming the 
overall Hong Kong market. New and expanded luxury flagships, together with a diverse selection of 
exciting, curated tenants, continue to enhance rental income. Overall retail rental reversion stayed 
positive and occupancy improved from 92% to 95%. During the year, on average approximately 4% of our 
retail area were closed for the major enhancement works of Lee Gardens rejuvenation project. The 
corresponding impact has been reflected in our retail turnover. Office occupancy rose from 90% to 94%, 
helping to alleviate the impact of negative rental reversions. The strong ramp-up of Lee Gardens Shanghai 
and the continued occupancy improvement at Bamboo Grove since last year further contributed to 
overall revenue growth during the year. 
 
Underlying Profit increased by 28.3% year-on-year, mainly due to the gain on the sale of residential units 
in two blocks at Bamboo Grove. Recurring Underlying Profit decreased by 1.9%, reflecting increased 
interest cost and loan drawdowns related to asset enhancement projects. 
 
The board of directors of the Company (“Board”) has declared a second interim dividend of HK81 cents 
per share (2024: HK81 cents) which will be payable in cash.  

In HK$ million   2025 2024 Change 
      
Turnover   3,464 3,409 +1.6% 

- Retail   1,727 1,684 +2.6% 

- Office   1,508 1,507 +0.1% 

- Residential   229 218 +5.0% 

Recurring Underlying Profit   1,918 1,956 -1.9% 
Underlying Profit   2,510 1,956 +28.3% 
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The reconciliation of Recurring Underlying Profit, Underlying Profit and Reported Profit is as follows:    
 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Key Performance Indicators 
The Group’s turnover growth and occupancy rates are the key measurements used for the assessment of 
our leasing business performance. Cost effectiveness is assessed by the Group’s management using the 
gross profit margin ratio (as a percentage of turnover). 
 
Key Performance 
Indicators Definition Business Performance 

Sector 2025 2024 
Turnover Growth Rental revenue in current 

year vs that in last year 
Retail 
Office 
Residential 
 

+2.6% 
+0.1% 
+5.0% 

+9.8% 
+2.4% 
+6.3% 

Occupancy Rate Percentage of total lettable 
area leased / total lettable 
area of each portfolio at 
year-end 

Hong Kong 
Retail 
Office 
Residential 

 
Mainland 

Retail 
Office 

 

 
95% 
94% 
87% 

 
 

72% 
72% 

 
92% 
90% 
73% 

 
 

41% 
66% 

Gross profit margin  Gross profit divided by 
turnover 
 

 80.2% 81.1% 

 
 

  

 2025  2024 
 HK$ million  HK$ million 
    
Reported profit  315  35 
Change in fair value of properties 780  1,229 
   Investment properties 1,405  1,506 
   Less: Effect of other non-controlling interests (654)  (316) 
             Share of associates (net of tax) 29  39 
Change in fair value of other financial investments 87  19 
Impairment loss of joint ventures 805  258 
Other gains and losses (2)  (3) 
Profit attributable to perpetual capital securities 

holders 525  418 
Underlying Profit 2,510  1,956 
Fair value gain on disposed investment properties (592)  -    
Recurring Underlying Profit 1,918  1,956 
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Review of Operations 

Retail   
Turnover of the Group’s retail portfolio saw an increase of 2.6% to HK$1,727 million (2024: HK$1,684 
million).  

 
 
 
 
 
 
 

 
n/m: not meaningful 
 
Hong Kong Portfolio  
Turnover increased by 1.5% to HK$1,704 million (2024: HK$1,678 million), including turnover rent of  
HK$118 million (2024: HK$127 million). 
 
As at 31 December 2025, retail occupancy increased to 95% (2024: 92%). Rental reversion rate on 
renewals, rent reviews and new lettings was predominantly positive during 2025. 
 
During the year, Hong Kong’s retail market remained under pressure from the ongoing trend in cross-
border shopping and cautious tourist spending. Nevertheless, the market showed signs of stabilisation, 
supported by a gradual improvement in market momentum. Tourist arrivals grew, especially in the third 
quarter of the year, due to the HKSAR Government’s promotion of mega-events and world-class concerts 
aimed at attracting international visitors and increasing tourist spending. We expect that the recovery in 
tourism numbers and improved consumer sentiment will sustain further growth in the retail market in 
2026. 
 
During this encouraging period of market stabilisation, we elevated our retail portfolio with expanded 
flagship maisons of the luxury brands to offer more distinctive customer experiences. We worked closely 
with our anchor tenants to create a refreshed, more dynamic retail atmosphere, strengthening Lee 
Gardens’ position as a premier retail destination and enhancing the overall appeal of the precinct. 
Towards that end, new fine dining restaurants were launched to broaden the culinary options available 
to visitors. 
 
Another significant addition during the year was the introduction of over 50 new brands to the Lee 
Gardens precinct that complement our existing portfolio. By diversifying our retail mix, we cater for a 
wider range of consumer preferences and lifestyles within Lee Gardens. Hysan Place welcomed the new 
brands with a series of pop-up stores and engaging events, all of which contributed to the vibrant, ever-
evolving retail environment of the precinct. This combination of new brands, pop-up stores and curated 
events reinforced Lee Gardens’ reputation as a destination that offers novel and compelling shopping 
experiences. 
 
Significant progress was also made on Lee Gardens rejuvenation, which is being carried out in phases, as 
well as construction of Lee Garden Eight and the integrated pedestrian walkway system. These initiatives 
will elevate the overall shopping experience at Lee Gardens and make the neighbourhood more 
accessible with heightened engagement and participation by retailers.  
  

In HK$ million   2025 2024 Change 
      
Retail   1,727 1,684 +2.6% 

- Hong Kong   1,704 1,678 +1.5% 

- Mainland   23 6 n/m 
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Through thoughtfully curated retail options and innovations, Hysan has created a distinctive retail 
environment that meets the evolving expectations of consumers while providing a dynamic platform on 
which both established and emerging brands can thrive.  
 
Retail Lease Expiry Profile by Area Occupied (As at 31 December 2025) 

 
 
Mainland Portfolio 
In Mainland China, we have positioned Lee Gardens Shanghai as a business and social hub for the 
surrounding office precinct. It achieved a retail leasing occupancy of 72% as at 31 December 2025 (2024: 
41%).  
 
The retail segment generated rental income of HK$23 million (2024: HK$6 million). Despite macro-market 
challenges from new supply in the area and structural shifts in consumer behaviour, leasing activity at 
Lee Gardens Shanghai is expected to grow steadily. This will enable us to further diversify our tenant mix, 
strengthen our resilience and drive sales performance.  
 
Marketing Initiatives and Loyalty Programmes  
During the year, we aligned our marketing initiatives in Hong Kong with the gradual return of inbound 
tourism and steady local consumption. To capture renewed consumer demand, we launched a series of 
thematic high-impact campaigns that reinforced our portfolio’s image as “A Place for All”. Blending 
cultural and lifestyle elements that transcend traditional promotions, these immersive experiences 
helped promote community engagement and increase commercial performance.  
 
Notable headline events included our culturally immersive Chinese New Year street festival and the “hy! 
Up Your Balance” wellness campaign combining modern fitness concepts with traditional lion dance 
classes and rooftop martial arts displays. Another noteworthy event was the “hy! Chill Fest”, developed 
in partnership with ComplexCon, an annual global festival of pop culture, featuring an exhibition of 
limited edition sneakers and pop-up stores. 
  

27%
22%

16%

30%

2026 2027 2028 2029 and beyond
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We further reinforced Hysan Place’s position as a trendsetting urban culture hub with our “hy! & Seek” 
summer campaign, featuring the viral Mamuang cartoon character by Thai comic artist, Wisut Ponnimit. 
By showcasing the unique character of Hong Kong’s culture alongside global trends, these engaging 
campaigns highlighted our commitment to integrating art and culture into the retail experience. 
 
Other events included collaborations with a variety of tenants. These included the “Celebrate Every Bite” 
dining campaign promoting authentic global flavours, the “Threads of Beauty” campaign celebrating self-
love with a diverse range of cosmetic brands, and the “Shining Moments” campaign aimed at stimulating 
spending on luxury brands, attracting over 600 high-value customers joining our VIP shopping night.  
 
We also collaborated with international celebrities as part of our marketing strategy. They included 
holding exclusive pop-up events with Korean artist Jisoo and with the sensational drama series, Squid 
Game. For our year-end Christmas campaign, we transformed Urban Park at Hysan Place into an art 
carnival, immersing visitors in the artistic universe of Japanese contemporary artist Takashi Murakami. 
For this event, exclusive merchandise available at Hysan Place and a festive light installation spanning Lee 
Garden One and Two were featured. Enthusiastically received by the community, these campaigns 
generate significant increase in visitor numbers and sales, strengthening the image of the Lee Gardens 
area as a trendsetting hub. 
 
In 2025, we achieved a significant breakthrough in our engagement strategy with valued customers by 
forming strategic partnerships with banks and wealth management firms. The aim of this collaboration 
was to attract potential high spenders by targeting premier banking clients and pre-qualifying them for 
our Club Avenue tiers. As a result of this member acquisition programme, we converted over 1,500 
individuals into the Club Avenue programme, directly expanding our high-potential member base and 
showcasing the effectiveness of our targeted outreach model. 
 
Adhering to our commitment to innovation, we will continue to expand the immersive marketing 
experiences we create by combining popular new trends and Gen Z-inspired themes with traditional 
cultural elements. We believe that through authentic storytelling and engagement, we will continue to 
connect with diverse audiences across generations.  
 
Office 
Turnover of the Group’s office portfolio saw an increase of 0.1% to HK$1,508 million (2024: HK$1,507 
million). 
 

 
 
 
 
 
 

 
n/m: not meaningful 
 
Hong Kong Portfolio 
Turnover decreased by 2.3% to HK$1,407 million, compared with HK$1,440 million in 2024. This includes 
a turnover rent of HK$9 million (2024: HK$9 million). 
 

  

In HK$ million   2025 2024 Change 
      
Office   1,508 1,507 +0.1% 

- Hong Kong   1,407 1,440 -2.3% 

- Mainland   101 67 n/m 
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Hong Kong’s office market remained challenging throughout the year, with leasing activity driven by the 
continued shift in preference towards prime locations and well-equipped office buildings. We responded 
with flexible rental packages, fit-out support and early renewals, and highlighted our enhanced offerings 
of fully furnished office space for immediate use and sustainable amenities. 
 
The average rental reversion rate on renewals, rent reviews and new lettings for Hysan’s Lee Gardens 
portfolio remained negative. Nevertheless, occupancy increased to 94% as at 31 December 2025 (2024: 
90%), underscoring the resilience of Hysan’s office portfolio amid market headwinds.  
 
The Lee Garden Eight show suite received positive feedback during the ongoing pre-marketing phase. 
Featuring expansive floorplates, high efficiency, and advanced sustainability features, this new 
development is well positioned to attract the interest of institutional and professional tenants. 
 
Office Lease Expiry Profile by Area Occupied (As at 31 December 2025) 

 

As at the end of 2025, the Banking, Finance and Wealth Management sector continued to occupy the 
largest share 21.2% (2024: 22.0%) of our tenant portfolio by floor area. The Professional and Consulting 
sectors and Co-work sector were second and third, respectively. 
 

 
  

21% 23%

33%

17%

2026 2027 2028 2029 and beyond
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Office demand is anticipated to grow as the financial sector recovers and initial public offerings remain 
active. Boasting Grade A facilities, exceptional retail amenities and professional management services, 
the Lee Gardens precinct with its prime location has created a compelling, fully-fledged ecosystem. These 
offerings, combined with our flexible leasing strategies and sector-focused outreach, will help attract and 
retain quality multinational and local tenants, while supporting Hysan’s long-term growth strategy in the 
premium office sector. 
 
Mainland Portfolio 
Lee Gardens Shanghai achieved a strong ramp-up, securing commitments by quality tenants for 81% of 
its total office space. Turnover of the Mainland’s office portfolio increased to HK$101 million (2024: 
HK$67 million), due primarily to the improvement in occupancy to 72% (2024: 66%). In Mainland China’s 
competitive office leasing market, we have been pursuing new tenancies and continuously refining our 
tenant mix to enhance our portfolio’s appeal in the market. 
 
Residential  
Hong Kong’s luxury residential leasing market showed steady growth in 2025, driven by an influx of 
foreign talent that included expatriates relocated to Hong Kong and new arrivals through various talent 
admission schemes. The increasing number of executives, professionals and graduates entering Hong 
Kong are representatives of a wide range of sectors including but not limited to financial services. 
 
Hysan’s residential leasing portfolio turnover saw a 5.0% increase to HK$229 million (2024: HK$218 
million). Occupancy was 87% as at 31 December 2025 (2024: 73%). The average rental reversion in the 
sector was positive for renewals, rent reviews and new lettings. 
 
The Group’s capital recycling programme currently encompasses the phased disposal of two blocks of 
Bamboo Grove, which comprises 124 apartments. This was well received due to improved sentiment in 
the market. As at 31 December 2025, a total of 92 units had been contracted.  
 
Core Expansion & Strategic Pillars  
 
Commercial Property Development – Lee Garden Eight 
Superstructure works for Lee Garden Eight, a strategic joint venture with Chinachem Group at Caroline 
Hill Road, made satisfactory progress during the year with a topping-out ceremony held in November 
2025. The project remains on schedule for completion in 2026 – an important milestone in our long-term 
growth plans. Once completed, it will bolster the Lee Gardens precinct’s reputation as one of Hong Kong’s 
most unique and attractive destinations.  
  
In recognition of our commitment to excellence and sustainable design for a next-generation workplace 
and retail centrepiece, Lee Garden Eight won “Best Mixed-Use Development (Hong Kong)” and “Best 
Sustainable Commercial Development (Hong Kong)” in the prestigious Asia Pacific Property Awards 2025-
2026, which is part of the International Property Awards. It also won a Silver Award in the Best New 
Development category at the MIPIM Asia Awards 2025.  
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The project also earned numerous design awards from various professional institutions, including the 
Grand Award for “Projects Under Construction and/or Design – Commercial” in the New Buildings 
category of the Green Building Award 2025, a Merit Award for “Excellence in Master Landscape 
Planning/Study” in the Hong Kong Institute of Landscape Architects Award 2024, and a Merit Award for 
“Excellence in Projects (Sustainability)” in the Hong Kong Institute of Surveyors QS Awards 2024.  
 
With the Lee Garden Eight project, Hysan was named one of Hong Kong’s Top 10 Developers at the 
Hubexo Asia Awards 2025. All of these recognitions are testament to our vision of creating an urban oasis 
and a vibrant community in which to live, work and thrive. 
  
Lee Garden Eight is included under “investment properties” in our consolidated statement of financial 
position. 
 
Residential Property Development – VILLA LUCCA in Tai Po and To Kwa Wan Residential Project  
VILLA LUCCA, our joint-venture luxury residential development in Tai Po, comprises 262 garden houses 
and apartments. As at 31 December 2025, a total of 164 units of the project had been contracted. 
 
Market sentiment in Hong Kong’s luxury residential sector improved in 2025, driven by relaxed mortgage 
loan-to-value ratios and declining interest rates. Favourable government policies, such as lowering the 
Capital Investment Entrant Scheme threshold for residential properties, created significant interest 
among Mainland China buyers. 
 
In 2025, cumulative sales and leases remained on track at VILLA LUCCA, reflecting sustained demand for 
both typical apartments and high-value villa houses. Pricing strategies and incentives supported sales 
momentum.  
 
The luxury residential market is expected to remain active but selective in 2026. Ongoing economic and 
geopolitical uncertainties may continue to influence buyer sentiment, resulting in a market characterised 
by value-driven decisions and a focus on premium product differentiation. We will continue to respond 
to buyer sentiment and price sensitivity with flexible packages and targeted discounts, particularly for 
larger lump-sum transactions. 
 
In the mass residential market, Hysan owns a 25% stake in a joint venture to develop the Urban Renewal 
Authority (URA)’s residential project at Bailey Street/Wing Kwong Street in Kowloon’s To Kwa Wan 
district. This quality site will be redeveloped into three 24-storey buildings, covering a total area of over 
700,000 square feet. The project is a comprehensive mixed-use development, integrating commercial, 
residential and public components. Hysan will oversee the design and operation of the retail portion of 
this project. 
 
The development, spearheaded by the URA in collaboration with prominent developers, is one of eight 
projects in the innovative “District-based Redevelopment New Community” plan for To Kwa Wan. The 
collective vision is to foster synergy among the projects by creating an accessible and vibrant new 
community within the older fabric of the area. It also seeks to co-create the Victoria Cove Area, as 
outlined in the “To Kwa Wan Harbourfront Study” launched by the URA.  
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By participating in this initiative, the To Kwa Wan Residential Project will establish a new benchmark for 
future urban renewal strategies and contribute to extending our expertise to other areas in Hong Kong.  
 
During the year, the project’s superstructure construction progressed on schedule, with the topping-out 
milestone for the residential towers targeted for the first quarter of 2026. The anticipated timeframe for 
obtaining the occupation permit is around the fourth quarter of 2026 to the first quarter of 2027. Presale 
consent approval for the residential units was secured from the government in the fourth quarter of 
2025, and preparations for the presale are now underway. 
 
The Villa Lucca Project and To Kwa Wan Residential Project are included under “investments in joint 
ventures” in our consolidated statement of financial position. 
 
Shanghai Investment Property – Grand Gateway 66 
This investment property, in which Hysan owns a 26% stake, demonstrated resilient performance during 
the year. The investment is included in “investments in associates” under our consolidated statement of 
financial position. 
 
Greater Bay Area Flex – Joint Venture with IWG plc 
All IWG flexible workspace brands in Hong Kong and the Greater Bay Area are exclusively operated under 
a Hysan-IWG joint venture. 
  
Demand for flexible working space continued throughout the year, as reflected by the joint venture’s 
strong and stable occupancy rate and business performance. Leveraging our partnership with IWG, the 
world’s leading flexible workspace platform, we are optimistic about the growth prospects of the Greater 
Bay Area Flex business. 
  
As of the end of 2025, the joint venture operated a total of 47 centres across the Greater Bay Area. With 
this expanding footprint, the joint venture is well-positioned to capture the increasing demand for 
flexible workspace solutions in various cities across the Greater Bay Area. 
 
The investment is included under “investments in joint ventures” in our consolidated statement of 
financial position. 
 
Medical and Health – New Frontier Group 
New Frontier Group is a leading private healthcare services provider based in Mainland China. It operates 
a comprehensive healthcare ecosystem, ranging from premium hospitals and clinics to rehabilitation and 
home healthcare services across the country.  
 
Benefitting from national policies, New Frontier Group’s growth momentum continued in 2025. Its 
territory-wide hospital and clinical network is now present in 19 cities across the Mainland, while its 
home healthcare services have extended to 45 cities. New Frontier Group is also actively developing new 
growth drivers towards emerging opportunities, including integrated oncology centres, health insurance, 
international medical services, clinical trials and contract research organisations. 
 
Hysan’s minority stake investment in New Frontier Group provides strategic exposure to the Mainland’s 
fast-growing healthcare sector, where demand for premium healthcare services is on the rise. 
 
The investment is included as part of the “other financial investments” in our consolidated statement of 
financial position. 
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Capital Recycling 
 
The Group initiated a HK$8 billion capital recycling programme through the strategic divestment of non-
core assets over a 5-year period. The program aligns with our disciplined capital allocation strategy, 
strengthens our financial position, and positions us to create greater sustainable value. The targeted 
assets primarily comprise two blocks within the Bamboo Grove, together with built-to-sell units from the 
VILLA LUCCA and the To Kwa Wan Residential Project. Riding on the improving market sentiment in the 
luxury residential sector, the Group has made good progress towards the target. As at 31 December 2025, 
the Group had collected HK$2.1 billion, or 26% of its HK$8 billion capital recycling target. As of  31 
December 2025, an additional HK$1.6 billion sales proceed has been contracted and due for completion 
in 2026. The Group will prioritise deleveraging and redeploying capital toward strategic priorities. 
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Financial Review 
 
A review of the Group’s results and operations is featured in the preceding sections. This section deals 
with other significant financial matters. 
 
Operating Costs 
The Group’s operating costs are generally classified as property expenses (direct costs and front-line staff 
wages and benefits) and administrative expenses (indirect costs largely representing payroll related costs 
of management and head office staff). The Group’s gross profit margin was 80.2% (2024: 81.1%).  
 

 
 
 
 
 
 
 

 
Finance Costs 
Finance costs increased to HK$549 million, as compared with HK$450 million in 2024, contributed by the 
higher interest cost and loan drawdowns related to asset enhancement projects. The effective interest 
rate for the year was 3.7%, as compared with 4.3% in 2024. 
 
Further explanation of the Group’s treasury activities and policy, including debt and interest rate 
management, is set out in the “Treasury Policy” section. 
 
Revaluation of Investment Properties 
As at 31 December 2025, the Group’s investment properties portfolio was valued at HK$96,157 million, 
a decrease of 0.4% from the HK$96,547 million recorded at the prior year-end.  
 
The valuation was carried out by Knight Frank Petty Limited, an independent professional valuer, on the 
basis of market value. A fair value loss on investment properties (after considering capital expenditure 
spent on the Group’s investment properties) of HK$1,405 million (2024: HK$1,506 million) was 
recognised in the Group’s consolidated statement of profit or loss for the year. The loss mainly reflects 
heightened market risk in the office sector weakened by continued structural changes. 
 
The following shows the property valuation of each portfolio at year-end. 
 
 2025 2024 Change 
 HK$ million HK$ million  
    
Retail 32,667 33,094 -1.3% 
Office 33,077 34,109 -3.0% 
Residential 8,133 8,664 -6.1% 
Property under development 22,280 20,680 +7.7% 
 96,157 96,547 -0.4% 

 
  

   2025 2024 Change 
   HK$ million HK$ million  
      
Operating costs   995 954 +4.3% 

- Hong Kong   927 886 +4.6% 

- Mainland   68 68 - 
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During the year, 54 units of Bamboo Grove were handed over to buyers. The carrying value of these 54 
units was HK$1,224 million as at 30 June 2025; the consideration, net of disposal costs, was HK$1,816 
million, resulting in a fair value gain on disposed investment properties of HK$592 million. 
 
Investments in Associates and Joint Ventures 
The Group’s investments in associates are primarily represented by its interest in Grand Gateway 66, a 
retail, office and residential complex in Shanghai, China. The share of results of associates decreased to 
HK$202 million (2024: HK$204 million). The Group’s share of the revaluation loss (net of deferred tax) 
amounting to HK$29 million (2024: revaluation loss of HK$39 million). The properties at Grand Gateway 
66 were revalued at fair value by an independent professional valuer for both years ended 31 December 
2024 and 2025. 
 
The Group’s investment in joint ventures comprises interests in a Tai Po residential project, To Kwa Wan 
residential project and the IWG Flex business. The share of losses in joint ventures was HK$783 million 
(2024: HK$287 million). The loss mainly reflects impairment loss on residential properties held for 
development for sale. 
 
Other Financial Investments 
Investment in New Frontier Group was one of the key initiatives which provides strategic exposure for 
the Group in the fast-growing healthcare sector in Mainland.  As at 31 December 2025, the Group’s other 
financial investments totalled HK$1,652 million (2024: HK$1,657 million). The decrease was primarily 
attributable to the revaluation of fair value of the investments.  
 
Cash and Bank Deposits   
As at 31 December 2025, the Group’s time deposits, cash, and cash equivalents totalled HK$3,831 million 
(2024: HK$2,211 million). The increase mainly represents cash from the Group’s capital recycling 
initiatives. 
 
Interest income decreased to HK$112 million (2024: HK$134 million), mainly due to lower deposit rates 
and the receipt of the majority of the capital recycling proceeds in December 2025, which resulted in 
limited interest income from those funds for the year.  
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Cash Flow 
Cash flow of the Group during the year is summarised below. Cash includes liquid cash and bank deposits 
with less than 3 months’ tenor. 
 
 2025 2024 
 HK$ million HK$ million 
Cash generated from operations 2,531 2,543 
Net repayment from (advance to)  

joint ventures and other financial  
    investments 100 (454) 
Sales proceed and deposit from Bamboo  
    Grove unit sales 2,030 - 
Net borrowings  1,953 1,210  
Issuance, repurchase and distribution of  
    perpetual capital securities (555) (1,156) 
Matured bank deposits and debt securities 1,179 948 
Interest and taxation (1,129) (1,006) 
Considerations for share repurchase (2) - 
Dividends paid  (1,210) (1,213) 
Capital expenditure (2,633) (1,890) 
Net cash inflow (outflow) 2,264  (1,018) 

   
Net repayment from joint ventures and other financial investments amounted to HK$100 million (2024: 
net advance of HK$454 million). This mainly represents the Group’s joint venture residential development 
project, VILLA LUCCA, which repaid its project financing in full during the year. Subsequent sales proceeds 
were repaid to shareholders. 
 
Net borrowings increased by HK$1,953 million (2024: HK$1,210 million), comprising bank loans, fixed 
rate notes, and loan from non-controlling interest.  
 
The Group issued US$750 million (equivalent to approximately HK$5,800 million) 7.20% subordinated 
guaranteed perpetual capital securities. The Group also repurchased perpetual capital securities with 
cash consideration totalled HK$5,865 million (2024: HK$728 million). During the year, the distribution 
paid to perpetual capital securities holders amounted to HK$490 million (2024: HK$428 million).  
 
In 2025, the Group purchased a total of 156,000 ordinary shares for a total of consideration of 
approximately HK$2 million on the Stock Exchange for the purpose of the 2024 Share Award Scheme.  
 
The Group paid dividends of HK$1,109 million (2024: HK$1,109 million), via a 2024 second interim 
dividend of HK81 cents per share (2024: HK81 cents) and a 2025 first interim dividend of HK27 cents per 
share (2024: HK27 cents). 
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Capital Expenditure and Management 
Total cash outlay of capital expenditure increased to HK$2,633 million during the year (2024: HK$1,890 
million). The capital expenditure during the year was mainly related to Lee Garden Eight development 
project and asset enhancement works in Lee Gardens area. The Group is committed to enhancing the 
asset value of its investment property portfolio through continuous enhancement and redevelopment. 
 
Treasury Policy 

To ensure healthy liquidity, a strong financial position, and an optimised capital structure that supports 
its financing needs and sustainable growth, the Group strives to diversify funding sources and maintain 
an appropriate debt maturity profile aligned with the overall use of funds. The Group also aims to secure 
reasonable borrowing margins relative to market conditions and implement effective hedging and forex 
management strategies. 
 
Funding Sources 
The Group’s total Gross Debt1 level as at 31 December 2025 increased to HK$28,737 million (2024: 
HK$26,717 million), primarily driven by capital expenditure on strategic projects. 
 
As at 31 December 2025, bank loans accounted for approximately 51% of the Group’s total Gross Debt 
with the remaining 49% from capital market financing (2024: 42%:58%). 
 
The following table shows the Group’s source of debts financing as at 31 December 2025 (in HK$ million): 
 
  Available   Drawn   Undrawn 
Secured term loans2 12,951    10,218    2,733  
Unsecured term loans 4,200    4,200   - 
Committed revolving loans 7,923  154  7,769 
Capital market issuances 14,165    14,165    - 
Total committed facilities 39,239    28,737    10,502  
Uncommitted loans 2,180            -     2,180  
Total source of debts financing 41,419    28,737    12,682  

 
Maturity Profile 
The Group maintains a well-staggered debts maturity profile in the coming 10 years to match with the 
nature of our assets and operations. As at 31 December 2025, the average maturity of debt portfolio was 
2.8 years (2024: 3.4 years).  
 
  

 
1 Gross Debt represents the contractual principal payment obligations as at 31 December 2025. However, in accordance with the Group’s 
accounting policies, the debt is measured at amortised costs, using the effective interest method. As disclosed in the Group’s consolidated 
statement of financial position as at 31 December 2025, the book value of the outstanding debt of the Group was HK$28,524 million (2024: 
HK$26,514 million). 
2 Secured term loans represent the contractual principal payment obligations of the project financing of Lee Garden Eight project. 
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The following shows the debts maturity profile of the Group at 2025 year-end (in HK$ million): 

 
Gearing ratio and net interest coverage 
The Group’s gearing ratio, as measured by Net Debt to Equity ratio5, was 32.4% at year-end 2025 (2024: 
31.4%). The Group’s Net Interest Coverage6 decreased to 6.3 times for 2025 (2024: 8.8 times). 
 
Credit Rating  
The Group maintains active dialogue with credit rating agencies and aims to maintain its investment-
grade credit ratings. As of 31 December 2025, the Group’s credit ratings were Baa2 from Moody’s and 
BBB from Fitch with stable outlook. 
 
Liquidity Management 
As of 31 December 2025, the Group had cash and bank deposits totalling HK$3,831 million (2024: 
HK$2,211 million) and investment-grade debt securities of HK$579 million (2024: HK$896 million). 
 
The Group also maintained undrawn committed facilities provided by banks as an additional liquidity 
buffer. 
 
With plenty of cash on hand as well as undrawn banking facilities, the Group has sufficient financial 
resources to satisfy its commitments and working capital requirements. 
 
Interest Rate Management  
Interest expenses represent one of the key cost drivers for the Group’s business. The Group closely 
monitors its interest rate exposure and adopts an appropriate hedging strategy based on market 
conditions. The fixed-rate debt ratio (after accounting for interest rate swaps) as of 31 December 2025 
was 54% (2024: 61%). The effective interest rate decreased to 3.7% at year-end 2025 from 4.3% at year-
end 2024, primarily reflecting lower HIBOR.  

 
3 60% secured term loans of Lee Garden Eight project (guaranteed by Hysan). 
4 40% secured term loans of Lee Garden Eight project (guaranteed by Chinachem Group). 
5 Net Debt to Equity is defined as borrowings less time deposits, cash and cash equivalents divided by total equity. 
6 Net Interest Coverage is defined as gross profit less administrative expenses before depreciation divided by net interest expenses after 
interest capitalisation. 
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Foreign Exchange Management 
The Group aims to maintain prudent currency exposure and does not speculate on currency movements 
for asset and liability management. It monitors and dynamically manages its foreign currency exposure, 
including USD and RMB, as appropriate by applying systematic measures to mitigate foreign currency 
risk. 
 
Majority of guaranteed perpetual capital securities were hedged via cross-currency swaps to convert into 
HKD to minimise the foreign exchange uncertainty and lower their effective rate of distribution. 
 
Capital Management 
The Group regularly reviews its capital structure and liquidity requirement, and considers refinancing, 
tendering, redemption, or repurchase of its issued securities as its ongoing capital management strategy, 
aiming to optimise funding costs, strengthen the balance sheet and maintain a prudent capital structure. 
 
During the year, the Group tendered and fully redeemed at its option the 4.1% Subordinated Guaranteed 
Perpetual Capital Securities, callable in 2025, in the aggregate principal amount of US$750 million with a 
cash consideration of HK$5,833 million. To refinance this instrument, the Group issued new subordinated 
guaranteed perpetual capital securities of US$750 million (equivalent to approximately HK$5,800 
million).  
 
During the year, the Group repurchased part of the 4.85% Senior Perpetual Capital Securities in the 
aggregate principal amount of US$5 million (equivalent to approximately HK$37 million) with a cash 
consideration of HK$32 million, representing approximately 1% of the principal amount of such securities 
initially issued. These repurchased securities were subsequently cancelled. Following the cancellation, 
US$440 million in principal amount of such securities remained in issue. 
 
Use of Derivatives 
As at 31 December 2025, outstanding derivatives were related to the hedging of interest rate risk and 
foreign currency risk. Strict internal guidelines have been established to ensure that derivatives are used 
solely to manage volatilities or to adjust the Group’s treasury assets and liabilities to an appropriate risk 
profile. 
 
Counterparty Credit Risk 
All deposits are placed with banks with strong credit ratings, and counterparty risk is monitored regularly. 
Before entering into any hedging transaction, the Group ensures that its counterparties possess solid 
investment-grade ratings to mitigate credit risk. As part of our risk management framework, a limit on 
maximum risk-adjusted credit exposure is assigned to each counterparty, reflecting the counterparty’s 
credit quality. 
 
Sustainable Finance Initiatives 
Sustainability is an integral part of our financing strategies. By securing sustainable financing, such as 
green bonds, green loans, and sustainability-linked loans, we are supporting the transition to a 
sustainable economy and reinforcing our commitment to sustainable development. As of year-end, 
sustainable finance transactions totalled HK$18,159 million, accounting for approximately 44% of the 
Group’s total debts and facilities. 
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FINANCIAL INFORMATION 
The final results of the Group for the year ended 31 December 2025 have been reviewed by the Audit 
and Risk Management Committee and the Board of the Company. The financial information relating to 
the years ended 31 December 2025 and 2024 in this announcement does not constitute the Company’s 
statutory consolidated financial statements for those years, but represents an extract from those 
consolidated financial statements.  Further information relating to those statutory financial statements 
required to be disclosed in accordance with section 436 of the Companies Ordinance is as follows. 
 
The Company has delivered the consolidated financial statements for the year ended 31 December 2024 
to the Registrar of Companies Registry as required by section 662(3) of, and Part 3 of Schedule 6 to, the 
Companies Ordinance and will deliver the consolidated financial statements for the year ended 31 
December 2025 in due course. The Company’s auditor has reported on the consolidated financial 
statements of the Group for both years. The auditor’s reports were unqualified; did not include a 
reference to any matters to which the auditor drew attention by way of emphasis without qualifying its 
reports; and did not contain a statement under sections 406(2), 407(2) or (3) of the Companies Ordinance. 
 
Scope of Work of Messrs. Deloitte Touche Tohmatsu 
The figures in respect of the Group's consolidated statement of financial position, consolidated statement 
of profit or loss, consolidated statement of comprehensive income and the related notes  thereto for the 
year ended 31 December 2025 as set out in this announcement have been agreed by the Group's auditor, 
Messrs. Deloitte Touche Tohmatsu, to the amounts set out in the audited consolidated financial 
statements of the Group for the year as approved by the Board on 26 February 2026. The work performed 
by Messrs. Deloitte Touche Tohmatsu in this respect did not constitute an assurance engagement and 
consequently no opinion or assurance conclusion has been expressed by Messrs. Deloitte Touche 
Tohmatsu on this announcement. 
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CONSOLIDATED STATEMENT OF PROFIT OR LOSS 
For the year ended 31 December 2025 
 
  
 Notes 2025 2024 
  HK$ million HK$ million 
 
Turnover 3 3,464 3,409 
Property expenses  (686) (646)   _______ _______ 
Gross profit  2,778 2,763 
Investment income  151 167 
Other gains and losses  2 3 
Administrative expenses  (309) (308) 
Finance costs  (549) (450) 
Change in fair value of: 
  investment properties  (1,405) (1,506) 
  other financial investments  (87) (19) 
Fair value gain on disposed investment properties  592 -    
Share of results (include impairment loss) of: 
  associates  202 204 
  joint ventures  (783) (287)   _______ _______ 
Profit before taxation  592 567 
Taxation 5 (296) (296)   _______ _______ 
Profit for the year 6 296 271   _______ _______   _______ _______ 
 
Profit (loss) for the year attributable to: 
 Owners of the Company  315 35 
 Perpetual capital securities holders  525 418 
 Other non-controlling interests  (544) (182)   _______ _______ 
  296 271   _______ _______   _______ _______ 
 
Earnings per share (expressed in HK cents) 7 
Basic  31 3   _______ _______   _______ _______ 
 
Diluted  31 3   _______ _______   _______ _______ 
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CONSOLIDATED STATEMENT OF COMPREHENSIVE INCOME 
For the year ended 31 December 2025 
 
  
  2025 2024 
  HK$ million HK$ million 
 
Profit for the year  296 271   _______ _______ 
 
Other comprehensive income (expenses)  
 
Items that will not be reclassified subsequently to 
 profit or loss: 
   Loss on revaluation of properties held for own use 
     (net of tax)  (11) (10) 
   Change in fair value of equity instruments at fair value 
     through other comprehensive income ("FVTOCI")  77 105   _______ _______ 
  66 95   _______ _______ 
 
Items that may be reclassified subsequently to  
 profit or loss: 
   Exchange difference on translation of subsidiaries  171 (124) 
   Net adjustments to hedging reserve  (123) (25) 
   Share of translation reserve of an associate  138 (115)   _______ _______ 
  186 (264)   _______ _______ 
Other comprehensive income (expenses)  
  for the year (net of tax)  252 (169)   _______ _______ 
Total comprehensive income for the year  548 102   _______ _______   _______ _______ 
 
Total comprehensive income (expenses) attributable to: 
 Owners of the Company  567 (134) 
 Perpetual capital securities holders  525 418 
 Other non-controlling interests  (544) (182)   _______ _______ 
  548 102   _______ _______   _______ _______ 
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CONSOLIDATED STATEMENT OF FINANCIAL POSITION 
As at 31 December 2025  
 

 Notes 2025 2024 
  HK$ million HK$ million 
Non-current assets 
  Investment properties  96,157 96,547 
  Property, plant and equipment  905 829 
  Investments in associates  5,474 5,347 
  Loans to associates  8 8 
  Investments in joint ventures  364 342 
  Loans to joint ventures  3,445 4,324 
  Other financial investments  1,652 1,657 
  Debt securities  159 578 
  Deferred tax assets  100 100 
  Other financial assets  10 135 
  Other receivables 9 945 1,315   _______ _______ 
  109,219 111,182   _______ _______ 
Current assets 
  Accounts and other receivables 9 341 375 
  Debt securities  420 318 
  Other financial assets  -    3 
  Time deposits  -    647 
  Cash and cash equivalents  3,831 1,564   _______ _______ 
  4,592 2,907 
  Investment properties held for sale  1,611 -      _______ _______ 
  6,203 2,907   _______ _______ 
Current liabilities 
  Accounts payable and accruals 10 1,701 1,428 
  Deposits from tenants  295 306 
  Amounts due to non-controlling interests  182 189 
  Borrowings  1,903 2,872 
  Other financial liabilities  4 -    
  Taxation payable  49 67   _______ _______ 
  4,134 4,862   _______ _______ 
Net current assets (liabilities)  2,069 (1,955)   _______ _______ 
Total assets less current liabilities  111,288 109,227   _______ _______ 
Non-current liabilities 
  Amounts due to non-controlling interests  5,907 5,686 
  Borrowings  26,621 23,642 
  Other financial liabilities  563 587 
  Deposits from tenants  597 566 
  Deferred tax liabilities  1,386 1,317   _______ _______ 
  35,074 31,798   _______ _______ 
Net assets  76,214 77,429   _______ _______   _______ _______ 
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CONSOLIDATED STATEMENT OF FINANCIAL POSITION - continued 
As at 31 December 2025 
 
 Notes 2025 2024 
  HK$ million HK$ million 
Capital and reserves 
  Share capital  7,723 7,723 
  Reserves  57,733 58,270   _______ _______ 
Equity attributable to owners of the Company  65,456 65,993 
Perpetual capital securities  9,404 9,437 
Other non-controlling interests  1,354 1,999   _______ _______ 
Total equity  76,214 77,429   _______ _______   _______ _______ 
Notes: 
 
1. Basis of Preparation 

The consolidated financial statements have been prepared in accordance with HKFRS Accounting 
Standards issued by the Hong Kong Institute of Certified Public Accountants (“HKICPA”) and the 
Hong Kong Companies Ordinance. In addition, the consolidated financial statements include 
applicable disclosures required by the Rules Governing the Listing of Securities on The Stock 
Exchange of Hong Kong Limited (the “Listing Rules”). 

 
2. Principal Accounting Policies 

In the current year, the Group has applied all of the new and amendments to HKFRS Accounting 
Standards issued by the HKICPA that are relevant to its operations and effective for the Group’s 
financial year beginning on 1 January 2025. The application of these new and amendments to 
HKFRS Accounting Standards had no material effect on the results and financial position of the 
Group for the current and/or prior accounting years. 
   

3. Turnover 
Turnover represents gross rental income from leasing of investment properties and management 
fee income from provision of property management services for the year. 
 

 The Group’s principal activities are property investment, management and development, and its 
turnover and results are derived from investment properties located in Hong Kong and Mainland. 

 
For revenue from provision of property management services recognised over time in Hong Kong 
and Mainland, the categories for disaggregation of revenue are consistent with the segment 
information disclosed in note 4. 
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4. Segment Information 
 

Based on the internal reports about components of the Group that are regularly reviewed by the 
chief operating decision maker in order to allocate resources to segments and to assess their 
performance, the Group’s operating and reportable segments are as follows: 
 
Retail segment – leasing of space and related facilities to a variety of retail and leisure operators 
 
Office segment – leasing of high-quality office space and related facilities 
 
Residential segment – leasing of luxury residential properties and related facilities 
 
Property development segment – development of properties for sale or leasing 

  
 
Segment turnover and results 
  
The following is an analysis of the Group’s turnover and results by operating and reportable 
segment. 

     Property  
  Retail Office Residential Development Consolidated 
  HK$ million HK$ million HK$ million HK$ million HK$ million 

  
 For the year ended  
     31 December 2025  

 
 Turnover 
 Leasing of investment properties 1,549 1,276 202 - 3,027 
 Provision of property  
     management services 178 232 27 - 437   ________ ________ ________ ________ __________ 

 Segment revenue 1,727 1,508 229 - 3,464 
 Property expenses (326) (274) (86) - (686)   ________ ________ ________ ________ __________ 

 Segment profit 1,401 1,234 143 - 2,778   ________ ________ ________ ________    ________ ________ ________ ________  

 Investment income     151 
 Other gains and losses     2 
 Administrative expenses     (309) 
 Finance costs     (549) 
 Change in fair value of:       
     investment properties      (1,405) 
     other financial investments      (87) 
 Fair value gain on disposed  
      investment properties     592 
 Impairment loss of joint ventures     (805) 
 Share of results of: 
     associates     202 
     a joint venture     22       __________ 

 Profit before taxation     592       __________       __________ 
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     Property  
  Retail Office Residential Development Consolidated 
  HK$ million HK$ million HK$ million HK$ million HK$ million 
 
 For the year ended  
     31 December 2024  

 
 Turnover 
 Leasing of investment properties 1,514 1,283 192 -    2,989 
 Provision of property  
     management services 170 224 26 -    420   ________ ________ ________ ________ __________ 

 Segment revenue 1,684 1,507 218 -    3,409 
 Property expenses (307) (262) (77) -    (646)   ________ ________ ________ ________ __________ 

 Segment gross profit 1,377 1,245 141 -    2,763 
 Share of results of a joint venture -    -    -    (41) (41)   ________ ________ ________ ________ __________ 

 Segment profit (loss) 1,377 1,245 141 (41) 2,722   ________ ________ ________ ________    ________ ________ ________ ________  

 Investment income     167 
 Other gains and losses     3 
 Administrative expenses     (308) 
 Finance costs     (450) 
 Change in fair value of:        
     investment properties      (1,506) 
     other financial investments      (19) 
 Impairment loss of a joint venture     (258) 
 Share of results of: 
     associates     204 
     a joint venture     12       __________ 

 Profit before taxation     567       __________       __________ 

  
All of the segment turnover reported above is from external customers. 

 

The accounting policies of the operating and reportable segments are the same as the Group’s 
accounting policies described in the “Material Accounting Policy Information” section. Segment 
profit represents the profit earned by each segment without allocation of investment income, 
other gains and losses, administrative expenses (including central administrative costs and 
directors’ emoluments), finance costs, change in fair value of investment properties, change in 
fair value of other financial investments, fair value gain on disposed investment properties, 
impairment loss of joint ventures and share of results of associates and a joint venture. This is the 
measure reported to the chief operating decision maker of the Group for the purpose of resource 
allocation and performance assessment. 
 
Included in the above are the turnover, property expenses and administrative expenses 
attributable to Lee Gardens Shanghai located in Mainland amounting to HK$124 million (2024: 
HK$73 million), HK$64 million (2024: HK$59 million), and HK$4 million (2024: HK$9 million) 
respectively. 
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Segment assets 
  
 The following is an analysis of the Group’s assets by operating and reportable segment. 

 
     Property  
  Retail Office Residential Development Consolidated 
  HK$ million HK$ million HK$ million HK$ million HK$ million 

  
 As at 31 December 2025 

 
 Segment assets 32,691 33,092 8,134 25,725 99,642 
 Investments in and loans 
     to associates     5,482 
 Investments in joint ventures     364 
 Other financial investments     1,652 
   Investment properties held for sale     1,611 
 Other assets     6,671       __________ 

 Consolidated assets     115,422       __________       __________ 
 

 As at 31 December 2024 
 

 Segment assets 32,986 34,265 8,667 25,004 100,922 
 Investments in and loans 
     to associates     5,355 
 Investments in joint ventures     342 
 Other financial investments     1,657 
 Other assets     5,813       __________ 

 Consolidated assets     114,089       __________       __________ 
 

Segment assets represented the investment properties and accounts receivable of each segment, 
and investment in and loans to joint ventures under property development segment without 
allocation of property, plant and equipment, investments in and loans to associates, investment 
in joint ventures, other financial investments, investment properties held for sale, debt securities, 
other financial assets, deferred tax assets, other receivables, time deposits and cash and cash 
equivalents. This is the measure reported to the chief operating decision maker of the Group for 
the purpose of monitoring segment performances and allocating resources between segments. 
The investment properties are included in segment assets at their fair values whilst the change in 
fair value of investment properties is not included in segment profit.  
 
Included in the Property Development segment is an investment property under development, 
which will be transferred to other segments upon completion of the development. 
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Included in the Retail and Office segment is an investment property located in Mainland 
accounting to HK$636 million (2024: HK$644 million) and HK$2,697 million (2024: HK$2,744 
million) respectively. 
 
No segment liabilities analysis is presented as the Group’s liabilities are monitored on a group 
basis. 
 
All the Group’s non-current assets excluding financial instruments and deferred tax assets are 
located in Hong Kong, except for those assets with carrying amounts of HK$8,856 million (2024: 
HK$8,760 million) which operate in Mainland. 
 
Other segment information 
 

     Property  
  Retail Office Residential Development Consolidated 
  HK$ million HK$ million HK$ million HK$ million HK$ million 

 
 For the year ended  
     31 December 2025 

 
 Additions to non-current assets 612 194 32 2,949 3,787 
  
 For the year ended  
     31 December 2024 

 
 Additions to non-current assets 192 158 21 2,050 2,421
  
 
5. Taxation 
 
  2025 2024 
  HK$ million HK$ million 
 Current tax 
 Hong Kong Profits Tax 
 - current year 222 234 
 - under-provision in prior years 3 21 
 
 Deferred tax 71 41   ____________ ____________ 
  296 296   ____________ ____________   ____________ ____________ 
  

Hong Kong Profits Tax is calculated at 16.5% of the estimated assessable profit for both years. 
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6. Profit for The Year 
  2025 2024 
  HK$ million HK$ million 
 
 Profit for the year has been arrived at after  
 charging (crediting): 
 
 Auditor’s remuneration  4 4   ____________ ____________   ____________ ____________ 
 
 Depreciation of property, plant and equipment  42 36   ____________ ____________   ____________ ____________ 
 
 Gross rental income from investment properties 
     including rentals received with reference to  
     turnover of tenants of HK$127 million 
     (2024: HK$136 million)  (3,027) (2,989) 
     Less: 
     - Direct operating expenses arising from leasing of 
           investment properties  244 228   ____________ ____________ 

  (2,783) (2,761)   ____________ ____________   ____________ ____________ 
   
 Interest income (included in investment income)  (112) (134)   ____________ ____________   ____________ ____________ 
 
 Staff costs (including directors’ emoluments)  324 327   ____________ ____________   ____________ ____________ 
 Share of income tax of associates 
     (included in share of results of associates)  94 93   ____________ ____________   ____________ ____________ 

 
7. Earnings Per Share 
 

The calculation of the basic and diluted earnings per share attributable to the owners of the 
Company is based on the following data: 
 

   Earnings  
  2025 2024 
  HK$ million HK$ million 
 Earnings for the purposes of basic and diluted 
         earnings per share: 
 
 Earnings for the year attributable to  
       owners of the Company 315 35   ____________ ____________   ____________ ____________ 
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Number of shares 
  2025 2024 

 
 Weighted average number of ordinary shares  
     for the purpose of basic and diluted earnings 

  per share  1,027,008,223 1,027,008,223   ____________ ____________   ____________ ____________ 
 

 During the year ended 31 December 2025 and 2024, the computation of diluted earnings per 
share does not assume the exercise of certain of the Company’s outstanding share options as the 
exercise prices of those options were higher than the average market price for shares.  
 
 

8. Dividends 
 

(a) Dividends recognised as distribution during the year: 
  2025 2024 
  HK$ million HK$ million 
 
 2025 first interim dividend paid - HK27 cents per share 277 -     
 2024 first interim dividend paid - HK27 cents per share -    277 
 2024 second interim dividend paid - HK81 cents per share 832 -    
 2023 second interim dividend paid - HK81 cents per share -    832   ____________ ____________ 
  1,109 1,109   ____________ ____________   ____________ ____________ 

 
(b) Dividends declared after the end of the reporting period: 
 

  2025 2024 
  HK$ million HK$ million 
 
 Second interim dividend (in lieu of a final dividend) 
     - HK81 cents per share (2024: HK81 cents per share) 832 832   ____________ ____________   ____________ ____________ 

 
 The second interim dividend is not recognised as a liability as at 31 December 2025 because it has 

been declared after the end of the reporting period. It will be payable in cash. 
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9. Accounts and Other Receivables 
 

 
  2025 2024 
  HK$ million HK$ million 
 
 Accounts receivable 40 51 
 Interest receivable 44 43 
 Prepayments in respect of investment properties 606 943 
 Other receivables and prepayments 596 653   ____________ ____________ 
 Total 1,286 1,690   ____________ ____________   ____________ ____________ 
 Analysed for reporting purposes as: 
 Current assets 341 375 
 Non-current assets 945 1,315   ____________ ____________ 
  1,286 1,690   ____________ ____________   ____________ ____________ 
 

The following is an ageing analysis of accounts receivable at the end of the reporting period. 
Accounts receivable mainly includes rents from leasing of investment properties, which are 
normally received in advance.   

 
  2025 2024 
  HK$ million HK$ million 
 
 Less than 30 days  15 23 
 31-90 days 13 14 
 Over 90 days 12 14   ____________ ____________ 
  40 51   ____________ ____________   ____________ ____________ 
 
10. Accounts Payable and Accruals 

 
  2025 2024 
  HK$ million HK$ million 
 
 Accounts payable 650 534 
 Interest payable 77 146 
 Other payables 974 748   ____________ ____________ 
  1,701 1,428   ____________ ____________   ____________ ____________ 
 

At the end of the reporting period, accounts payable of the Group with carrying amount of 
HK$179 million (2024: HK$208 million) were aged less than 90 days based on invoice date. 
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ADDITIONAL INFORMATION 
 
Corporate Governance 
The Board and management of the Company are committed to maintaining high standards of corporate 
governance. The Board has adopted Code of Corporate Governance to provide guidance on how 
corporate governance principles are applied in the Company. In addition to complying with applicable 
statutory requirements, the Company aims to continually review and enhance corporate governance 
practices of the Company in the light of local and international best practices. 
 
During the year, the Company fully complied with the code provisions of the Corporate Governance Code 
as set out in Part 2 of Appendix C1 to the Listing Rules. Further information on the Company’s corporate 
governance practices is available on our website at  www.hysan.com.hk. 
 
Corporate Responsibility and Sustainability  
The Group’s first corporate responsibility/sustainability report was published in 2006. This year’s report is 
the 20th report we have produced focusing on our social and environmental efforts.  
 
Our “Sustainability Report 2025”, setting out the Group’s corporate responsibility and sustainability 
performance, will, on publication, be available on our website at www.hysan.com.hk. The Group has 
applied the reporting principles and complied with all applicable requirements and provisions of the 
Environmental, Social and Governance Reporting Code set out in Appendix C2 to the Listing Rules in 
preparation of its Sustainability Report. The reported information will also be verified by Hong Kong Quality 
Assurance Agency.  
 
Compliance with the Model Code for Securities Transactions by Directors of Listed Issuers (the “Model 
Code”) 
The Company has adopted the Model Code set out in Appendix C3 to the Listing Rules as its own code of 
conduct regarding Directors’ securities transactions. All Directors have confirmed, following specific 
enquiries by the Company, that they have complied with the required standards set out in the Model 
Code throughout the year. 
 
Purchase, Sale or Redemption of the Company’s Listed Securities 
During the year, the Group repurchased, by way of tender, part of the 4.1% Subordinated Guaranteed 
Perpetual Capital Securities (the “2020 Subordinated Securities”) in an aggregate principal amount of 
US$690 million (equivalent to approximately HK$5,365 million) with a cash consideration of HK$5,366 
million. Such repurchased securities were subsequently cancelled in accordance with their terms and 
conditions. The Group subsequently redeemed in whole the outstanding 2020 Subordinated Securities in 
an aggregate principal amount of US$60 million (equivalent to approximately HK$466 million) with cash 
consideration of HK$467 million, representing approximately 7% of the principal amount of such 
securities initially issued. Following such redemption, the 2020 Subordinated Securities were cancelled 
and there were no 2020 Subordinated Securities in issue. 
 
During the year, the Group made on-market repurchase of part of the 4.85% Senior Perpetual Capital 
Securities in an aggregate principal amount of US$5 million (equivalent to approximately HK$37 million) 
with a cash consideration of HK$32 million, representing approximately 1% of the principal amount of 
such securities initially issued, which was cancelled in January 2026. 
  
Save as disclosed above, there was no purchase, sale or redemption by the Company, or any of its 
subsidiaries, of the Company’s listed securities during the year. 
 
 

http://www.hysan.com.hk/
http://www.hysan.com.hk/
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Human Resources Practices 
The Group aims to attract, retain and develop high-calibre individuals who are committed to attaining 
our objectives and achieving our corporate culture and core values. The total number of employees of 
the Group as at 31 December 2025 was 507 (2024: 520). The Group’s human resources practices are 
aligned with our corporate objectives in order to maximise shareholder value and achieve sustainable 
growth. Details on our human resources practices, training and development programmes are set out in 
the “Sustainability Report 2025”. 
 

Closure of Register of Members 
The second interim dividend will be paid to the shareholders of the Company (the “Shareholders”) whose 
names appear on the register of members on Friday, 13 March 2026 and the payment date will be on or 
about Friday, 27 March 2026. The register of members will be closed on Friday, 13 March 2026, on which 
date no transfer of shares will be registered. The ex-dividend date will be Wednesday, 11 March 2026. In 
order to qualify for the second interim dividend, all transfer documents accompanied by the relevant 
share certificates must be lodged with the Company’s Registrar, Tricor Investor Services Limited (the 
“Company’s Registrar”) at 17/F, Far East Finance Centre, 16 Harcourt Road, Hong Kong, not later than 
4:00 p.m. on Thursday, 12 March 2026. 
 
The register of members will also be closed from Monday, 1 June 2026 to Friday, 5 June 2026, both dates 
inclusive, during which period no transfer of shares will be registered. In order to qualify for attending 
and voting at the Company’s forthcoming annual general meeting (the “AGM”), all transfer documents 
accompanied by the relevant share certificates must be lodged with the Company’s Registrar at the 
abovementioned address, not later than 4:00 p.m. on Friday, 29 May 2026.  
 
AGM 
The AGM will be held on Friday, 5 June 2026. The Notice of AGM will be published on the websites of the 
Company (www.hysan.com.hk) and the Stock Exchange (www.hkexnews.hk), and despatched to 
Shareholders around end of March 2026. 
 
 
By Order of the Board 
Lee Irene Yun-Lien  
Chairman 
 
Hong Kong, 26 February 2026 
 
As at the date of this announcement, the Board comprises: Lee Irene Yun-Lien (Chairman), Lui Kon Wai (Executive Director and 
Chief Operating Officer), Chung Cordelia**, Churchouse Frederick Peter**, Wong Ching Ying Belinda**, Young Elaine Carole**, 
Zhang Yong**,  Lee Anthony Hsien Pin* (Lee Irene Yun-Lien as his alternate), Lee Chien* and Lee Tze Hau Michael*. 

 
*    Non-Executive Directors  
**   Independent Non-Executive Directors 
 
This final results announcement is published on the websites of the Company (www.hysan.com.hk) and the Stock Exchange 
(www.hkexnews.hk). The Annual Report 2025 containing all the information required by the Listing Rules will be despatched 
to Shareholders and made available on the above websites around end of March 2026. 
 

http://www.hysan.com.hk/
http://www.hkexnews.hk/
http://www.hysan.com.hk/
http://www.hkexnews.hk/
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