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Chairman’s Statement

Dear Shareholders,

On behalf of the board of directors (the “Board”) of DTXS Silk
Road Investment Holdings Company Limited (the “Company”)
and its subsidiaries (collectively, the “Group”), | am pleased to
present the annual report for the year ended 31 December
2025.

Lu Jianzhong
Chairman

“When the east wind comes, flower blooms, and spring arrives.”

In 2025, under the proper leadership of the Board, the Group closely focused on the overall work
requirements of “overcoming difficulties, reform and innovation, optimization and upgrading, and improving
quality and efficiency”. We overcame challenges, advanced special project initiatives, optimized capital which
has been repeatedly recognized, and laid a solid foundation for transformative innovation.

Over the past year, the listed company engaged in comprehensive collaborations with well-known institutions
to enhance high-end commercial operations. We upgraded the commercial sections of our Silk Road
International Culture Center, thereby elevating the quality of its retail operations, realizing the full potential
of its valuation, attracting new investors, and maximizing industrial scale.

Last year, the listed company optimized its capital structure to support strategic transformation, timely
increasing share allocations. From preliminary announcements and regulatory review to share placement, the
whole process was executed efficiently and in an orderly manner, thus strengthening our capital base. The
Company’s anti-risk ability has significantly improved, and the capital injection has provided a shift in
developmental momentum. We will remain committed to the principle of “spending every penny wisely”,
delivering excellent results to reward the trust of our shareholders.
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Chairman’s Statement

The past year also saw the Company focus on the “Digital + Culture & Tourism” sector. Leveraging
cutting-edge XR technology, combined with the Group's cultural heritage resources, its experience in arts and
culture, and the listed company’s international investment platform, we explored new business models and
created digital experiences for key national scenic areas and historical sites, driving the digital transformation
of traditional cultural resources and upgrade of immersive experience, thereby establishing new revenue
streams.

In the previous year, like a great vessel sailing through the waves of our times, we navigated challenges with
determination and steadiness. In the face of the ever-changing market, we rose to the challenge and steered
a steady course. The Company’s core business has achieved steady growth, whilst its innovative ventures have
also made breakthrough progress. These achievements are not only the result of the dedication of every
colleague, but also that of the trust and support of our shareholders. On behalf of the management of the
Company, | hereby extend our sincere gratitude.

"With even tides and favorable winds, ships sail confidently toward new horizons.”

While these achievements reflect the past, future challenges will be even greater. Market competition is
intensifying, and industry transformations are accelerating. In this era of uncertainty, we must maintain clarity
and steadfast belief. Do we truly understand market dynamics? Are we fully attuned to user needs? Do we
continue to nurture our appetite for innovation? These are questions that merit serious reflection.

What seems ordinary may be the most extraordinary; what appears easy is often arduous. As a listed
company, we bear the expectations of our shareholders and the responsibilities to society. We must pursue
not only profit growth but also value creation. We hold ourselves to the highest standards — not only to lead
our industry but also to contribute to social progress. The road ahead will not be smooth, but as long as we
unite with determination and a spirit of innovation, we will reach broader horizons. Let us join hands and
move forward with firm steps to embrace new challenges and achieve new brilliance.

We wish all our shareholders every success in their investments and careers, and our Company a thriving
future.

Lu Jianzhong
Chairman

30 April 2026
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Management Discussion and Analysis

FINANCIAL AND BUSINESS REVIEW, AND PROSPECT

The Group’s revenue recorded approximately HK$49.2 million for the year (2024: HK$42.4 million),
representing an increase of approximately 16.0% as compared with 2024. The Group recorded loss for the
year of approximately HK$81.8 million for the year ended 31 December 2025 as compared with loss for the
year of approximately HK$33.1 million for the year ended 31 December 2024. The increase in loss for the year
ended 31 December 2025 were mainly attributable to the one-off write down of properties under
development and completed properties held for sales of HK$56.3 million recorded for the year ended 31
December 2025.

Property Development Division

This division contributed a segment revenue of approximately HK$17.1 million (2024: HK$6.3 million) and a
segment loss before tax of approximately HK$96.6 million (2024: HK$30.7 million) for the year ended 31
December 2025. The increase in segment loss before tax was mainly attributable to the one-off write down of
properties under development and completed properties held for sales of HK$56.3 million recorded for the
year ended 31 December 2025.

The properties are located in Tang West Market, Lianhu District in Xi‘an City (the “Tang West Market”), in
Chinese Mainland of the People’s Republic of China (the “PRC"). Based on the current business plan, the
properties have been planned to develop into the Silk Road International Culture Center with comprehensive
cultural artworks operations, cultural artwork financing and Silk Road international cultural entertainment
complex. The Silk Road International Culture Center is designed with three major features, namely (i) the
headquarters of Silk Road Chamber of International Commerce; (i) Artwork Central Business District; and (iii)
the European section of Silk Road Culture Street. Silk Road International Culture Center comprises three office
buildings, a shopping mall and a five-star hotel. The three office buildings are estimated to have an aggregate
gross floor area of approximately 260,000 square metres.

Tower B and Tower C were completed and sold in 2022. The Group has been actively developing Tower A.
The presale certificate for Tower A was obtained in 2023, and several potential buyers have already indicated
their interests in the property. The Group has been actively preselling Tower A, yet no definite contract has
been entered into. It is expected Tower A will be completed during fourth quarter of 2027.

During the year ended 31 December 2025, marketing expenses were incurred on feasibility study, market
positioning study, potential tenant research and other promotional events organised in Chinese Mainland of
the PRC for the shopping mall under the Silk Road International Culture Center. The properties under
development has not yet completed. Therefore, revenue and related costs are not recognized during the
period. As at 31 December 2025, the Group had completed the structural work up to the 27th floor (as at 31
December 2024: 19th floor) of Tower A.

Following the successful issuance of convertible bonds in 2026, the Group will upgrade the shopping mall
portion of the property, enhancing its high-end commercial offerings. This will fully realize the potential
valuation and attract new investors to participate in the collaboration, maximizing the scale of the business.

Arts and Cultural Division

This division, comprising the auction business and Art Central Business District business (“ACBD Business”),
contributed a segment revenue of approximately HK$31.7 million (2024: HK$34.0 million) and a segment
profit before tax of approximately HK$23.7 million (2024: segment profit before tax of HK$6.2 million) for
the year ended 31 December 2025. The significant increase in segment profit before tax for the year ended
2025 was mainly attributable to the foreign exchange gain of HK$6.0 million recorded in the year ended 31
December 2025, while foreign exchange loss of HK$4.0 million was recorded in the year ended 31 December
2024.
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Management Discussion and Analysis

Auction Business

During the year ended 31 December 2025, due to the uncertainty of Chinese Mainland of the PRC and Hong
Kong economies, which affected badly on the arts and antique market. The Group did not host any large
scale auction in 2025. The management will continue monitoring the market condition and sentiment on the
arts and antique market. Once there is sign of recovery, we will resume hosting large scale auction.

For the year ended 31 December 2025, all of the consignors in the Group’s art financing business are
independent third parties of the Company and its connected persons. The consignors are either Hong Kong or
the PRC residents or companies with business operations in Hong Kong and/or the PRC. As at 31 December
2025, the carrying value of the advances to consignors (after impairment allowance) from art financing
business of Group amounted to approximately HK$378,252,000 (2024: HK$380,801,000) with details as
follows:

Approximate
weighting to the
carrying amount of

the Group's Interest rate per
Category of consignors advances portfolio annum Maturity
Corporate 70% 8%—-12% Matured
Individual 30% 8%—-15% Matured
100%

As at 31 December 2025, 100% (2024: 100%) of the carrying amount of the advances to consignors (after
impairment allowance) was secured by collaterals. At the year end, advances to consignors either have
matured, and the advances made to the largest consignor and the five highest consignors accounted for 11%
and 49% respectively of the Group’s advance portfolio (on a net of impairment allowance basis). The five
largest consignors comprised of four corporations and one individual. The following is a summary of the key
internal controls of the Group’s art financing business operation:

1. Due diligence
Identity check and financial background check on the consignor will be performed. Information provided
by the consignor including identity, financial statements and asset proof of the applicant will be checked
and verified by the responsible art and cultural officer, where appropriate, company, legal, credit search
on the consignor and physical inspection on the pledged items as collateral, will be conducted.

2. Credit appraisal
Detailed assessment on the credit history and financial background of the consignor, as well as the value
and nature of the collateral to be pledged, will be conducted. There will be credit assessment including
analysis on the repayment ability and credit history of the consignor, and analysis on the potential
recovery from realisation of the collaterals. The credit assessment process will be conducted by the
responsible art and cultural officer and reviewed by the responsible art and cultural manager.

3. Proper execution of documentations
For art financing application recommended by the responsible art and cultural manager and duly
approved by the board of directors of the Group’s art financing subsidiary, the responsible art and
cultural officer will arrange preparation and proper execution of the art financing documentations under
the supervision of the responsible art and cultural manager.
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Management Discussion and Analysis

4. Continuous monitoring

There is continuous monitoring on the repayments from consignors and extension of advances. Art and
cultural team will regularly check and communicate with the consignors regarding the consignors’
financial position and the market values of the collaterals pledged. Additional collaterals may be
requested from the consignors when performing credit assessment for the contracts extension. Legal
demand letter will be issued to the consignors if there is an overdue payment. Where appropriate, legal
action will be commenced against the consignors for recovery of the amount due and taking possession
of the collateral pledged.

ACBD Business

The Company has established an ACBD center in Xi'an. The main business functions of the center are to
provide a venue with integrated functions such as storage, exhibition, auction, promotion and trading of arts
and collections. The center aims to create a strong network with other art and culture partners for hosting
events and building relationship. Also, the center is expected to create a synergy effect with the operations of
Silk Road International Culture Center.

Winery and Trading Division

This division, comprising the winery business and trading business, contributed a segment revenue of
approximately HK$0.4 million (2024: HK$2.1 million), and a segment profit before tax of approximately
HK$5.0 million (2024: segment gain before tax of HK$4.1 million) for the year ended 31 December 2025.

OUTLOOK

The economic recovery in Chinese Mainland of the PRC is underway and is still facing certain uncertainties in
the short term, in particular, the traditional Chinese economy remains under huge pressure. However, we
believe the fundamentals of China economy remain strong. The Chinese government is making huge efforts to
improve the situation. We believe there will be a rebound and recovery of the arts and cultural market soon.
The management will continue to take a conservative approach, and focus our existing businesses, including
the construction, sales and leasing of the Silk Road International Cultural Center.

In the future, the Group with relevant professional organizations envisages that a team of external experts in
the fields of blockchain, digital finance and compliance will be engaged to assist in the Group’s exploration
exercise, which may include feasibility studies covering (i) legal assessment of domestic and international legal
and regulatory issues related to RWA to be conducted by legal counsels; (ii) evaluation of financial and tax
matters to be conducted by professional consultants; and (iii) technical solutions to be provided by technology
service providers.

This exploration will leverage the Group’s existing capabilities in “discovering high-quality cultural assets and
industry-leading assets” and “building existing multinational cooperation platforms and compliance
frameworks.” The exploration envisions RWA as the ultimate combination of “art + finance + technology.” The
aforementioned RWA-related work is currently in its initial stages. As of the date of this report, the Company
has not made any decision or formulated any specific plans regarding whether or how to conduct any RWA
tokenization initiative.

In the future, the Group will leverage its expertise in augmented reality technology, combined with its cultural
heritage resources, to create cultural and augmented reality experiences, recreate historical scenes, and
promote the upgrading of its “culture + technology + digital + industry + finance” business model to achieve
sustainable profitability.
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Management Discussion and Analysis

PRINCIPAL RISKS AND UNCERTAINTIES

During the year, the Company conducted an exercise based on an enterprise risk management framework, to
review and update the risks facing by the Group. The Group’s key risks and uncertainties are summarised as
below:

1. Strategic Risks
(i) Adverse ad hoc external events and inability to respond to them in time

(i) Risk of downturn in global and Chinese economy as well as fluctuations of financial market
environment

(iii)  Keen market competition in property development and auction

2. Operation Risks
(i)  Failure to complete construction projects on time

(i) Risk of authentication, appraisal and valuation of artworks

(iii)  Ineffective know-your-client and anti-money-laundering management
(iv) Risk of damage or theft for artworks consigned for sale

(v) Insufficient data loss prevention mechanism and failure in data retention

3. Financial Risks
(i)  Risk of default or delay payment by customers and/or auction buyers

(i) Failure to fully recover advances to consignors
(iii)  Inadequate funding and liquidity to the auction business

4. Governance, Compliance and Legal Risks
(i)  Failure to obtain necessary control over newly acquired subsidiaries

(i) Risk of non-compliance with disclosure requirements with the Listing Rules

(iii)  Risk of non-compliance with relevant laws and regulations and not able to respond to changes in
laws and regulations timely

(iv)  Risk of information security and data leakage

In response to the risks mentioned above, the Company has formulated and adopted the risk management
policy in providing directions in evaluating and management significant risks. In addition, the Company has
engaged an external professional to conduct annual review on the effectiveness of the internal control system
of the Group.

HEDGING, ACQUISITION AND DISPOSAL AND SIGNIFICANT INVESTMENTS

The Group did not (i) employ any financial instruments for hedging purposes; (ii) undertake any material
acquisitions or disposals of assets, business or subsidiaries; or (iii) make any significant investments during the
year under review.
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Management Discussion and Analysis

LIQUIDITY AND FINANCIAL RESOURCES

During the year under review, the Group’s operations were mainly financed by internal resources. As at 31
December 2025, the Group’s total cash and cash equivalents amounted to approximately HK$11.6 million,
representing a decrease of approximately HK$4.6 million as compared with the cash and cash equivalents of
approximately HK$16.2 million as at 31 December 2024. The decrease was mainly attributable to the cash
resources consumed in the daily operation during the year. As at 31 December 2025, the Group had
outstanding secured borrowings of approximately HK$1,456.9 million (2024: HK$1,392.1 million) and is
repayable within two years to three years (2024: within one year to three years).

GEARING

The Group monitors capital using a gearing ratio, which is net debt divided by the equity attributable to
equity holders of the Company. Net debt includes total borrowings less cash and cash equivalents. The
gearing ratio of the Group was approximately 165.9% as at 31 December 2025 (2024: 161.0%).

SUBSEQUENT EVENTS

Details of subsequent events are set out in Note 46 to the consolidated financial statements.

FOREIGN EXCHANGE EXPOSURE

The Group's assets and liabilities are mainly denominated in Hong Kong Dollars and Renminbi, representing
the functional currency of respective group companies. Income and expenses derived from the operations in
the PRC are mainly denominated in Renminbi.

For the purposes of presenting consolidated financial statements, the assets and liabilities of the Group’s
foreign operations are translated into the presentation currency of the Group (i.e. Hong Kong Dollars) using
exchange rates prevailing at 31 December 2025. Income and expense items are translated at the average
exchange rates for the year ended 31 December 2025. Exchange gain arising from the translation of foreign
operations of approximately HK$13.2 million (2024: Exchange loss of approximately HK$13.0 million) for the
year ended 31 December 2025 are recognised in other comprehensive income and accumulated in equity
under the heading of “exchange differences on translation of foreign operations”.

HUMAN RESOURCES

As at 31 December 2025, other than outsourcing vendors but including contract workers, the Group has
approximately 93 employees (2024: 93) in Hong Kong and the PRC. The Group encourages high productivity
and remunerates its employees based on their qualification, work experiences, prevailing market prices and
contribution to the Group. Incentives in the form of bonuses and share options may also be offered to eligible
employees based on individual performance.

CONTINGENT LIABILITIES AND FINANCIAL GUARANTEES

As at 31 December 2025, the Group had contingent liabilities in respect of guarantees to banks in respect of
loans provided by the banks to the customers from property development division and to a related party in
the aggregate amount of approximately HK$357.7 million (2024: HK$343.2 million).

CAPITAL COMMITMENT

As at 31 December 2025, the Group has capital commitments amounted to approximately HK$781.5 million
(2024: HK$627.6 million).
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Biographical Details of Directors and Senior Management

DIRECTORS
Executive Directors

Mr. Lu Jianzhong (“Mr. Lu"”), aged 62, was appointed as the chairman and an executive director of the
Company on 8 December 2015, and the chairman of the nomination committee of the Company on 30
March 2017. Mr. Lu graduated from Northwestern Polytechnical University (Fadt T2 K2) with a Master in
Industrial Engineering. He is the founding chairman and director of Da Tang Xi Shi Investments Group
Limited* (KREAMXLEEKLEEB AR AE]) (“DTXS Investment”), the ultimate controlling shareholder of
the Company.

Mr. Lu is also the 14th National People’s Congress, the member of the 10th, 11th, 12th and 13th Chinese
People’s Political Consultative Conference, the chairman of the Silk Road Chamber of International Commerce
(4441 2 B RR 427 E), the president of Non state Museums Committee of Chinese Museums Association
(FEEMEHSIFREBHWEFELZES), and the vice president of Chinese Association for International
Understanding (FF BB 271 €) and China Chamber of International Commerce (FF BB i =2).

Mr. Lu has been awarded “The Third Session of National Outstanding Builders of the Socialism with Chinese
Characteristic” (RBIE=EBFTRFELEERFFERSE), “"Annual Outstanding Individual of China
Cultural Heritage Protection” (A 8E — R EXLEBEEREFEEE AY); “Chinese Culture Leading Figure”
(FFEEAYD); “Annual Leading Figure of Chinese People” (R L& E AY)); “Top Ten Leading Figure of
China Private Enterprises” (FEIR&E M +AA); “The Outstanding Shaanxi Businessman” (2 EEREZ A
#7); and “Annual Leading Figure of Culture Industry in 2013" (2013 B L EEFE A D).

Mr. Yang Xingwen (“Mr. Yang”), aged 63, was appointed as an executive director of the Company on 8
December 2015. He was appointed as a member of investment committee of the Company on 26 June 2020.
Mr. Yang graduated from Beijing Language and Literature Self-Study University (At /8 5 X E E & KE), with
an associate degree in literature. He also studied at the Central Party School Correspondence College (R E
I EFT), majoring in economics, and obtained the professional title of economist. Mr. Yang has extensive
financial and accounting experience, he is currently serving as the vice chairman of DTXS Investment and is
in-charging of all financial matters of DTXS Investment and its subsidiaries. He is also a shareholder of DTXS
Investment. Mr. Yang began his career in Shaanxi province and previously held offices at Shaanxi Jia Xin
Industry Group Company Limited* (BRFHEZE X LB FR A A).

Mr. Huang Dahai (“Mr. Huang”), aged 63, was appointed as an executive director and a member of the
remuneration committee of the Company on 10 November 2022. He focus on establishing the development
plan and operating strategies to facilitate the achievement of goals of the Group.

Mr. Huang obtained a postgraduate degree in finance from the School of Economics and Finance of Xi‘an
Jiaotong University* (FA% 23K 2) in the People’s Republic of China, which was formerly known as Shaanxi
Institute of Finance and Economics* (PRPEEAALE2BT). He has a senior economist qualification* (= 4K ADE
%) granted by the China Construction Bank* (F EI&F&ER1T). Mr. Huang has been re-designated as a vice
president of Da Tang Xi Shi Investment Group Limited* (KEFAMX(LEEREEBMARAF]) in October
2022. He was the Assistant to the Chairman of the Board of Directors of Da Tang Xi Shi Investment Group
Limited* (KRERHM XL EZEREEEHFR A7) from June 2018 to October 2022, and was the President of Da
Tang Xi Shi Financial Holding Company* (KEET & BIEMRAF]) from July 2017 to June 2022. He has over
30 years of professional experience in the financial field. He held various positions in the group of China
Construction Bank Corporation, mainly including the general manager of the investment banking department
of the Shaanxi branch, the deputy director of the real estate credit department of the Shaanxi branch, the
deputy president of the Xi'an sub-branch, and the deputy general manager of a technology venture company.
Mr. Huang was awarded the National Financial May 1st Labor Medal (2B & gL — 4 8)%€%) by the National
Committee of China Financial Union* (FEl¢RI€2HEEE).
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Biographical Details of Directors and Senior Management

Mr. Wong Kwok Tung Gordon Allan (“Mr. Wong”), aged 51, was appointed as an executive director of
the Company on 29 July 2015 and the chief executive officer and a member of the remuneration committee
of the Company on 2 November 2015. He was appointed as a member of investment committee of the
Company on 26 June 2020. He was previously re-designated from the chief executive officer to the deputy
chief executive officer of the Company on 7 August 2017 and resigned as a member of the remuneration
committee of the Company on 28 March 2018. Mr. Wong has been re-designated from the deputy chief
executive officer to co-chief chief executive officer of the Company on 1 February 2023. Mr. Wong has
extensive financial and accounting experience in various industries, and has previously worked in an
accounting firm and an investment bank. He holds a Bachelor degree of commerce from the University of
Sydney and is a member of the Institute of Chartered Accountants in Australia.

Mr. Lin Xiaoling (“"Mr. Lin"), aged 57, was appointed as an executive director of the Company on 8 August
2025. He has 27 years of experience in leading state-owned banks and financial asset management
companies in China. He previously served as a department heads, group-designated approver and a senior
executive in the investment department of a subsidiary of a state-owned financial asset management company
in China and as the chief supervisor of an A-share listed company. He has extensive experience in investment,
management, and risk control in asset management and listed companies. He holds a Bachelor of Engineering
in Computer Applications from Shenzhen University, and a postgraduate master qualification in International
Trade from Dongbei University of Finance and Economics. He also holds the China Intermediate Economist
(Finance) professional technical qualification certificate.

Independent Non-executive Directors

Mr. Choi Victor Wang Tao (“Mr. Choi”), aged 52, has been appointed as an Independent Non-executive
Director and the chairman of the Audit Committee and a member of the Nomination Committee and the
Remuneration Committee of the Company with effect from 6 June 2025.

Mr. Choi holds a bachelor’s degree in accounting from the University of Sydney and is a fellow member of the
Hong Kong Institute of Certified Public Accountants. With over 20 years of experience in internal controls and
risk management, Mr. Choi has worked with leading blue-chip companies listed in Hong Kong across various
sectors, including infrastructure, power, and aviation. Mr. Choi expertise also extends to professional services,
having previously worked in an international accounting firm.

Ms. Hau Amy Wing Gee (“Ms. Hau"), aged 45, was appointed as an Independent Non-executive Director
and a member of the Audit Committee and a member of the Nomination Committee of the Company with
effect from 1 December 2023.

Ms. Hau has obtained a master’s degree in business administration from The University of Hong Kong and a
degree in bachelor of arts with specialization in accounting from York University, Canada. Ms. Hau also
obtained the FT Non-Executive Director Diploma Asia from Financial Times Board Director Programme.
Ms. Hau has over 20 years of experience in financial reporting and operation management. Ms. Hau is
currently a Director (Financial Controller and Head of Compliance) at Madison Pacific Trust Limited and is
responsible for financial reporting and regulatory compliance. Previously, she was a Director at Animoca
Capital, a private equity fund with investment focus in the blockchain space, and was responsible for
operation management, regulatory compliance and financial reporting.
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Biographical Details of Directors and Senior Management

SENIOR MANAGEMENT

Mr. Wang Yong, aged 57, was appointed as a deputy chief executive officer of the Company on 1 December
2019. He focuses on business development and operation of the art and cultural division of the Group. He
has been the director and vice president of DTXS Investment since 2009. He has been also the chairman of
Beijing Phoenixstar International Auction Co., Ltd.* (At RS EBEREIAEARR A F]) and the chairman and
general manager of Beijing Phoenixstar Information Consultancy Company Limited* (1t RS EBBEE 5 7EA4E
fR A R]) since 2016, which is the subsidiaries of the Company, and the director of the art and cultural division
of a subsidiary of the Company since 2017.

Mr. Wang Yong is the vice chairman and associate researcher of the committee of Xi‘an Tang West Market
Museum* (FaZ KE T MIEYEE), the chairman of DTXS International Auction Co., Ltd* (KREFRTEEHES
[R 2 d]), the secretary-general of Non state Museum Committee of Chinese Museums Association* (# Bl %)
e IR EBMESTEZES), the secretary-general of the Silk Road Committee of Dunhuang-Turfan
Society* (FEIZBEH BEHEBSHACKEEZEST), the deputy secretary-general of China Cultural Chamber
of Commerce for the Private Sector* (FERELEZXEFEE), the member and deputy secretary-general of
the Shaanxi Cultural Relics Committee* (BRPEE X ¥EFZE =) and the member of the 13th Xi‘an Municipal
Committee of the Chinese People’s Political Consultative Conference.

Mr. Wang Yong obtained a bachelor’s degree from the Faculty of Arts and Culture, Northwest University. He
served as deputy director of Xi‘an Cultural Relics Protection and Restoration Centre* (FaZ SR EIE1E R L))
and the secretary-general and vice dean of Cultural Heritage Protection Planning and Design Institute of
Shaanxi Province* (BRFEE X(LBERERBIZETIIFCH). He has over 20 years of experience in cultural
industry operations, specialized in relic protection management, relic and artwork authentication and art
financing and investment.

Mr. Wong Hong Tak Hagan (“Mr. Wong"”) was appointed as the Company Secretary, the Authorised
Representative and the Process Agent of the Company all with effect from 19 June 2023. Mr. Wong was also
the Chief Financial Officer of the Group from 19 June 2023 to 30 September 2023. Mr. Wong holds a master
degree in business administration from the University of Hong Kong and a bachelor degree in business
administration from the City University of Hong Kong. He is a fellow member of the Hong Kong Institute of
Certified Public Accountants. He has extensive experience in financial management, project acquisitions,
corporate finance activities, company secretarial matters, internal controls and compliance for listed
companies in Hong Kong. He also worked in an international accounting firm as an audit manager.

*  For identification purpose only
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Directors” Report

The board of directors (the “Board”) of DTXS Silk Road Investment Holdings Company Limited (the
“Company”) is pleased to present the annual report together with the audited consolidated financial
statements of the Company and its subsidiaries (collectively, the “Group”) for the year ended 31 December
2025.

PRINCIPAL ACTIVITIES

The Group is principally engaged in (i) auction business and arts and collections related business; (ii) trading
business including sales of wine; and (iii) properties investment and development. The principal activities and
other particulars of the subsidiaries of the Company are set out in Note 17 to the consolidated financial
statements.

BUSINESS REVIEW

A fair review of the business of the Group and a discussion and analysis of the Group’s performance during
the financial year and a discussion on the Group’s future business development and outlook of the
Company’s business, principal risks and uncertainties that the Group may be facing, and important events
affecting the Company occurred since the end of the financial year are provided in the section headed
“Chairman’s Statement” on pages 3 to 4 and the section headed “Management Discussion and Analysis” on
pages 5 to 9 of this annual report. These discussions form part of this Directors’ Report.

ENVIRONMENTAL POLICIES AND PERFORMANCE

The Group supports sustainable development by conducting its business in an environmentally responsible
manner. It has established a culture of energy saving in business operations and carried out various measures
to mitigate its carbon emissions. Discussions on the Group’s environmental policies and performance during
the financial year are set out in the “Environmental, Social and Governance Report 2025"” published by the
Company on 30 April 2026.

COMPLIANCE WITH RELEVANT LAWS AND REGULATIONS

The Group has complied in all material respects with the relevant laws and regulations that have a significant
impact on the business and operations of the Group. During the financial year, there was no material breach
of or non-compliance with the applicable laws and regulations by the Group.

RELATIONSHIPS WITH EMPLOYEES, CUSTOMERS AND SUPPLIERS

Employees are one of the most important assets of the Group and their contribution and support are valuable.
The Group would regularly review the employees’ compensation and benefits packages to reward and
recognise those with outstanding performance. Other fringe benefits, such as employees’ provident fund and
share options, if applicable, are provided to attract and retain talents helping the Group in success.

The Group maintains effective communications with its customers and strives to satisfy customers’
requirements from time to time, in order to provide high quality services to its customers.

The Group establishes co-operative relationships with reputable suppliers within the industries and conducts a
fair appraisal of its suppliers on regular intervals.

RESULTS AND DIVIDENDS

The results of the Group for the year ended 31 December 2025 and the state of affairs of the Group and the
Company at that date are set out in the consolidated financial statements on pages 43 to 123 of this annual
report.
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The Board does not recommend the payment of a dividend for the year ended 31 December 2025 (2024: nil).

DIVIDEND POLICY

The Company has adopted a dividend policy. The Board shall consider the following factors before declaring
or recommending dividends:

o the Company’s actual and expected financial performance;

o retained earnings and distributable reserves of the Company and each of the subsidiaries of the Group;
o the Group’s working capital requirements, capital expenditure requirements and future expansion plans;
o the Group’s liquidity position;

o general economic conditions, business cycle of the Group’s business and internal or external factors that
may have an impact on the business, financial results and position of the Company; and

° other factors that the Board deems relevant.

The payment of dividend is also subject to any restrictions under the applicable laws and regulations and the
bye-laws of the Company (the “Bye-Laws”). The Board will review such policy as appropriate from time to
time.

MAJOR CUSTOMERS AND SUPPLIERS

During the financial year, the Group’s five largest customers in aggregate was 63% (2024: 35%) of the total
revenue of the Group and the largest customer included therein amounted to 37% (2024: 8%).

The percentage of purchases attributable to the five largest suppliers of the Group in aggregate was 24%
(2024: 26%) of the total purchases of the Group and the largest supplier included therein amounted to 14%
(2024: 15%).

During the financial year, none of the Directors, their close associates or any shareholders of the Company
(the “Shareholders”) (which to the knowledge of the Directors own more than 5% of the issued shares of the
Company) had any interest in the Group’s five largest customers or suppliers.

SEGMENT INFORMATION

An analysis of the Group’s revenue and contribution to the results by business segments and geographical
information for the financial year are set out in Note 6 to the consolidated financial statements.

FIVE-YEAR FINANCIAL SUMMARY

A financial summary of the published results of the Group and of its assets and liabilities for the last five
financial years is set out on page 124 of this annual report. The summary does not form part of the
consolidated financial statements.

SHARE CAPITAL

Details of movements in share capital of the Company during the financial year are set out in Note 33 to the
consolidated financial statements.
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RESERVES

Details of movements in reserves of the Group and the Company during the financial year are set out in the
Consolidated Statement of Changes in Equity on page 47 and Note 45 to the consolidated financial
statements respectively.

NON-CURRENT ASSETS

Details of the Group’s other movements in non-current assets (including properties, plant and equipment,
investment properties, right-of-use assets, intangible assets, goodwill, financial assets at fair value through
profit or loss and properties under development) during the financial year are set out in Notes 18, 19, 20(a),
21, 22, 23 and 24 to the consolidated financial statements.

SUBSIDIARIES

Particulars of the Group’s principal subsidiaries are set out in Note 17 to the consolidated financial
statements.

BORROWINGS

Particulars of the borrowings of the Group are set out in Note 31 to the consolidated financial statements.

MAJOR PROPERTY HELD
The following table sets out the particulars of the major property held by the Group for the year ended 31

December 2025:

Approximate

gross floor Group's
Location area interest Land use Leasehold term
(sq.m.) (%)
1st floor shop section, 5th floor 3,408.53 100% Commercial, hotel Medium
function room section and catering and
6th floor exhibition section, Tang exhibition centre
Dynasty West Market Hotel, and function room
No. 118 South Labor Road,
Lianhu District, Xi'an City,
Shaanxi Province, the People’s
Republic of China (the “PRC")
North of South 2nd Ring Road 2,067.66 69.97% Residential, retail Medium
and the east of Tao Yuan South units and flat and
Road, Lianhu District, Xi‘an City, mechanical parking
Shaanxi Province, the PRC spaces
No. 188 Laodong South Road, 20,161.23 69.97% Residential, retail Medium
Lianhu District, Xi'an City, units and flat and
Shaanxi Province, the PRC mechanical parking
spaces
No. 118 Laodong South Road, 172,266.62 69.97% Commercial, and Medium
Lianhu District, Xi'an City, exhibition centre

Shaanxi Province, the PRC
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DIRECTORS

The directors of the Company (the “Directors”) during the financial year and up to the date of this annual
report were:

Executive Directors:

Mr. Lu Jianzhong (Chairman)

Mr. Yang Xingwen

Mr. Huang Dahai

Mr. Wong Kwok Tung Gordon Allan (Co-Chief Executive Officer)
Mr. Lin Xiaoling (appointed on 8 August 2025)

Independent Non-executive Directors:

Mr. Choi Victor Wang Tao (appointed on 6 June 2025)

Ms. Hau Amy Wing Gee

Mr. Dai Zhijie (appointed on 8 August 2025 and resigned on 1 April 2026)
Mr. Kwok Chi Shing (tenure expired on 6 June 2025)

Prof. Wang Guiguo (resigned on 31 May 2025)

Mr. Choi Victor Wang Tao has been appointed as an Independent Non-executive Director with effect from 6
June 2025. With effect from 8 August 2025, Mr. Lin Xiaoling has been appointed as an executive Director
and Mr. Dai Zhijie has been appointed as an independent non-executive Director. Mr. Choi Victor Wang Tao,
Mr. Lin Xiaoling and Mr. Dai Zhijie have obtained a legal advice as referred to Rule 3.09D of the Listing Rules
on 6 June 2025, 7 August 2025 and 7 August 2025, respectively, and each of them has confirmed that they
understand their duties as a Director.

Biographical details of the Directors as of the date of this annual report are set out in the section headed
“Biographical Details of Directors and Senior Management” on pages 10 to 12 of this annual report.

CONFIRMATION OF INDEPENDENCE

The Company has received from each of the Independent Non-executive Directors an annual confirmation of
independence pursuant to rule 3.13 of the Rules Governing the Listing of Securities (the “Listing Rules”) on
the Stock Exchange of Hong Kong Limited (the “Stock Exchange”) and the Company considers that all the
Independent Non-executive Directors to be independent.

DIRECTORS’ SERVICE CONTRACTS

None of the Directors proposed for re-election at the 2026 AGM has a service contract with the Company or
any of its subsidiaries which is not determinable by the Company within one year without payment of
compensation (other than statutory compensation).

PERMITTED INDEMNITY PROVISION

A permitted indemnity provision for the benefit of the Directors is currently in force and was in force
throughout the financial year. The Company has taken out and maintained Directors and Officers liability
insurance that provides appropriate cover for the Directors and the officers of the Group.

PRE-EMPTIVE RIGHTS

There are no provisions for pre-emptive rights under the Company’s Bye-Laws or the laws of Bermuda which
would oblige the Company to offer new shares on a pro rata basis to existing shareholders.
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DIRECTORS’ MATERIAL INTERESTS IN TRANSACTIONS, ARRANGEMENTS AND
CONTRACT

Save as disclosed in the section headed “Related Party Transactions” in Note 39 to the consolidated financial
statements, no transactions, arrangements and contracts of significance in relation to the Group's business to
which the Company or any of its subsidiaries was a party and in which a Director or his or her connected
entity has or had a material interest, whether directly or indirectly, subsisted at the end of the financial year
or at any time during the financial year.

MANAGEMENT CONTRACTS

No contracts concerning the management and administration of the whole or any substantial part of any
business of the Group were entered into or existed during the financial year.

COMPETING BUSINESS INTERESTS OF DIRECTORS

Save as disclosed in this Annual Report, none of the Directors were interested in any business apart from the
Company’s business, which competed or was likely to compete, either directly or indirectly, with the
Company’s business during the financial year and up to the date of this annual report.

DIRECTORS’ RIGHTS TO ACQUIRE SHARES

Save as disclosed below in the sections headed “Directors’ and Chief Executives’ Interests and Short Positions
in Shares and Underlying Shares” and “Share Option Scheme”, at no time during the financial year was the
Company or any of its subsidiaries a party to any arrangement to enable the Directors, their respective spouse
or children under 18 years of age to acquire benefits by means of the acquisition of shares in, or debentures
of, the Company or any other body corporate.

DIRECTORS’ AND CHIEF EXECUTIVES’ INTERESTS AND SHORT POSITIONS IN
SHARES AND UNDERLYING SHARES

As at 31 December 2025, the interests and short positions of the Directors and chief executives of the
Company or any of their associates in the shares, underlying shares or debentures of the Company or its
associated corporations (within the meaning of Part XV of the Securities and Futures Ordinance (the “SFO")),
which were required (i) to be notified to the Company and the Stock Exchange pursuant to Divisions 7 and 8
of Part XV of the SFO (including interests and short positions in which they were taken or deemed to have
under such provisions of the SFO); or (ii) to be recorded into the register kept by the Company pursuant to
section 352 of the SFO; or (iii) to be notified to the Company and the Stock Exchange pursuant to the Model
Code for Securities Transactions by Directors of Listed Issuers in Appendix C3 of the Listing Rules (the “Model
Code"), were as follows:

(a) Interests in shares and underlying shares of the Company

Number of ordinary shares of HK$0.50
each and nature of interests

Number of Approximate

Personal Corporate underlying Personal Total  percentage of

Name of Director interests interests shares held interests interests  shareholding®

Mr. Lu Jianzhong 3394,000 413,525,032 111,187,538 3,500,000 531,606,570 66.37%

Mr. Yang Xingwen — — — 2,500,000 2,500,000 0.31%

Mr. Wong Kwok Tung Gordon Allan — — — 2,500,000 2,500,000 0.31%
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(b)

Notes:

1. 413,525,032 shares were held by Da Tang Xi Shi International Holdings Limited (“DTXS International
Holdings”). DTXS International Holdings was wholly-owned by Da Tang Xi Shi International Group Limited,
which was wholly-owned by Da Tang Xi Shi Investments Group Limited* (KBTI XLEZEEEEBMAR A A])
("DTXS Investment”). Mr. Lu Jianzhong, being the controlling shareholder of DTXS Investment, was interested
in approximately 50.60% of the issued registered capital of DTXS Investment. As such, Mr. Lu Jianzhong was
deemed to be interested in 413,525,032 shares.

2. 370,525,032 shares held by DTXS International Holdings were pledged in favour of the third party lenders as
security.

3. 111,187,538 underlying Shares represent the number of option shares that may be sold by lon Tech Limited
("lon Tech") as grantee to DTXS International Holdings as grantor pursuant to the exercise of the put option or
the triggered put option (as the case may be) pursuant to the put option deed dated 16 July 2019 (the “Put
Option Deed”).

4. Particulars of share options of the Company are set out in the section headed “Share Option Scheme” in this
Directors’ Report.

5. The total number of issued shares was 801,025,230 as at 31 December 2025.

*  For identification purpose only

Interests in shares of DTXS Investment, an associated corporation of the Company

Approximate
percentage of
issued registered

capital of
Name of Director Number of shares DTXS Investment
Mr. Lu Jianzhong 110,000,000 50.60%
Mr. Yang Xingwen 30,000,000 13.80%

Save as disclosed above, as at 31 December 2025, none of the Directors or the chief executives of the
Company and any of their associates had or was deemed to have any interests or short positions in any
shares, underlying shares or debentures of the Company and its associated corporations (within the meaning
of Part XV of the SFO), which had been recorded in the register required to be kept by the Company pursuant
to section 352 of the SFO, or which had been notified to the Company and the Stock Exchange pursuant to
the Model Code.
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SUBSTANTIAL SHAREHOLDERS’ INTERESTS AND SHORT POSITIONS IN SHARES

AND UNDERLYING SHARES

As at 31 December 2025, the persons or corporations (not being a Director or chief executive of the
Company) who had an interest or short position in the shares and underlying shares which would fall to be
disclosed to the Company under Divisions 2 and 3 of Part XV of the SFO as recorded in the register required
to be kept by the Company under section 336 of the SFO, were as follows:

Number of Approximate

ordinary shares of percentage of

Name of shareholder Nature of interests/capacity HK$0.50 each™ shareholding™

DTXS International Holdings®? Beneficial owner 524,712,570 (L)1 65.50%

Da Tang Xi Shi International Group Limited® Interests in controlled corporation 524,712,570 (L)1 65.50%

DTXS Investment? Interests in controlled corporation 524, 712 570 (L)1213 65.50%

Ms. Zhu Ronghua® Interests of spouse 606 570 (L) 66.37%

lon Tech Beneficial owner 1 187,538 (L) 13.88%
11, 87 538 ()"

Citiplus Investment Limited® Interests in controlled corporation 111,187,538 (L) 13.88%
11, 87 538 ()"

New World Development Company Limited® Interests in controlled corporation 111,187,538 (L) 13.88%
11, 87 538 ()"

Chow Tai Fook Enterprises Limited® Interests in controlled corporation 111,187,538 (L) 13.88%
11, 87 538 ()"

Chow Tai Fook (Holding) Limited” Interests in controlled corporation 111,187,538 (L) 13.88%
11, 87 538 ()"

Chow Tai Fook Capital Limited® Interests in controlled corporation 111,187,538 (L) 13.88%
11, 87 538 ()"

Cheng Yu Tung Family (Holdings II) Limited® Interests in controlled corporation 111,187,538 (L) 13.88%
11, 87 538 ()"

Cheng Yu Tung Family (Holdings) Limited"' Interests in controlled corporation 111,187,538 (L) 13.88%
11,1 87 538 ()"

Notes:

1. The letters “L" and “S” denote a long position and a short position in the Shares respectively.

2. DTXS International Holdings was wholly-owned by Da Tang Xi Shi International Group Limited, which was

wholly-owned by DTXS Investment, which was owned as to approximately 50.60% by Mr. Lu Jianzhong and
approximately 13.80% by Mr. Yang Xingwen.

3. Ms. Zhu Ronghua was deemed to be interested in 531,606,570 shares through the interests held by her spouse,
Mr. Lu Jianzhong.

4. Citiplus Investment Limited (“Citiplus”) held 100% direct interest in lon Tech Limited and was accordingly deemed to
have an interest in the Shares held by lon Tech Limited.

5. New World Development Company Limited (“NWD") held 100% direct interest in Citiplus and was accordingly
deemed to have an interest in the Shares deemed to be interested by Citiplus.

6. Chow Tai Fook Enterprises Limited (“CTFE"), together with its subsidiaries, held more than one third of the issued
shares of NWD and was accordingly deemed to have an interest in the Shares deemed to be interested by NWD.
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13.

14.

Chow Tai Fook (Holding) Limited (“CTFH") held 100% direct interest in CTFE and was accordingly deemed to have an
interest in the Shares deemed to be interested by CTFE.

Chow Tai Fook Capital Limited (“CTFC") held approximately 81.03% direct interest in CTFH and accordingly deemed
to have an interest in the Shares deemed to be interested by CTFH.

Cheng Yu Tung Family (Holdings II) Limited (“CYTFH-II") held approximately 46.65% direct interest in CTFC and was
accordingly deemed to have an interest in the Shares deemed to be interested by CTFC.

Cheng Yu Tung Family (Holdings) Limited (“CYTFH") held approximately 48.98% direct interest in CTFC and was
accordingly deemed to have an interest in the Shares deemed to be interested by CTFC.

lon Tech entered into the subscription agreement dated 16 July 2019 to conditionally subscribe for 111,187,538
Shares, and in connection therewith, DTXS International Holdings conditionally granted a put option to lon Tech to
require DTXS International Holdings to purchase all or part of the option shares pursuant to the Put Option Deed.
Comprises 413,525,032 Shares held by DTXS International Holdings and 111,187,538 underlying Shares representing
the number of option shares that may be sold by lon Tech to DTXS International Holdings pursuant to the exercise of
the put option or the triggered put option (as the case may be) pursuant to the Put Option Deed.

370,525,032 shares held by DTXS International Holdings were pledged in favour of the third party lenders as security.

The total number of issued shares was 801,025,230 as at 31 December 2025.

Save as disclosed above, as at 31 December 2025, the Directors were not aware of any other person or
corporation having an interest or short position in shares and underlying shares as recorded in the register
required to be kept by the Company pursuant to section 336 of the SFO.

SHARE OPTION SCHEME

Share option schemes were adopted by the Shareholders on 6 December 2012 (the “2012 Scheme”) and 12
December 2025 (the “2025 Scheme”).

A summary of the principal terms of the 2012 Scheme is set out below:

1.

2.

Purpose: (i) To recognise and acknowledge the contributions eligible
participants had or may have made to the Group; and (ii) to
provide eligible participants an opportunity to have a personal
stake in the Company with the view to achieving the following
objectives: (a) motivate the eligible participants to optimise
their performance and efficiency for the benefit of the Group;
and (b) attract and retain or otherwise maintain on-going
business relationship with the eligible participants whose
contributions are or will be beneficial to the long term growth
of the Group.

Participants: Eligible participants means (i) any full-time employees of the
Group; (ii) any Directors of the Group; (iii) any aduvisers,
consultants, suppliers and agents to the Group; and (iv) such
other persons who have contributed to the Group.
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3. Total number of shares available for
issue under the 2012 Scheme and
percentage of the issued share capital
that it represents as at the date of
this annual report:

4. Maximum entitlement of each
participant:

5. Period within which the shares must
be taken up under an option:

6.  Minimum period for which an option
must be held before it can be
exercised:

7. Amount payable on acceptance of an
option and the period within which

payments shall be made:

8. Basis of determination of the exercise
price:

9.  Remaining life of the 2012 Scheme:

Annual Report 2025
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The original maximum number of shares which could be issued
upon exercise of all options granted or to be granted under the
2012 Scheme was 27,229,248 shares (the “2012 Scheme
Mandate Limit"”), representing approximately 10% of the
issued shares as at 6 December 2012, the date on which an
ordinary resolution was passed by the Shareholders to approve
the 2012 Scheme.

The 2012 Scheme Mandate Limit was refreshed and increased
to 47,463,590 shares, representing approximately 10% of the
issued shares as at 2 June 2016, the date on which an ordinary
resolution was passed by the Shareholders to approve the
refreshment of the 2012 Scheme Mandate Limit.

The total number of shares of the Company issuable upon
exercise of all options granted and may be granted under the
2012 Scheme is 47,463,590 shares (including options to
subscribe for 17,750,000 shares that have been granted but
not yet lapsed, cancelled or exercised), representing 7.1% of
the issued shares of the Company as at the date of this annual
report.

As at 1 January 2025 and 31 December 2025, no options were
available for grant under the 2012 Scheme Mandate.

The total number of shares issued and which may fall to be
issued upon exercise of the options granted to each eligible
participant in any 12-month period up to the date of grant
shall not exceed 1% of the shares in issue as at the date of
grant.

The period during which an option may be exercised is
determined by the Board at its absolute discretion, save that no
option may be exercised more than 10 years after it has been
granted.

As determined by the Board.

HK$1 shall be payable to the Company upon acceptance of the
option not later than 30 days after the date of offer.

The exercise price shall not be less than the highest of (i) the
closing price of the shares as quoted on the Stock Exchange on
the date of grant; (ii) the average of the closing prices of the
shares as quoted on the Stock Exchange for the 5 business
days immediately preceding the date of grant; and (iii) the
nominal value of a share.

Valid and effective for a term of 10 years from the date of

adoption until 5 December 2022.
[ 21
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A summary of the principal terms of the 2025 Scheme is set out below:

1.

Purpose:

Participants:

Total number of shares available for
issue under the 2025 Scheme
together with the percentage of the
issued shares (excluding treasury
shares) that it represents as at the
date of the annual report;

Maximum entitlement of each
participant:

Period within which the option may
be exercised by the grantee:

Vesting period of options granted:

Amount payable on application or
acceptance of the option and the
period within which payments or calls
must or may be made:

Basis of determination of the exercise
price:

Remaining life of the 2025 Scheme:

(i) recognize and reward the contributions that the Participants
have made to the Group; (ii) provide incentive to or reward
Participants for their contribution to, and continuing efforts to,
work towards the growth and development of, and promote
the interests of, the Group; and (iii) attract and retain talents
to promote the sustainable development of the Group.

being any directors and employees of the Group who will
contribute or have contributed to the Group.

The total number of Shares which may be issued in respect of
all options to be granted under the 2025 Scheme must not in
aggregate exceed 80,102,523 Shares, representing 10% of the
total issued share capital of the Company as at the date of this
annual report.

As at 1 January 2025 and 31 December 2025, nil and
80,102,523 options were available for grant under the scheme
mandate of the 2025 Scheme.

The total number of shares issued and which may fall to be
issued upon exercise of the options granted to each eligible
participant in any 12-month period up to the date of grant
shall not exceed 1% of the shares in issue as at the date of
grant.

The period during which an option may be exercised is
determined by the Board at its absolute discretion, save that no
option may be exercised more than 10 years after it has been
granted.

Vesting period of not less than twelve months from the grant
date before it can be exercised. A vesting period shorter than
12 months may be granted at the discretion of the Board.

HK$1.00 payable for each acceptance of grant of share option.

The exercise price shall not be less than the highest of (i) the
closing price of the shares as quoted on the Stock Exchange on
the date of grant; (ii) the average of the closing prices of the
shares as quoted on the Stock Exchange for the 5 business
days immediately preceding the date of grant; and (iii) the
nominal value of a share.

Valid and effective for a term of ten years after the adoption
date until 11 December 2035.

DTXS SILK ROAD INVESTMENT HOLDINGS COMPANY LIMITED



Directors” Report

The following table sets out the movements of the number of share options granted under the 2012 Scheme
during the year ended 31 December 2025 and the outstanding share options at the beginning and end of the

year:
Number of share options
Fair value of
options at
the date of
grant during
the year and
the
Cancelled/ accounting
Granted Exercised Lapsed At standard
Exercise price  Exercise At1January  duringthe  duringthe  duringthe  31December  and policy
Eligible participants Date of grant pershare  Period 2025 year year year 2025 adopted
(HKS)
() Directors
Mr. LuJianzhong ~ 28/01/2016 3000 28/01/2017t0 3,500,000 - — — 3,500,000 /A
2710112026
Mr. Yang Xingwen  28/01/2016 3000 28/01/2017t0 2,500,000 - - — 2,500,000 /A
2710112026
Mr. Wong Kwok ~ 28/01/2016 3000 28/01/2017t0 2,500,000 - — — 2,500,000 /A
Tung Gordon 271012026
Allan
Sub-total 8,500,000 — — - 8,500,000
(b) Employeesin ~ 28/012016 3000 28/012017t0 1,500,000 - - - 1,500,000 A
aggregate 2710172026
Total 10,000,000 — — - 10,000,000
Notes:
1. During the reporting period, the number of shares that may be issued in respect of options granted under all schemes

of the Company during the reporting period divided by the weighted average number of shares of the relevant class

in issue for the same period was approximately 1.4%.

No service provider sub-limit was set under the 2012 Scheme.

2. Share options granted under the 2012 Scheme on 28 January 2016 shall vest in the grantees in accordance with the
timetable below for this purpose, the date or each such date on which the share options are to vest and the

consideration paid by each grantee for each grant of options was HK$1.00:

Vesting Date Percentage of share options to vest

First anniversary of the date of grant 40% of the total number of share options granted
Second anniversary of the date of grant 30% of the total number of share options granted
Third anniversary of the date of grant 30% of the total number of share options granted

3, No share options have been granted under the 2025 Scheme during the year ended 31 December 2025.

4. No performance targets are applicable to the options granted under the 2012 Scheme.

Annual Report 2025

23



Directors” Report

USE OF PROCEEDS
First Placing

On 8 July 2025 (after trading hours), the Company and Cheong Lee Securities Limited (the “Placing Agent”)
entered into a placing agreement (the “First Placing Agreement”) in relation to the placing of 66,752,523
placing shares at the placing price of HK$0.5 per placing share under general mandate on a best effort basis
to not less than six (6) placees (the “First Placing”). The placing price of HK$0.5 per placing share
represented a premium of approximately 28.21% to the closing price of HK$0.39 as quoted on the Stock
Exchange on the date of the First Placing Agreement. Completions of the First Placing have taken place on 1
August 2025 and 6 August 2025. The aggregate nominal value of the maximum number of the placing shares
under the First Placing was HK$33,376,261.50. The Directors considered that the First Placing will provide an
opportunity for the Company to raise additional funds to strengthen the financial position of the Group and
provide funding to the Group to fund its business developments (in particular, the Group’s property
development business) and replenish its working capital.

The net proceeds from the First Placing (after deducting placing commission and other relevant costs and
expenses) were approximately HK$32.0 million. The net issue price will be approximately HK$0.48 per placing
share.

During the period from the completion of the First Placing to 31 December 2025, the net proceeds were used
as follows:

Net proceeds
utilised during
the twelve  Net proceeds
Allocation months ended unutilised as at
of the 31 December 31 December Expected
Use of proceeds net proceeds 2025 2025 timeline
HK$" million HK$” million HK$” million

Promotion, development and sales of
the Group’s property development

project(s) in the PRC 28.8 28.8 - N/A
General working capital of the Group. 3.2 3.2 - N/A
Total 32.0 32.0 -
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Second Placing

On 8 August 2025 (after trading hours), the Company and the Placing Agent entered into a placing
agreement (the “Second Placing Agreement”) in relation to the placing of 66,800,000 placing shares at the
placing price of HK$0.60 per placing share under general mandate on a best effort basis to not less than six
(6) placees (the “Second Placing”). The placing price of HK$0.60 per placing share represented a discount of
approximately 3.23% to the closing price of HK$0.62 as quoted on the Stock Exchange on the date of the
Second Placing Agreement. Completions of the Second Placing have taken place on 1 September 2025, 9
September 2025, 10 September 2025 and 25 September 2025, respectively. The aggregate nominal value of
the maximum number of the placing shares under the Second Placing was HK$33,400,000. The Directors
consider that the Second Placing will provide a further opportunity for the Company to raise additional funds
to strengthen the financial position of the Group and provide funding to the Group to fund its business
developments (in particular, the Group's property development business) and replenish its working capital.

The net proceeds from the Second Placing (after deducting placing commission and other relevant costs and
expenses) were approximately HK$38.4 million. On such basis, the net issue price will be approximately
HK$0.57 per placing share.

During the period from the completion of the Second Placing to 31 December 2025, the net proceeds were
used as follows:

Net proceeds
utilised during
the twelve  Net proceeds
Allocation months ended unutilised as at
of the 31 December 31 December Expected
Use of proceeds net proceeds 2025 2025 timeline
HK$" million HK$" million HK$’ million

Promotion, development and sales of
the Group's property development

project(s) in the PRC 34.6 34.6 - N/A
General working capital of the Group. 3.8 3.8 - N/A
Total 38.4 38.4 -
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RELATED PARTY TRANSACTIONS

Details of the related party transactions of the Group are set out in Note 39 to the consolidated financial
statements.

PURCHASE, SALE OR REDEMPTION OF LISTED SECURITIES

During the financial year, the Company and its subsidiaries had not purchased, sold or redeemed any of the
listed securities of the Company.

PRE-EMPTIVE RIGHTS

There are no provisions for pre-emptive rights under the Bye-Laws and there are no restrictions against such
rights under the laws of Bermuda where the Company was incorporated, which would oblige the Company to
offer new shares on a pro-rata basis to the existing Shareholders.

SUFFICIENCY OF PUBLIC FLOAT

Based on the information that is publicly available to the Company and within the knowledge of the Directors
at the date of this annual report, the Company has maintained the prescribed public float of not less than
25% of the issued shares as required under the Listing Rules.

AUDITOR

Forvis Mazars CPA Limited (“Forvis Mazars"”) will retire and a resolution for their re-appointment as auditor of
the Company will be proposed at the 2026 AGM.

CLOSURE OF REGISTER OF MEMBERS FOR 2026 AGM

The annual general meeting of the Company will be held on Friday, 5 June 2026 (the “2026 AGM"). For
determining the entitlement to attend and vote at the 2026 AGM, the register of members of the Company
will be closed from Tuesday, 2 June 2026 to Friday, 5 June 2026 (both dates inclusive), during which period
no transfer of shares will be registered. In order to be eligible to attend and vote at the 2026 AGM, all
properly completed transfer forms accompanied by the relevant share certificates must be lodged for
registration with the Company’s branch share registrar in Hong Kong, Tricor Tengis Limited, at 17/F, Far East
Finance Centre, 16 Harcourt Road, Hong Kong by not later than 4:30 p.m. on Monday, 1 June 2026.

On behalf of the Board

Lu Jianzhong
Chairman

Hong Kong, 30 April 2026
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The board of directors (the “Board”) of DTXS Silk Road Investment Holdings Company Limited (the
“Company”) is committed to establish and maintain good corporate governance standards. The Board
believes that maintaining good standard of corporate governance practices are essential in providing a
framework for the Company to enhance corporate value and accountability to the shareholders of the
Company (the “Shareholders”).

The Company has applied the principles and complied with the code provisions (the “Code”) of the Corporate
Governance Code (the “CG Code”) as set out in Appendix C1 of the Rules Governing the Listing of Securities
(the “Listing Rules”) on the Stock Exchange of Hong Kong Limited (the “Stock Exchange”) for the year ended
31 December 2025.

CORPORATE CULTURE AND STRATEGY

A positive corporate culture set up by the Company, including integrity and accountability, is vital for the
Company to achieve its vision and mission towards sustainable growth. The Group delivers responsible
products and exceptional service to our customers in a fair and transparent manner. We also foster an
inclusive and supportive working environment and implement a framework to develop strong governance and
effective risk management systems.

All Directors must act with integrity. It is the Board’s role to lead by example, foster and promote a corporate
culture with core principles to guide the behaviours of its employees, and ensure that the Company’s vision,
values and business strategies are aligned to it.

MODEL CODE FOR SECURITIES TRANSACTIONS BY DIRECTORS

The Company has adopted the Model Code for Securities Transaction by Directors of Listed Issuers in
Appendix C3 of the Listing Rules (the “Model Code”) as its own code of conduct regarding securities
transactions by the directors of the Company (the “Directors”) and senior management of the Company.

The Company has made specific enquiries to all the Directors and they have confirmed their compliance with
the requirements as set out in the Model Code throughout the financial year of 2025.

Senior management who, because of their offices in the Company, are likely to be in possession of inside
information in relation to the Company’s securities, have also been requested to comply with the provisions
of the Model Code when dealing in the securities of the Company.

THE BOARD
Board Composition

The Board has a balanced composition of executive and non-executive Directors. As at the date of this annual
report, the Board comprises seven Directors, comprising five Executive Directors and two Independent
Non-executive Directors, as follows:

Executive Directors:

Mr. Lu Jianzhong (Chairman)

Mr. Yang Xingwen

Mr. Huang Dahai

Mr. Wong Kwok Tung Gordon Allan (Co-Chief Executive Officer)
Mr. Lin Xiaoling

Independent Non-executive Directors:

Mr. Choi Victor Wang Tao
Ms. Hau Amy Wing Gee
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The biographical information of all Directors as of the date of this annual report are set out in the section
headed “Biographical Details of Directors and Senior Management” on pages 10 to 12 of this annual report.
The list of Directors and their role and function is also disclosed in the websites of the Company and the
Stock Exchange. None of the members of the Board is related to one another.

Board Diversity

The Board has established a set of board diversity policy setting out the approach to achieve diversity on the
Board with the aims of enhancing Board effectiveness and corporate governance as well as achieving the
Group's business objectives and sustainable development. Board diversity has been considered from a number
of aspects, including but not limited to gender, age, cultural and educational background, ethnicity,
professional experience, required expertise, skills, knowledge and length of service. The Board reviews the
implementation and effectiveness of the board diversity policy at least annually.

As at the date of this annual report, the Board comprises seven Directors. The Nomination Committee
considered that the composition of the Board is sufficiently diverse and appropriate for the management and
business development of the Company. The Board will give consideration to the objectives for the factors as
set out in the Board Diversity Policy for assessing the candidacy of the Board members in the future, and will
ensure that any successors to the Board shall follow the Board Diversity Policy and that gender diversity will
be achieved in respect of the Board. As at 31 December 2025, the male to female ratio in the workforce of
the Group (including the senior management) was approximately 7:1. Opportunities for employment, training
and career development are equally opened to all eligible employees without discrimination. The Group
considers a number of factor when hiring employees including gender, age, cultural and education
background, qualification, ethnicity, professional experience, skills, knowledge and length of service. The
Company considered the gender ratio of the workforce is appropriate and balanced taking into account the
nature of the industry.

The current Board consists of a diverse mix of Board members who match the requirement of the business of
the Company.

Chairman, Co-Chief Executive Officer and Deputy Chief Executive Officers

The positions of the Chairman, Co-Chief Executive Officer and Deputy Chief Executive Officer of the Company
are separately held by Mr. Lu Jianzhong, Mr. Wong Kwok Tung Gordon Allan and Mr. Wang Yong
respectively.

The major roles of the Chairman are to provide leadership to the Board and spearhead overall corporate
development and strategic planning whilst the Co-Chief Executive Officer, together with the Deputy Chief
Executive Officers, are responsible for execution of the decisions and strategies approved by the Board,
focusing on business development and managing day-to-day operations of the Company and its subsidiaries
(the “Group”) with the support of Executive Directors and senior management team.

Independent Non-executive Directors

The Independent Non-executive Directors play a significant role in the Board by providing their independent
judgment and their views on the strategic decisions, directions, and financial and risk management of the
Company. They also provide independent and objective opinions to the Board, give adequate checks and
balances to protect the overall interests of the Shareholders and the Group.

The Company has received annual confirmation of independence from each of the Independent Non-executive
Directors of the Company pursuant to rule 3.13 of the Listing Rules. Based on the contents of such
confirmation, the Company considers that all of the Independent Non-executive Directors are independent.
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Directors’ Appointment and Re-election

Each of the Executive Directors and Independent Non-executive Directors is appointed for a specific term and
is subject to retirement by rotation once every three years. The Company has issued formal letters of
appointment to all Directors setting out the key terms of their appointments as required under the Listing
Rules.

In accordance with bye-law 99(A) of the Bye-Laws, Mr. Huang Dahai will retire from office by rotation and,
being eligible, offer themselves for re-election at the 2026 AGM. In accordance with bye-law 102(B) of the
Bye-laws, Mr. Lin Xiaoling and Mr. Choi Victor Wang Tao will retire from office and be eligible and offer
themself for re-election and they will be elected individually at the 2026 AGM.

Responsibilities, Accountabilities and Contributions of the Board and Management

The Board is responsible for leadership and control of the Company and oversees the Company’s businesses,
strategic decisions and performance and is collectively responsible for promoting the success of the Company
by directing and supervising its affairs. Directors take decisions objectively in the interests of the Group.

All Directors, including Independent Non-executive Directors, have brought a wide spectrum of valuable
business experience, knowledge and professionalism to the Board for its efficient and effective functioning.

All Directors have full and timely access to all the relevant information of the Company as well as the services
and advice from the Company Secretary and other senior management. The Directors may, upon request,
seek independent professional advice in appropriate circumstances, at the Company’s expenses for performing
their duties to the Company.

The Directors should disclose to the Company details of other offices held by them and the Board regularly
reviews the contribution required from each Director to perform his responsibilities to the Company. All
Directors have confirmed that they have given sufficient time and attention to the affairs of the Company.

The Board reserves for its decision on all major matters relating to policy matters, strategies and budgets,
internal control and risk management, material transactions (in particular those that may involve conflict of
interests), financial information, appointment of Directors and other significant operational matters of the
Company. Responsibilities relating to implementing decisions of the Board, directing and co-ordinating the
daily operation and management of the Company are delegated to the management.

Directors’ Induction and Continuous Professional Development

Every newly appointed Director will receive necessary induction and information to ensure appropriate
understanding of the business and operations of the Company and full awareness of his responsibilities and
obligations under the Listing Rules and relevant statutory requirements.

Pursuant to the CG Code, all Directors should participate in appropriate continuous professional development
to develop and refresh their knowledge and skills to ensure that their contribution to the Board remains
informed and relevant. Internally-facilitated briefings for Directors would be arranged and reading materials
on relevant topics would be issued to Directors where appropriate. During the financial year, all Directors
have participated in appropriate continuous professional trainings and/or reading materials relevant to the
Company’s business or to the Directors’ duties and responsibilities.

BOARD COMMITTEES

The Board has proper delegation of its powers and has established four board committees, namely Audit
Committee, Remuneration Committee, Nomination Committee and Investment Committee (collectively,
“Board Committees”), for overseeing particular aspects of the Company’s affairs. Board Committees are
established with defined written terms of reference which deal clearly with their authorities and duties and
are published on the websites of the Company and the Stock Exchange.
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The Company has established mechanisms to ensure that the Board has access to independent views and
opinions. The Company also engaged external experts to assist the Directors to perform their duties. The
Company has annually reviewed the implementation and effectiveness of such mechanisms and believes that
the aforesaid mechanisms can ensure the independent views and opinions of the Board.

The Board has reviewed the implementation and effectiveness of the mechanisms and considered them to be
effective for the year ended 31 December 2025.

Audit Committee

The Audit Committee has been established by the Board and comprises two members who are all
Independent Non-executive Directors. Mr. Choi Victor Wang Tao is the chairman and Ms. Hau Amy Wing Gee
is @ member.

The Board has revised and adopted the terms of reference of the Audit Committee which are in line with the
Code as set out in the CG Code. The role and function of the Audit Committee are set out in its revised terms
of reference which are posted on the websites of the Company and the Stock Exchange. The Audit
Committee is responsible for reviewing and supervision of the Group’s financial reporting system, risk
management and internal control systems, the scope and nature of the external audit and matters concerning
the engagement of external auditor.

The Audit Committee held two meetings during the financial year. The Audit Committee reviewed the audit
plan; reviewed and considered the reports from the external auditor; reviewed the Company’s audited
consolidated financial statements for the year ended 31 December 2024 and the unaudited condensed
consolidated financial statements for the six months ended 30 June 2025 with recommendations to the Board
for approval; reviewed internal control system of the Group and discussed with the management and external
auditor on any changes in accounting policies and practices which may affect the Group and financial
reporting matters; reviewed the framework and policy of risk management and internal control systems.

Remuneration Committee

The Remuneration Committee has been established by the Board and comprises three members with a
majority of Independent Non-executive Directors. Mr. Choi Victor Wang Tao is the chairman and Mr. Huang
Dahai and Mr. Dai Zhijie are the members.

The Board has adopted the terms of reference of the Remuneration Committee which are in line with the
Code as set out in the CG Code. The role and function of the Remuneration Committee are set out in its
terms of reference which are posted on the websites of the Company and the Stock Exchange. The primary
functions of the Remuneration Committee include reviewing and making recommendations to the Board on
the remuneration packages of individual Executive Director and senior management and the remuneration
policy and structure for all Directors and senior management; and establishing transparent procedures for
developing such remuneration policy and structure to ensure that no Director or any of his/her associates will
participate in deciding his/her own remuneration.

The Remuneration Committee held one meeting during the financial year. The Remuneration Committee
reviewed the remuneration package of the Directors, subject to approval of Shareholders at the annual
general meeting, and senior management for the year with recommendations to the Board for approval,
reviewed the terms of reference of the Remuneration Committee of which no revision was required; and
made recommendation to the Board for the remuneration package of the newly appointed Executive
Directors, Independent Non-executive Directors, and Co-Chief Executive Officer. Details of the remuneration
of Directors for the financial year are set out in Note 12 to the consolidated financial statements. In addition,
written resolutions were passed by all members of the Remuneration Committee and recommendations were
made to the Board as and when needed.
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Nomination Committee

The Nomination Committee has been established by the Board and comprises three members with a majority
of Independent Non-executive Directors. Mr. Lu Jianzhong is the chairman and Mr. Choi Victor Wang Tao and
Ms. Hau Amy Wing Gee are the members.

The Board has adopted the terms of reference of the Nomination Committee which are in line with the Code
as set out in the CG Code. The role and function of the Nomination Committee are set out in its terms of
reference which are posted on the websites of the Company and the Stock Exchange. The principal duties of
the Nomination Committee include reviewing the Board composition, developing and formulating relevant
procedures for the nomination and appointment of directors, making recommendations to the Board on the
appointment and succession planning of directors and assessing the independence of Independent
Non-executive Directors.

The Nomination Committee held one meeting during the financial year to review the structure, size and
composition of the Board and the board diversity policy; to assess the independence of the Independent
Non-executive Directors; and to consider the qualifications of the retiring Directors standing for election at the
annual general meeting held on 6 June 2025. In addition, written resolutions were passed by all members of
the Nomination Committee and recommendations were made to the Board as and when needed.

The Board has adopted the board diversity policy on 25 March 2014. Composition of the Board will be based
on a range of diversity perspective, including but not limited to gender, age, cultural and educational
background, knowledge and skills, professional experience, length of service, independence and other
qualities of the members of the Board. The Company maintains that appointments of the Board should be
based on merit while having due regard to the diversity and overall effective function of the Board as a whole.
The Nomination Committee shall review the candidate profile and then submit a recommendation to the
Board for consideration after taking into account all the requirements set out above and all other applicable
factors relevant to the Company.

The Board also adopted the director nomination policy on 13 December 2018. In identifying and selecting
suitable candidates for directorships, the Nomination Committee would consider the candidate’s character,
qualifications, experience, independence and other relevant criteria necessary to complement the corporate
strategy and achieve Board diversity, where appropriate, before making recommendation to the Board.

Investment Committee

The Investment Committee has been established by the Board and comprises three members of executive
Directors. Mr. Huang Dahai is the chairman and Mr. Yang Xingwen and Mr. Wong Kwok Tung Gordon Allan
are the members.

The Board has adopted the terms of reference of the Investment Committee which are in line with the Code
as set out in the CG Code. The role and function of the Investment Committee are set out in its terms of
reference which are posted on the websites of the Company and the Stock Exchange. The primary functions
of the Investment Committee include handling any issues or affairs related to the investment aspects of the
Company; reviewing the investment performance from time to time and advise the Board on how the
Company’s funds are to be used to enhance the Group’s investment returns; and preserving the value of the
Company'’s funds and/or achieving capital appreciation.

The Investment Committee held one meeting during the financial year. The Investment Committee reviewed
investment performance and advised the Board how the Company how to enhance its investment returns. In
addition, written resolutions were passed by all members of the Investment Committee and recommendations
were made to the Board as and when needed.
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Corporate Governance Functions
The Board is responsible for performing the functions as set out in the Code A.2.1 of the CG Code.

The Board reviewed the Company’s corporate governance policies and practices; training and continuous
professional development of Directors and senior management; the Company’s policies and practices on
compliance with legal and regulatory requirements; and the compliance of the Model Code and the CG Code
and disclosures in this Corporate Governance Report.

ATTENDANCE RECORD OF DIRECTORS AND BOARD COMMITTEES MEMBERS

During the financial year, the Board held four meetings. With regards to general meetings, the Company held
an annual general meeting on 6 June 2025. The attendance record of individual Director at the Board
meetings, Board Committees meetings and the general meetings of the Company held during the financial
year is set out in the table below:

Attendance/No. of meetings entitled to attend
Audit  Nomination Remuneration Investment

Board Committee ~ Committee =~ Committee =~ Committee General

Name of Director Meeting Meeting Meeting Meeting Meeting Meeting
Executive Directors
Mr. Lu Jianzhong (Chairman) 4/4 N/A 17 N/A N/A 212
Mr. Yang Xingwen 4/4 N/A N/A N/A 1 2/2
Mr. Huang Dahai 4/4 N/A N/A 7 N/A 212
Mr. Wong Kwok Tung Gordon Allan

(Co-Chief Executive Officer) 4/4 N/A N/A N/A i 212
Mr. Lin Xiaoling 212 17 - - - n
Independent Non-executive Directors
Mr. Choi Victor Wang Tao 212 171 - - - 171
Ms. Hau Amy Wing Gee 4/4 212 n N/A N/A n
Mr. Dai Zhijie 212 n - - - n
Mr. Kwok Chi Shing a/4 n n n - n
Prof. Wang Guiguo 4/4 " - " - 171

COMPANY SECRETARY

The Company Secretary of the Company is responsible for facilitating the Board processes, ensuring the Board
procedures are followed and Board activities are efficiently and effectively conducted, as well as ensuring
good information flow among Board members with senior management and the Shareholders.

Mr. Wong Hong Tak Hagan is a full-time employee of the Group and has day-to-day knowledge of the
Company’s affairs. During the financial year, Mr. Wong has complied with the relevant professional training
requirement under rule 3.29 of the Listing Rules. The biographical details of Mr. Wong are set out in the
section headed “Biographical Details of Directors and Senior Management” on pages 10 to 12 of this annual
report.
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FINANCIAL REPORTING, RISK MANAGEMENT AND INTERNAL CONTROL

The Board is accountable to the Shareholders and is committed to presenting comprehensive and timely
information to the Shareholders on assessment of the Company’s performance, financial position and
prospects.

Financial Reporting

The Directors acknowledge their responsibilities for preparing the financial statements of the Company, which
give a true and fair view of the Group’'s state of affairs, results and cash flows for the year ended 31
December 2025. The Directors consider that the financial statements have been prepared in conformity with
the Hong Kong Financial Reporting Standards issued by the Hong Kong Institute of Certified Public
Accountants and the disclosure requirements of the Hong Kong Companies Ordinance, and reflect amounts
that are based on the best estimates and reasonable, informed and prudent judgment, and had prepared the
financial statements on a going concern basis.

The statement of the auditor of the Company about their reporting responsibilities on the financial statements
is set out in the section headed “Independent Auditor’s Report” on pages 37 to 42 of this annual report.

Auditors’ Remuneration

The external auditor of the Company is Forvis Mazars. The Audit Committee has been notified of the nature
and the charges of non-audit services performed by Forvis Mazars during the year under review, if any, and
considered that such non-audit services have no adverse effect on the independence of the external auditor.

During the year ended 31 December 2025, the fees payable to Forvis Mazars in respect of its audit and
non-audit services provided to the Group respectively were as follows:

HK$'000
Audit services for annual financial statements 1,800
Non-audit services (Note) 80
Total 1,880

Note: The non-audit services primarily included review of announcement of annual results and attendance of 2026 AGM.

Risk Management and Internal Control

The Directors acknowledge their responsibilities to evaluate and determine the nature and the extent of risks
that shall be taken in achieving the Group’s strategic objectives and has the overall responsibilities for
monitoring the design, implementation and the overall effectiveness of risk management and internal control
systems. The Board, through the Audit Committee, conducts reviews of the effectiveness of such systems at
least annually, covering all material controls including financial, operational and compliance controls.

The Group has formulated and adopted a risk management policy in providing directions in identifying,
evaluating and management significant risks. At least on an annual basis, the senior management identifies
risks that would adversely affect the achievement of the Group’s objectives, and assesses and prioritises the
identified risks according to a set of standard criteria. Risk mitigation plans and risk owners are then
established for those risks considered to be significant.

The Group has engaged an advisory firm in performing annually internal control review on internal control
system of the Group. Internal control report are submitted to the Audit Committee at least once a year.
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During the financial year, the Board, through the Audit Committee, conducted an annual review of the
effectiveness of the Group’s risk management and internal control systems. After reviewing, the Board
considered that the Group's risk management and internal control systems were effectively implemented for
the Group as a whole during the financial year.

Anti-fraud and Whistle-blowing Policy and Procedure

The Board has adopted an Anti-fraud and Whistle-blowing Policy and Procedure (the “Anti-fraud and
Whistle-blowing Policy and Procedure”), which is posted on the Company’s website and is to: i) achieve the
high standards of integrity and ethical behaviour in conducting business; ii) encourage the reporting of
suspected fraud, corruption, malpractice and misconduct; iii) provides a reporting channels and guidance on
whistleblowing to Employees or third parties to raise the concern rather than neglecting it. The nature, status
and the results of the complaints received under the Anti-fraud and Whistle-blowing Policy and Procedure are
reported to the Audit Committee of the Group. No incident of fraud or misconduct that have material effect
on the Group’s financial statements or overall operations has been discovered.

It demonstrates the Group’s commitment to the practice of ethical business conduct and the compliance of
the anti-corruption laws and regulations that apply to its local and foreign operations. The Anti-fraud and
Whistle-blowing Policy and Procedure is reviewed and updated periodically to align with the applicable laws
and regulations as well as the industry best practice.

COMMUNICATION WITH SHAREHOLDERS AND INVESTOR RELATIONS

The Company places a great deal of importance on timely, accurate and transparent communication with the
Shareholders and the investment community. The Board has adopted a shareholders communication policy
which is reviewed annually and posted on the Company’s website and provides a framework to maintain
direct, open and timely communication with the Shareholders. The Company shall ensure effective and timely
dissemination of relevant information at all times.

The Company considers that effective communication with the Shareholders and the investment community in
a fair and timely basis is essential so as to keep them abreast of Company’s business strategy and
development. The Company endeavors to maintain an on-going dialogue with the Shareholders and, in
particular, through annual general meeting and other general meetings. At the general meetings, Directors (or
their delegates as appropriate) are available to meet the Shareholders and answer their enquiries.

In addition, the Company maintains a website at www.dtxs.com as a communication platform with the
Shareholders and investors, where the Group’s financial reports (interim and annual reports), notices of
general meetings, circulars, announcements, press releases and other business information are available for
public access.

SHAREHOLDERS’ RIGHTS

Right to put enquiries to the Board

The Company encourages the Shareholders to attend general meetings which provide an opportunity for
communications between the Shareholders and the Board. Other than communications at the general
meetings, Shareholders may put forward any enquiries to the Board by sending written enquiries by post to
the Company’s principal place of business in Hong Kong for the attention of the Company Secretary. The
Company will not normally deal with verbal or anonymous enquiries.
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Right to put forward proposals at general meetings

Shareholders can submit a requisition to move a resolution at a general meeting pursuant to section 79 of the
Companies Act 1981 of Bermuda (the “Act”). The number of Shareholders necessary for a requisition shall be
any number of Shareholders representing not less than one-twentieth of the total voting rights of all
Shareholders having at the date of the requisition a right to vote at the meeting; or not less than 100
Shareholders.

The written requisition must state the resolution, with a statement not more than 1,000 words with respect
to the matter referred to in the proposed resolution or the business to be dealt with at the meeting; be
signed by the requisitionist(s) (may consist of one or several documents in like form each signed by one or
more requisitionist(s)); be deposited at the Company’s principal place of business in Hong Kong for the
attention of the Company Secretary not less than six weeks before the meeting in case of a requisition
requiring notice of a resolution and not less than one week before the meeting in case of any other
requisition; and be deposited with a sum reasonably sufficient to meet the Company’s expenses in giving
notice of the resolution and circulating the statements of the proposed resolution to all Shareholders in
accordance with the requirements under the applicable laws and rules.

Right to propose a person for election as a Director

A Shareholder can submit a notice to propose a person (other than a retiring Director) for election as a
Director at any general meeting pursuant to bye-law 103 of the Bye-Laws. The Shareholder should deposit a
notice in writing of the intention to propose that person for election as a Director and notice in writing by
that person of his/her willingness to be elected and the information as required to be disclosed under the
relevant rules of the Listing Rules and the Bye-Laws as prevailing from time-to-time at the Company’s principal
place of business in Hong Kong for the attention of the Company Secretary at least seven days before the
date of the general meeting.

Right to convene a special general meeting

Shareholders can submit a requisition to convene a special general meeting (“SGM") pursuant to section 74
of the Act. The number of Shareholders necessary for a requisition shall be representing not less than
one-tenth of the Company’s paid-up capital as at the date of the deposit of the requisition having the right to
vote at general meeting of the Company.

The written requisition must state the purpose of the SGM; be signed by the requisitionist(s) (may consist of
one or several documents in like form each signed by one or more requisitionist(s)); and be deposited at the
Company’s principal place of business in Hong Kong for the attention of the Company Secretary.

If the requisition is in order, the Company Secretary will request the Board to convene a SGM by serving
sufficient notice in accordance with the statutory requirements to all the registered Shareholders. On the
contrary, if the request has been verified invalid, the requisitionist(s) will be advised of this outcome and
accordingly, a SGM will not be convened as requested.

If within 21 days from the date of the deposit of the proper and orderly requisition which the Board fails to
proceed to convene such SGM, the requisitionist(s) may themselves convene a SGM in the same manner, and
all reasonable expenses incurred by the requisitionist(s) as a result of the failure of the Board shall be
reimbursed by the Company to the requisitionist(s), but any meeting so convened shall not be held after the
expiration of three months from the said date.
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CONSTITUTIONAL DOCUMENTS

At the annual general meeting held on 30 May 2023, amended and restated bye-laws of the Company was
adopted by a special resolution. Save as disclosed above, during the financial year, there was no change to
the Company’s constitutional documents. An up-to-date version of the Company’s memorandum of
association and the Bye-Laws is available on the websites of the Company and the Stock Exchange.

COMPLIANCE WITH THE CODE

Upon the resignation of Prof. Wang Guiguo as an Independent Non-executive Director of the Company with
effect from 1 June 2025, the Company was not in compliance with (i) Rule 3.10(1) of the Rules Governing the
Listing of Securities on the Stock Exchange (the “Listing Rules”), which stipulates that the Board must include
at least three independent non-executive directors; (ii) Rule 3.21 of the Listing Rules, which stipulates that the
audit committee must comprise a minimum of three members; and (iii) Rule 3.25 of the Listing Rules, which
stipulates that the remuneration committee chaired by an independent non-executive director and comprising
a majority of independent non-executive directors.

Following the appointment of Mr. Dai Zhijie on 8 August 2025. The Company was in compliance with Rules
3.10(1), 3.21 and 3.25 of the Listing Rules.

Save as disclosed above, throughout the year under review, the Company has complied with the Code of the
CG Code as set out in Appendix C1 of the Listing Rules.
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Forvis Mazars CPA Limited
BRI E N EBFAERAR for VI s

42nd Floor, Central Plaza mazars

18 Harbour Road

Wanchai, Hong Kong
EAREFAEEISHETIRER421E

Tel E3E: +852 2909 5555

Fax {5 : +852 2810 0032

Email EEB: info.hk@forvismazars.com
Website #1lE : forvismazars.com/hk

Opinion

We have audited the consolidated financial statements of DTXS Silk Road Investment Holdings Company
Limited (the “Company”) and its subsidiaries (collectively referred to as the “Group”) set out on pages 43 to
123, which comprise the consolidated statement of financial position as at 31 December 2025, and the
consolidated statement of profit or loss and other comprehensive income, the consolidated statement of
changes in equity and the consolidated statement of cash flows for the year then ended, and notes to the
consolidated financial statements, including material accounting policy information.

In our opinion, the consolidated financial statements give a true and fair view of the financial position of the
Group as at 31 December 2025, and of its financial performance and cash flows for the year then ended in
accordance with HKFRS Accounting Standards as issued by the Hong Kong Institute of Certified Public
Accountants (the “HKICPA™) and have been properly prepared in compliance with the disclosure requirements
of the Hong Kong Companies Ordinance.

Basis for Opinion

We conducted our audit in accordance with Hong Kong Standards on Auditing (“HKSAs”) as issued by the
HKICPA. Our responsibilities under those standards are further described in the “Auditor’s Responsibilities for
the Audit of the Consolidated Financial Statements” section of our report. We are independent of the Group
in accordance with the HKICPA's Code of Ethics for Professional Accountants (the “Code”), as applicable to
audits of financial statements of public interest entities, and we have fulfilled our other ethical responsibilities
in accordance with the Code. We believe that the audit evidence we have obtained is sufficient and
appropriate to provide a basis for our opinion.

Material Uncertainty Related to Going Concern

We draw attention to Note 2 to the consolidated financial statements. During the year ended 31 December
2025, the Group incurred a net loss of approximately HK$81,822,000, while as at 31 December 2025, the
Group had total interest-bearing borrowings of approximately HK$1,456,940,000 of which the current
interest-bearing borrowings amounted to approximately HK$791,477,000, while cash and cash equivalents of
only approximately HK$11,607,000. As at and subsequent to 31 December 2025, the Group is subject to a
number of legal actions related to its business as detailed in Note 36 to the consolidated financial statements.
As stated in Note 2 to the consolidated financial statements, these conditions indicate that material
uncertainty exists that cast significant doubt on the Group’s ability to continue as a going concern. The
consolidated financial statements have been prepared on a going concern basis, the validity of which depends
upon the outcome of various financial plans and measures implemented by the Group. Our opinion is not
modified in respect of this matter.
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Key Audit Matters

Key audit matters are those matters that, in our professional judgement, were of most significance in our
audit of the consolidated financial statements of the current period. These matters were addressed in the
context of our audit of the consolidated financial statements as a whole, and in forming our opinion thereon,
and we do not provide a separate opinion on these matters.

In addition to the matter described in the “Material Uncertainty Related to Going Concern” section, we have
determined the matters described below to be the key audit matters to be communicated in our report.

Key audit matter

How our audit addressed the key audit matter

Valuation of properties under development and completed properties held for sale

Refer to Note 24 to the consolidated financial
statements

At 31 December 2025, the Group had various properties
under development and completed properties held for
sale (the “Properties”) located in Chinese Mainland of
the People’s Republic of China with carrying amounts of
approximately HK$1,837,007,000 and HK$1,124,489,000,
respectively.

The Properties are stated at the lower of cost and
net realisable value on an individual property basis.
Net realisable value is estimated at the actual or
estimated selling price less estimated costs to
completion and the estimated costs necessary to
make the sale. The net realisable value was
determined by the management with reference to
the valuation performed by an independent valuer
engaged by the Group (the “Management Valuer”).

We have identified the above matter as a key audit
matter because of the significance of carrying
amount of the Properties and the estimation of net
realisable value of the Properties involved significant
judgements and estimations.
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Our key procedures, among others, included:

reviewing the valuation report from the
Management Valuer and holding discussions
with the management and the Management
Valuer to understand and evaluate the valuation
basis, methodology used, and the underlying
assumptions applied;

engaging an independent professional valuer as
our expert (the "Auditor Expert”) to assist on
the assessment of valuation methodology and
underlying assumptions applied and compare
such underlying assumptions with market
information;

evaluating the objectivity, capabilities and
competence of the Management Valuer and the
Auditor Expert;

assessing, on a sampling basis, the reasonableness
of the construction and other costs budgets of the
Properties by comparing them to actual
construction and other costs incurred for similar
properties developed by the Group; and

assessing, on a sample basis, the appropriateness

of the underlying data including comparable
market transactions being used.

DTXS SILK ROAD INVESTMENT HOLDINGS COMPANY LIMITED
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Key Audit Matters (Continued)

Key audit matter

How our audit addressed the key audit matter

Impairment assessment of advances to consignors and related interest receivables

Refer to Notes 26 and 43 to the consolidated
financial statements

At 31 December 2025, the Group had advances to
consignors of works of art (the “Advances to
Consignors”) and related interest receivables, net of
loss allowances, of approximately HK$378,252,000
and HK$185,173,000, respectively.

The Group provides certain consignors of works of
art with advances secured by the works of art which
are held by the Group as collateral. The initial
advances granted to consignors generally do not
exceed 40% of the collateral’s market value
estimated by the Group’s internal art experts. If the
work of art is sold in auction, the proceeds received
from the buyer, after deducting commission,
advances, interest and relevant taxes, will be paid to
the consignor. If the work of art remains unsold,
the consignor will be required to repay the advance
together with interest before the work of art is
returned to the consignor.

We have identified the impairment assessment of
the Advances to Consignors and related interest
receivables as a key audit matter because the
significant amounts involved and significant
judgements and estimations were made by
management in determining the loss allowances for
such advances and related interest receivables,
which involve the estimation of the market value of
works of art. The Group engaged the Management
Valuer and external art experts (the “Management
Art Experts”) to perform expected credit loss
assessment and valuations of works of art which
were held by the Group as collateral at the end of
the reporting period.

Annual Report 2025

Our key procedures, among others, included:

understanding the design and implementation
of key internal controls over the approval,
monitoring and collection of the Advances to
Consignors and related interest receivables;

reviewing the expected credit loss assessment
prepared by the Management Valuer;

engaging the Auditor Expert to assist on the
assessment of valuation methodology and
underlying assumptions applied, including but
not limited to, the discount rate, loss given
default rate, probability of default and value of
collateral;

engaging an independent art expert (the
“Auditor Art Expert”) in evaluating, on a
sampling basis, management’s assessment of
the value of collateral held by the Group as
derived from the valuation reports from the
Management Art Experts;

comparing, on a sampling basis, the carrying
value of the Advances to Consignors with the
value of collateral, and reviewing historical
auction prices of collateral sold;

assessing the competence, objectivity and
capabilities of the Management Valuer, the
Management Art Experts, the Auditor Expert
and the Auditor Art Expert; and

in respect of the Advances to Consignors and
related interest receivables, assessing, on a
sampling basis, the internal and external
evidence obtained, and testing the historical
settlement pattern, subsequent settlement and
forward-looking factors specific to the
consignors for the recognition and disclosure of
impairment loss.



Independent Auditor’s Report

Other Information included in the Annual Report

The directors of the Company are responsible for the other information. The other information comprises the
information included in the 2025 annual report of the Company, but does not include the consolidated
financial statements and our auditor’s report thereon.

Our opinion on the consolidated financial statements does not cover the other information and we do not
express any form of assurance conclusion thereon.

In connection with our audit of the consolidated financial statements, our responsibility is to read the other
information and, in doing so, consider whether the other information is materially inconsistent with the
consolidated financial statements or our knowledge obtained in the audit or otherwise appears to be
materially misstated. If, based on the work we have performed, we conclude that there is a material
misstatement of this other information, we are required to report that fact. We have nothing to report in this
regard.

Responsibilities of Directors and Those Charged with Governance for the
Consolidated Financial Statements

The directors of the Company are responsible for the preparation of the consolidated financial statements
that give a true and fair view in accordance with HKFRS Accounting Standards as issued by the HKICPA and
the disclosure requirements of the Hong Kong Companies Ordinance, and for such internal control as the
directors determine is necessary to enable the preparation of consolidated financial statements that are free
from material misstatement, whether due to fraud or error.

In preparing the consolidated financial statements, the directors of the Company are responsible for assessing
the Group’s ability to continue as a going concern, disclosing, as applicable, matters related to going concern
and using the going concern basis of accounting unless the directors of the Company either intend to
liguidate the Group or to cease operations, or have no realistic alternative but to do so.

Those charged with governance are responsible for overseeing the Group’s financial reporting process.

Auditor’'s Responsibilities for the Audit of the Consolidated Financial

Statements

Our objectives are to obtain reasonable assurance about whether the consolidated financial statements as a
whole are free from material misstatement, whether due to fraud or error, and to issue an auditor’s report
that includes our opinion. Our report is made solely to you, as a body, in accordance with Section 90 of the
Bermuda Companies Act 1981, and for no other purpose. We do not assume responsibility towards or accept
liability to any other person for the contents of this report.

Reasonable assurance is a high level of assurance, but is not a guarantee that an audit conducted in
accordance with HKSAs will always detect a material misstatement when it exists. Misstatements can arise
from fraud or error and are considered material if, individually or in the aggregate, they could reasonably be
expected to influence the economic decisions of users taken on the basis of these consolidated financial
statements.
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Auditor’'s Responsibilities for the Audit of the Consolidated Financial

Statements (Continued)

As part of an audit in accordance with HKSAs, we exercise professional judgement and maintain professional
scepticism throughout the audit. We also:

° Identify and assess the risks of material misstatement of the consolidated financial statements, whether
due to fraud or error, design and perform audit procedures responsive to those risks, and obtain audit
evidence that is sufficient and appropriate to provide a basis for our opinion. The risk of not detecting
a material misstatement resulting from fraud is higher than for one resulting from error, as fraud may
involve collusion, forgery, intentional omissions, misrepresentations, or the override of internal control.

o Obtain an understanding of internal control relevant to the audit in order to design audit procedures
that are appropriate in the circumstances, but not for the purpose of expressing an opinion on the
effectiveness of the Group's internal control.

o Evaluate the appropriateness of accounting policies used and the reasonableness of accounting
estimates and related disclosures made by the directors.

o Conclude on the appropriateness of the directors’ use of the going concern basis of accounting and,
based on the audit evidence obtained, whether a material uncertainty exists related to events or
conditions that may cast significant doubt on the Group’s ability to continue as a going concern. If we
conclude that a material uncertainty exists, we are required to draw attention in our auditor’s report to
the related disclosures in the consolidated financial statements or, if such disclosures are inadequate,
to modify our opinion. Our conclusions are based on the audit evidence obtained up to the date of our
auditor’s report. However, future events or conditions may cause the Group to cease to continue as a
going concern.

° Evaluate the overall presentation, structure and content of the consolidated financial statements,
including the disclosures, and whether the consolidated financial statements represent the underlying
transactions and events in a manner that achieves fair presentation.

o Plan and perform the group audit to obtain sufficient appropriate audit evidence regarding the
financial information of the entities or business units within the Group as a basis for forming an
opinion on the consolidated financial statements. We are responsible for the direction, supervision and
review of the audit work performed for the purposes of the group audit. We remain solely responsible
for our audit opinion.

We communicate with those charged with governance regarding, among other matters, the planned scope
and timing of the audit and significant audit findings, including any significant deficiencies in internal control
that we identify during our audit.

We also provide those charged with governance with a statement that we have complied with relevant ethical
requirements regarding independence, and to communicate with them all relationships and other matters that
may reasonably be thought to bear on our independence, and where applicable, actions taken to eliminate
threats or safeguards applied.
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Independent Auditor’s Report

Auditor’'s Responsibilities for the Audit of the Consolidated Financial
Statements (Continued)

From the matters communicated with those charged with governance, we determine those matters that were
of most significance in the audit of the consolidated financial statements of the current period and are
therefore the key audit matters. We describe these matters in our auditor’s report unless law or regulation
precludes public disclosure about the matter or when, in extremely rare circumstances, we determine that a
matter should not be communicated in our report because the adverse consequences of doing so would
reasonably be expected to outweigh the public interest benefits of such communication.

Forvis Mazars CPA Limited
Certified Public Accountants
Hong Kong, 30 April 2026

The engagement director on the audit resulting in this independent auditor’s report is:

She Shing Pang
Practising Certificate number: PO5510

DTXS SILK ROAD INVESTMENT HOLDINGS COMPANY LIMITED



Consolidated Statement of Profit or Loss and Other Comprehensive Income

Year ended 31 December 2025

REVENUE
Revenue from contracts with customers
Interest income from advances to consignors
Gross rental income

Other income
Costs of inventories and properties sold
Staff costs
Depreciation expenses
Other operating expenses
Other gains (losses), net
Provision of impairment of trade and other receivables
Impairment loss on inventories
Impairment loss on property, plant and equipment
Write off of advances to consignors and
related interest receivables from art financing business
Write down of properties under development and
completed properties held for sale
Finance costs

LOSS BEFORE TAX
Income tax expenses

LOSS FOR THE YEAR

OTHER COMPREHENSIVE INCOME (EXPENSES)

Items that may be reclassified to profit or loss in subsequent periods:
Reclassification of exchange reserve upon disposal of a subsidiary

Exchange differences on translation of foreign operations

OTHER COMPREHENSIVE INCOME (EXPENSES)
FOR THE YEAR, NET OF TAX

TOTAL COMPREHENSIVE EXPENSES FOR THE YEAR

Loss for the year attributable to:
Equity holders of the Company
Non-controlling interests
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Notes

N

8

9(a)
9(b)

10
26(a), 26(b)

18

26(b)(i)

11

14

17

2025 2024
HK$'000 HK$'000
17,443 8,459
31,745 32,752
- 1,221
49,188 42,432
16,313 14,008
(12,378) (1,662)
(17,686) (19,921)
(2,963) (3,745)
(42,104) (36,155)
5,085 (4,186)
(11,785) (13,892)
- (660)
(1,318) (5,210)
(4,156) (474)
(56,349) -
(42) (49)
(78,195) (29,514)
(3,627) (3,573)
(81,822) (33,087)
(343) -
13,544 (12,988)
13,201 (12,988)
(68,621) (46,075)
(63,385) (23,731)
(18,437) (9,356)
(81,822) (33,087)
43
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Consolidated Statement of Profit or Loss and Other Comprehensive Income

Year ended 31 December 2025

2025 2024
Notes HK$’'000 HK$'000
Total comprehensive expenses for the year attributable to:
Equity holders of the Company (53,201) (33,979)
Non-controlling interests 17 (15,420) (12,096)
(68,621) (46,075)
LOSS PER SHARE ATTRIBUTABLE TO EQUITY HOLDERS
OF THE COMPANY 16
Basic HK(8.86) cents  HK(3.56) cents
Diluted HK(8.86) cents  HK(3.56) cents
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Consolidated Statement of Financial Position

NON-CURRENT ASSETS
Property, plant and equipment
Investment properties
Intangible assets

Goodwill

Financial assets at fair value through profit or loss

Deferred tax assets
Properties under development

CURRENT ASSETS

Properties under development
Completed properties held for sale
Inventories

Trade and other receivables

Loans receivables

Restricted bank deposits

Cash and cash equivalents

CURRENT LIABILITIES
Trade and other payables
Interest-bearing borrowings
Tax liabilities

NET CURRENT ASSETS
TOTAL ASSETS LESS CURRENT LIABILITIES

NON-CURRENT LIABILITIES
Interest-bearing borrowings
Other payables

NET ASSETS
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Notes

18
19
21
22
23
32
24

24
24
25
26
27
28
29

30
31

31
30

At 31 December 2025

2025 2024
HK$'000 HK$'000
45,384 47,203
29,717 29,770
7,012 6,698
44,556 42,309

- 9,981
126,669 135,961
1,837,007 1,535,789
1,124,489 1,084,783
18,956 27,245
688,064 709,072
3,268 3,899
11,607 16,175
3,683,391 3,376,963
604,917 690,751
791,477 223,591
323,662 305,947
1,720,056 1,220,289
1,963,335 2,156,674
2,090,004 2,292,635
665,463 1,168,478
493,853 195,936
1,159,316 1,364,414
930,688 928,221
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Consolidated Statement of Financial Position

At 31 December 2025

2025 2024
Notes HK$’'000 HK$'000

CAPITAL AND RESERVES
Share capital 33 400,513 333,763
Reserves 470,552 519,675
Equity attributable to equity holders of the Company 871,065 853,438
Non-controlling interests 59,623 74,783
TOTAL EQUITY 930,688 928,221

These consolidated financial statements on pages 43 to 123 were approved and authorised for issue by the

Board of Directors on 30 April 2026 and signed on its behalf by

Huang Dahai Wong Kwok Tung Gordon Allan
Director Director
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Consolidated Statement of Changes in Equity

Year ended 31 December 2025

Attributable to equity holders of the Company

Exchange Non-
Share fluctuation  Revaluation Other  Accumulated Controlling Total
capital reserve reserve losses Total interests equity
(Note 33) (Note 35(b)  (Note 35(c))
HK$000 HKS$000 HKS$'000 HK$'000 HK$'000 HK$'000 HK$'000
At 1 January 2024 333,763 (24,706)* 2818 (837,568)* 887417 87,265 974,682
Loss for the year - - - (23731) (23731) (9,356) (33,087)
Other comprehensive expenses:
Items that may be reclassified subsequently to
profit or loss in subsequent periods:
Exchange difference on translation of
foreign operations - (10,248) - - (10,248) (2,740) (12,988)
Total comprehensive expenses for the year - (10,248) - (23731) (33,979) (12,09) (46,075)
Transactions with owners:
Contributions and distributions
Disposal of subsicfaries (Note 44(b)) - - - - - (386) (386)
At31 Decermber 2024 33763 Bagsdr 2818t (861299 833438 74783 98
At 1 January 2025 333,763 (34,954)% 2,818* (861,299) 853438 74,783 928,221
Loss for the year - - - (63,385) (63,385) (18437) (81822)
Other comprehensive income (expenses):
Items that may be reclassified subsequently to
profit or loss in subsequent periods:
Exchange difference on translation of foreign
operations - 10,527 - - 10527 3,017 13,544
Reclassification of exchange reserve upon
disposal of a subsidiary (Note 44(a)) - (343) - - (343) - (343)
Total comprehensive income (expenses)
for the year - 10,184 N (63,385) (53,201) (15,420) (68,621)
Transactions with owners:
Contributions and distributions
Placing of shares (Note 33) 66,750 - - - 13,430 - 73,430
Transaction costs on issuance of
shares upon placings (Note 33) - - - - (2,602) - (2,602)
Disposal of a subsidiary (Note 44(a)) - - - - - 260 260
At 31 December 2025 400,513 (24.170)% 2,818* (924,684) 871,065 59,623 930,688
* At 31 December 2025, these reserve accounts comprise the consolidated reserves of approximately HK$470,552,000
(2024: approximately HK$519,675,000) in the consolidated statement of financial position.
47
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Consolidated Statement of Cash Flows

Year ended 31 December 2025

OPERATING ACTIVITIES
Loss before tax

Adjustments for:

Depreciation expenses

Provision of impairment of trade and other receivables, net

Write off of advances to consignors and related interest
receivables

Write down of properties under development and
completed properties held for sale

Impairment loss on property, plant and equipment

Impairment loss on inventories

Fair value loss on investment properties

Gain on disposal of subsidiaries

Finance costs

Bank interest income

Loss on early termination of lease

Exchange differences

CASH (USED IN) GENERATED FROM OPERATIONS BEFORE
MOVEMENTS IN WORKING CAPITAL

Movements in working capital:
Properties under development
Completed properties held for sale
Inventories
Trade and other receivables
Trade and other payables

CASH USED IN OPERATIONS
Bank interest received
Income tax paid

NET CASH USED IN OPERATING ACTIVITIES
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Notes

9(b)
26(a), 26(b)

26(b)(1)

18

10
44
11

2025 2024
HK$'000 HK$'000
(78,195) (29,514)
2,963 3,745
11,785 13,892
4,156 474
56,349 -
1,318 5,210

- 660

1,410 4,330
(3,796) (2,657)
42 49

8) (26)

23 -
(6,518) 9,469
(10,471) 5,632
(176,755) (191,057)
5,828 (3,614)
100 718
(63,864) (6,327)
170,112 105,582
(75,050) (89,066)
8 26

(108) (169)
(75,150) (89,209)
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Consolidated Statement of Cash Flows

Year ended 31 December 2025

INVESTING ACTIVITIES

Purchases of property, plant and equipment

Net cash (outflow) inflow from disposal of subsidiaries
Decrease (Increase) of restricted bank deposits

NET CASH FROM INVESTING ACTIVITIES

FINANCING ACTIVITIES

Net proceeds from placing of shares
Inception of interest-bearing borrowings
Repayment of interest-bearing borrowings
Principal portion of lease payments
Interest paid

NET CASH FROM FINANCING ACTIVITIES

NET DECREASE IN CASH AND CASH EQUIVALENTS

CASH AND CASH EQUIVALENTS AT BEGINNING OF THE

REPORTING PERIOD

Effect of foreign exchange rate changes, net

CASH AND CASH EQUIVALENTS AT END
OF THE REPORTING PERIOD
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Notes

44

33
38(b)
38(b)
38(b)

29

2025 2024
HK$'000 HK$'000
- (36)
(228) 4,504
777 (1,454)
549 3,014
70,828 -
- 97,901
(319) -
(637) -
- (18,470)
69,872 79,431
(4,729) (6,764)
16,175 23,079
161 (140)
11,607 16,175
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Notes to the Consolidated Financial Statements

Year ended 31 December 2025

1.

*
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CORPORATE AND GROUP INFORMATION

DTXS Silk Road Investment Holdings Company Limited (the “Company”) was incorporated in Bermuda as
an exempted company with limited liability and its shares are listed on the Main Board of The Stock
Exchange of Hong Kong Limited (the “Stock Exchange”). The registered office of the Company is
located at Crawford House, 4th Floor, 50 Cedar Avenue, Hamilton HM11, Bermuda and its principal
place of business is located at Room 3207, 32/F, Bank of America Tower, 12 Harcourt Road, Central,
Hong Kong.

The Company and its subsidiaries (collectively referred to as the “Group”) were involved in the following
principal activities:

o provision of auction and related services
o sale of wines and merchandises
o properties investment and development

In the opinion of the directors of the Company, the immediate holding company of the Company is Da
Tang Xi Shi International Holdings Limited, which is established in the British Virgin Islands (the “BVI"),
the ultimate holding company of the Company is AEFAMILEXIEEEEHFR AT (Da Tang Xi Shi
Investments Group Limited*, “DTXS Investments”), which is established in Chinese Mainland of the
People’s Republic of China (the “PRC"), and the ultimate controlling parties of the Company are Mr. Lu
Jianzhong and Ms. Zhu Ronghua (the “Ultimate Controlling Parties”).

BASIS OF PREPARATION

The consolidated financial statements have been prepared in accordance with HKFRS Accounting
Standards, which collective term includes all applicable Hong Kong Financial Reporting Standards
("HKFRSs"), Hong Kong Accounting Standards (“HKASs”) and Interpretations as issued by the Hong
Kong Institute of Certified Public Accountants (the “HKICPA"), accounting principles generally accepted
in Hong Kong and the disclosure requirements of the Hong Kong Companies Ordinance. The
consolidated financial statements also comply with the applicable disclosure provisions of the Rules
Governing the Listing of Securities on the Stock Exchange.

The consolidated financial statements have been prepared under the historical cost convention, except
for investment properties and unlisted equity investment, which have been measured at fair value. The
consolidated financial statements are presented in Hong Kong dollars (“HK$") and all values are
rounded to the nearest thousand, unless otherwise indicated.

The consolidated financial statements have been prepared on a basis consistent with the accounting
policies adopted in the 2024 consolidated financial statements except for the adoption of revised HKFRS
Accounting Standard that is relevant to the Group and effective from the current period as set out in
Note 3 to the consolidated financial statements.

For identification purpose only
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Notes to the Consolidated Financial Statements

Year ended 31 December 2025

2. BASIS OF PREPARATION (Continued)
Going concern

In preparing the consolidated financial statements, the directors of the Company have given careful
consideration to the future liquidity of the Group in light of the fact that (1) the Group incurred a net
loss of approximately HK$81,822,000 for the year ended 31 December 2025 and (2) at 31 December
2025, the Group had total interest-bearing borrowings of approximately HK$1,456,940,000 of which
the current interest-bearing borrowings amounted to approximately HK$791,477,000, while cash and
cash equivalents of only approximately HK$11,607,000.

At and subsequent to 31 December 2025, the Group is subject to a number of legal actions related to
delay or failure of settlements of trade and other payables as detailed in the Note 36 to the consolidated
financial statements.

The above events or conditions indicate the existence of material uncertainties which may cast
significant doubt on the Group’s ability to continue as a going concern in next twelve months from the
approval of the consolidated financial statements and, therefore, the Group may be unable to realise its
assets and discharge its liabilities in the normal course of business.

In view of these circumstances, the directors of the Company have given careful consideration to the
future liquidity and performance of the Group and its available sources of finance in assessing whether
the Group will have sufficient financial resources to continue as a going concern. Certain plans and
measures have been taken or will be taken by the directors of the Company to mitigate the liquidity
pressure and to improve its financial position which include, but are not limited to, the following:

i) the Group has been actively negotiating with the banks for renewal and further extension of
interest-bearing borrowings and related interest, in which the Group had held several meetings
with the banks during the year ended 31 December 2025, and obtained their consent regarding
the Group’s intention for delay in payment of the principal and interest of the interest-bearing
borrowings for two to three years;

i)  the Group has been actively negotiating with various financial institutions and potential lenders or
investors to identify various options for financing the Group’s working capital and commitments in
the foreseeable future, in particular, the Group had completed two rounds of share placings to
raise gross proceeds of approximately HK$73,430,000 during the year ended 31 December 2025,
and subsequent to 31 December 2025, two placings of convertible bonds in the principal amount
of HK$23,000,000 in total were issued and completed;

iii) the Group has accelerated or will accelerate the pre-sale and sales of the properties under
development and completed properties held for sale;

iv)  the Group has been actively negotiated with the consignors regarding the settlement of advance
to consignors and related interest receivables; and

v)  the ultimate controlling party, Mr. Lu Jianzhong, has committed to provide continuous financial

support to the Group as is necessary to enable the Group to meet its day-to-day operations and its
financial obligations as they fall due.
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Notes to the Consolidated Financial Statements

Year ended 31 December 2025

2.
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BASIS OF PREPARATION (Continued)
Going concern (Continued)

The directors of the Company have also reviewed the Group’s cash flow forecast prepared by the
management which covers a period of 18 months from 31 December 2025. They are of the opinion
that, taking into account the above-mentioned plans and measures, the Group will have sufficient
working capital to finance its operations and meet its financial obligations as and when they fall due in
the foreseeable future. Accordingly, the directors of the Company believe it is appropriate to prepare
the consolidated financial statements of the Group for the year ended 31 December 2025 on a going
concern basis.

Should the above measures not be able to implement successfully, the Group may not have sufficient
funds to operate as a going concern, in which case, adjustments might have to be made to the carrying
values of the Group’s assets to their recoverable amounts, to reclassify the non-current assets and
non-current liabilities as current assets and current liabilities, and to provide for any further liabilities
which might arise. The effect of these adjustments has not been reflected in the consolidated financial
statements.

Basis of consolidation

The consolidated financial statements comprise the financial statements of the Company and all of its
subsidiaries. A subsidiary is an entity (including a structured entity), directly or indirectly, controlled by
the Group. Control is achieved when the Group is exposed, or has rights, to variable returns from its
involvement with the investee and has the ability to affect those returns through its power over the
investee (i.e. existing rights that give the Group the current ability to direct the relevant activities of the
investee).

When the Group has, directly or indirectly, less than a majority of the voting or similar rights of an
investee, the Group considers all relevant facts and circumstances in assessing whether it has power over
an investee, including:

(@) the contractual arrangement with the other vote holders of the investee;

(b) rights arising from other contractual arrangements; and

(c)  the Group's voting rights and potential voting rights.

The financial statements of the subsidiaries are prepared for the same reporting period as the Company,
using consistent accounting policies. The results of subsidiaries are consolidated from the date on which
the Group obtains control, and continue to be consolidated until the date that such control ceases.
Profit or loss and each component of other comprehensive income are attributed to the owners of the
Company and to the non-controlling interests (“NCI”), even if this results in the NCI having a deficit
balance. All intra-group assets and liabilities, equity, income, expenses and cash flows relating to
transactions between members of the Group are eliminated in full on consolidation.

The Group reassesses whether or not it controls an investee if facts and circumstances indicate that

there are changes to one or more of the three elements of control described above. A change in the
ownership interest of a subsidiary, without a loss of control, is accounted for as an equity transaction.
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BASIS OF PREPARATION (Continued)

Basis of consolidation (Continued)

If the Group loses control over a subsidiary, it derecognises (i) the assets (including goodwill) and
liabilities of the subsidiary, (ii) the carrying amount of any NCI, and (iii) the cumulative translation
differences recorded in equity; and recognises (i) the fair value of the consideration received, (ii) the fair
value of any investment retained, and (iii) any resulting surplus or deficit in profit or loss. The Group’s
share of components previously recognised in other comprehensive income is reclassified to profit or loss
or accumulated losses, as appropriate, on the same basis as would be required if the Group had directly
disposed of the related assets or liabilities.

Structured arrangements
Following the completion of the acquisition of China King Sing Lun Fung Company Limited (“KSLF

(HK)") and the execution of certain structured arrangements, the Group commenced the auction
business in Chinese Mainland of the PRC through /8 $AFE R HE AR /A 7 (Hainan Baier International
Auction Company Limited*, “Hainan Baier”), an indirect wholly-owned subsidiary of KSLF (HK).

The legal ownership of Hainan Baier is registered under the names of two individuals (the “Registered
Shareholders”) and the Group entered into a series of agreements with the Registered Shareholders to
effect that the Group has control over Hainan Baier so as to obtain benefits from its activities (the
“Structured Arrangements”). The Structured Arrangements with the Registered Shareholders comprise
the following agreements:

(i) Exclusive Operation and Technology Support Services Agreement;

(i) Exclusive Right to Purchase Agreement;

(iii)  The Voting Rights Proxy Agreement; and

(iv)  Equity Pledge Agreement.

The Structured Arrangements are irrevocable and enable the Group to:

. Exercise effective financial and operational control over Hainan Baier;

o Exercise equity holders’ voting rights of Hainan Baier;

o Receive substantially all of the economic returns generated by Hainan Baier in consideration for the
exclusive technical and management consultancy services;

o Obtain an irrevocable and exclusive right to purchase all or part of equity interests in Hainan Baier
from the respective Registered Shareholders; and

o Obtain a pledge over the entire equity interest of Hainan Baier as collateral security under the
Structured Arrangements.

The above Structured Arrangements effectively transfer the controls over the economic benefits and pass
the risks associated with the business of Hainan Baier to the Group. Accordingly, Hainan Baier is
accounted for as wholly-owned subsidiaries of the Group for accounting purposes.

For identification purpose only
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CHANGES IN ACCOUNTING POLICIES
Adoption of revised HKFRS Accounting Standard

The Group has applied, for the first time, the following revised HKFRS Accounting Standard that is
relevant to the Group:

Amendments to HKAS 21 Lack of Exchangeability

Amendments to HKAS 21: Lack of Exchangeability

The amendments require an entity to apply a consistent approach to assessing whether a currency is
exchangeable into another currency and, when it is not, to determining the exchange rate to use and
the disclosures to provide.

The adoption of the amendments does not have any significant impact on the consolidated financial
statements.

Future changes in HKFRS Accounting Standards

At the date of authorisation of the consolidated financial statements, the HKICPA has issued the
following new/revised HKFRS Accounting Standards that are not yet effective for the current period,
which the Group has not early adopted.

Amendments to HKFRS 9 and HKFRS 7 Amendments to the Classification and Measurement of
Financial Instruments’
Annual Improvements to HKFRS Accounting Volume 11"

Standards
Amendments to HKFRS 9 and HKFRS 7 Contracts Referencing Nature-dependent Electricity
HKFRS 18 Presentation and Disclosure in Financial Statements ?
HKFRS 19 Subsidiaries without public Accountability: Disclosure ?
Amendments to HKAS 21 Translation to a Hyperinflationary Presentation Currency?
Amendments to HKFRS 10 and HKAS 28 Sale or Contribution of Assets between an Investor and

its Associate or Joint Venture 3

! Effective for annual periods beginning on or after 1 January 2026
’ Effective for annual periods beginning on or after 1 January 2027
; The effective date to be determined

HKFRS 18, Presentation and Disclosure in Financial Statements, which sets out requirements on
presentation and disclosures in financial statements, will replace HKAS 1, Presentation of Financial
Statements. HKFRS 18, and amendments to other standards, will be effective for annual periods
beginning on or after 1 January 2027, with early application permitted. The application of HKFRS 18
may affect the presentation of the consolidated statement of profit or loss, the consolidated statement
of profit or loss and other comprehensive income and disclosures in the future consolidated financial
statements. The Group is in the process of assessing the detailed impact of HKFRS 18 on the Group’s
consolidated financial statements.

Except for above, the directors of the Company do not anticipate that the adoption of the new/revised
HKFRS Accounting Standards in future periods will have any material impact on the results and the

financial position of the Group.

A summary of the principal accounting policies adopted by the Group is set out in Note 4 to the
consolidated financial statements.
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4. PRINCIPAL ACCOUNTING POLICIES
Subsidiaries

A subsidiary is an entity that is controlled by the Group. The Group controls an entity when it is
exposed, or has rights, to variable returns from its involvement with the entity and has the ability to
affect those returns through its power over the entity. The Group reassesses whether it controls an
investee if facts and circumstances indicate that there are changes to one or more of the elements of
control.

In the Company’s statement of financial position which is presented within these notes, investments in
subsidiaries is stated at cost less accumulated impairment loss. The carrying amount of the investment is
reduced to its recoverable amount on an individual basis, if it is higher than the recoverable amount.
The results of subsidiaries are accounted for by the Company on the basis of dividends received and
receivable.

Goodwill

Goodwill is initially measured at cost. After initial recognition, goodwill is measured at cost less any
accumulated impairment losses. Goodwill is tested for impairment annually or more frequently if events
or changes in circumstances indicate that the carrying value may be impaired. The Group performs its
annual impairment test of goodwill at the end of the reporting period. For the purpose of impairment
testing, goodwill acquired in a business combination is, from the acquisition date, allocated to each of
the Group’s cash-generating units (“CGUs"), or groups of CGUs, that are expected to benefit from the
synergies of the combination, irrespective of whether other assets or liabilities of the Group are assigned
to those units or groups of units.

Impairment is determined by assessing the recoverable amount of the CGU (group of CGUs) to which
the goodwill relates. Where the recoverable amount of the CGU (group of CGUs) is less than the
carrying amount, an impairment loss is recognised. An impairment loss recognised for goodwill is not
reversed in a subsequent period. Where goodwill has been allocated to a CGU (or group of CGUs) and
part of the operation within that unit is disposed of, the goodwill associated with the operation
disposed of is included in the carrying amount of the operation when determining the gain or loss on
the disposal. Goodwill disposed of in these circumstances is measured based on the relative value of the
operation disposed of and the portion of the CGU retained.

Fair value measurement

The Group measures its investment properties and unlisted equity investment at fair value at the end of
the reporting period. Fair value is the price that would be received to sell an asset or paid to transfer a
liability in an orderly transaction between market participants at the measurement date. The fair value
measurement is based on the presumption that the transaction to sell the asset or transfer the liability
takes place either in the principal market for the asset or liability, or in the absence of a principal
market, in the most advantageous market for the asset or liability. The principal or the most
advantageous market must be accessible by the Group. The fair value of an asset or a liability is
measured using the assumptions that market participants would use when pricing the asset or liability,
assuming that market participants act in their economic best interest.

A fair value measurement of a non-financial asset takes into account a market participant’s ability to
generate economic benefits by using the asset in its highest and best use or by selling it to another
market participant that would use the asset in its highest and best use.

The Group uses valuation techniques that are appropriate in the circumstances and for which sufficient

data are available to measure fair value, maximising the use of relevant observable inputs and
minimising the use of unobservable inputs.
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PRINCIPAL ACCOUNTING POLICIES (Continued)
Fair value measurement (Continued)

All assets and liabilities for which fair value is measured or disclosed in the consolidated financial
statements are categorised within the fair value hierarchy, described as follows, based on the lowest
level input that is significant to the fair value measurement as a whole:

Level 1T — based on quoted prices (unadjusted) in active markets for identical assets or liabilities

Level 2 — based on valuation techniques for which the lowest level input that is significant to the
fair value measurement is observable, either directly or indirectly

Level 3 — based on valuation techniques for which the lowest level input that is significant to the
fair value measurement is unobservable

For assets and liabilities that are recognised in the consolidated financial statements on a recurring basis,
the Group determines whether transfers have occurred between levels in the hierarchy by reassessing
categorisation (based on the lowest level input that is significant to the fair value measurement as a
whole) at the end of each reporting period.

Impairment of non-financial assets, other than goodwiill

Where an indication of impairment exists, or when annual impairment testing for an asset is required
(including its property, plant and equipment, intangible assets and the Company’s interests in
subsidiaries), the asset’s recoverable amount is estimated. An asset’s recoverable amount is the higher of
the asset’s or CGU’s value in use and its fair value less costs of disposal, and is determined for an
individual asset, unless the asset does not generate cash inflows that are largely independent of those
from other assets or groups of assets, in which case the recoverable amount is determined for the CGU
to which the asset belongs.

An impairment loss is recognised only if the carrying amount of an asset exceeds its recoverable amount.
In assessing value in use, the estimated future cash flows are discounted to their present value using a
pre-tax discount rate that reflects current market assessments of the time value of money and the risks
specific to the asset. An impairment loss is charged to profit or loss in the period in which it arises,
unless the asset is carried at a revalued amount, in which case the impairment loss is accounted for in
accordance with the relevant accounting policy for that revalued asset.

An assessment is made at the end of each reporting period as to whether there is an indication that
previously recognised impairment losses may no longer exist or may have decreased. If such an
indication exists, the recoverable amount is estimated. A previously recognised impairment loss of an
asset other than goodwill is reversed only if there has been a change in the estimates used to determine
the recoverable amount of that asset, but not to an amount higher than the carrying amount that would
have been determined (net of any depreciation/amortisation) had no impairment loss been recognised
for the asset in prior periods. A reversal of such an impairment loss is credited to profit or loss in the
period in which it arises, unless the asset is carried at a revalued amount, in which case the reversal of
the impairment loss is accounted for in accordance with the relevant accounting policy for that revalued
asset.
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4. PRINCIPAL ACCOUNTING POLICIES (Continued)
Related parties
A related party is a person or entity that is related to the Group.

(a) A person or a close member of that person’s family is related to the Group if that person:
(i)  has control or joint control over the Group;
(i) has significant influence over the Group; or

(iii) is a member of the key management personnel of the Group or of the holding company of
the Group.

(b)  An entity is related to the Group if any of the following conditions applies:

(i)  The entity and the Group are members of the same group (which means that each holding
company, subsidiary and fellow subsidiary is related to the others).

(i) One entity is an associate or joint venture of the other entity (or an associate or joint venture
of a member of a group of which the other entity is a member).

(iii) Both entities are joint ventures of the same third party.

(iv) One entity is a joint venture of a third entity and the other entity is an associate of the third
entity.

(v)  The entity is a post-employment benefit plan for the benefit of employees of either the Group
or an entity related to the Group. If the Group is itself such a plan, the sponsoring employers
are also related to the Group.

(vi) The entity is controlled or jointly controlled by a person identified in (a).

(vii) A person identified in (a)(i) has significant influence over the entity or is a member of the key
management personnel of the entity (or of a holding company of the entity).

(viii) The entity, or any member of a group of which it is a part, provides key management
personnel services to the Group or to the holding company of the Group.

Close members of the family of a person are those family members who may be expected to influence,
or be influenced by, that person in their dealings with the entity and include:

(a) that person’s children and spouse or domestic partner;
(b)  children of that person’s spouse or domestic partner; and
(c) dependants of that person or that person’s spouse or domestic partner.

In the definition of a related party, an associate includes subsidiaries of the associate and a joint venture
includes subsidiaries of the joint venture.
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PRINCIPAL ACCOUNTING POLICIES (Continued)
Property, plant and equipment

Property, plant and equipment are stated at cost less accumulated depreciation and any accumulated
impairment losses. The cost of an item of property, plant and equipment comprises its purchase price
and any directly attributable costs of bringing the asset to its working condition and location for its
intended use.

Expenditure incurred after items of property, plant and equipment have been put into operation, such as
repairs and maintenance, is normally charged to profit or loss in the period in which it is incurred. In
situations where the recognition criteria are satisfied, the expenditure for a major inspection is
capitalised in the carrying amount of the asset as a replacement. Where significant parts of property,
plant and equipment are required to be replaced at intervals, the Group recognises such parts as
individual assets with specific useful lives and depreciates them accordingly.

Depreciation is calculated on the straight-line basis to write off the cost of each item of property, plant
and equipment to its residual value over its estimated useful life. The principal annual rates/estimated

useful lives used for this purpose are as follows:

Owned assets

Buildings 3.3% t0 6.3%

Leasehold improvements Over the shorter of the lease terms and 33.3%
Plant, machinery and workshop equipment 5% to 20%

Furniture, fixtures and office equipment 20% to 33.3%

Motor vehicles 20% to 33.3%

Right-of-use assets
Leasehold land Over the shorter of the lease terms and 2.6%
Buildings 2 years

Where parts of an item of property, plant and equipment have different useful lives, the cost of that
item is allocated on a reasonable basis among the parts and each part is depreciated separately. Residual
values, useful lives and the depreciation method are reviewed, and adjusted if appropriate, at least at
the end of each reporting period.

An item of property, plant and equipment including any significant part initially recognised is
derecognised upon disposal or when no future economic benefits are expected from its use or disposal.
Any gain or loss on disposal or retirement recognised in profit or loss in the period the asset is
derecognised is the difference between the net sales proceeds and the carrying amount of the relevant
asset.
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4. PRINCIPAL ACCOUNTING POLICIES (Continued)
Investment properties
Investment properties are interests in land and building that are held to earn rental income and/or for
capital appreciation, rather than for use in the production or supply of goods or services or for
administrative purposes; or for sale in the ordinary course of business. Such properties are measured
initially at cost, including transaction costs. Subsequent to initial recognition, investment properties are
stated at fair value, which reflects market conditions at the end of the reporting period.
Gains or losses arising from changes in the fair values of investment properties are included in profit or
loss in the period in which they arise.
Any gains or losses on the retirement or disposal of investment properties are recognised in profit or loss
in the period of the retirement or disposal.
Intangible assets
Intangible assets acquired separately are measured on initial recognition at cost. The cost of intangible
assets acquired in a business combination is the fair value at the date of acquisition. The useful lives of
intangible assets are assessed to be either finite or indefinite. Intangible assets with finite useful lives are
subsequently amortised over the useful economic lives and assessed for impairment whenever there is an
indication that the intangible asset may be impaired. The amortisation period and the amortisation
method for an intangible asset with a finite useful life are reviewed at least at the end of the reporting
period.
Brands, customer relationship and computer software
Brands, customer relationship and computer software are stated at cost less accumulated amortisation
and any impairment losses and are amortised on the straight-line basis over their estimated useful lives
as follows:
Brands 20 years
Customer relationship 5 years
Computer software 3 years
Properties under development
Properties under development are stated at the lower of cost and net realisable value, and comprise land
costs, construction costs, borrowing costs, professional fees and other costs directly attributed to such
properties during the development period.
Properties under development are classified as current assets unless the construction period of the
relevant property development project is expected to complete beyond normal operating cycle. On
completion, the properties are transferred to completed properties held for sale.
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PRINCIPAL ACCOUNTING POLICIES (Continued)

Completed properties held for sale

Completed properties held for sale are stated at the lower of cost and net realisable value. Cost is
determined by an apportionment of total land and construction costs attributable to unsold properties.
Net realisable value determined by reference to the sales proceeds of properties sold in ordinary course
of business, less applicable selling expenses, or by management estimates based on prevailing market
conditions.

Leases

The Group assesses at contract inception whether a contract is, or contains, a lease. A contract is, or
contains, a lease if the contract conveys the right to control the use of an identified asset for a period of
time in exchange for consideration.

Group as a lessee

The Group applies a single recognition and measurement approach for all leases, except for short-term
leases. The Group recognises lease liabilities to make lease payments and right-of-use assets
representing the right to use the underlying assets.

(a) Right-of-use assets

Right-of-use assets are recognised at the commencement date of the lease (that is the date the
underlying asset is available for use). Right-of-use assets are measured at cost, less any
accumulated depreciation and any accumulated impairment losses, and adjusted for any
remeasurement of lease liabilities. The cost of right-of-use assets includes the amount of lease
liabilities recognised, initial direct costs incurred, and lease payments made at or before the
commencement date less any lease incentives received. Right-of-use assets are depreciated on a
straight-line basis over the shorter of the lease terms and the estimated useful lives of the assets as
detailed in the policy under “Property, plant and equipment” above.

If ownership of the leased asset transfers to the Group by the end of the lease term or the cost
reflects the exercise of a purchase option, depreciation is calculated using the estimated useful life
of the asset.

When a right-of-use asset meets the definition of investment properties, it is included in
investment properties. The corresponding right-of-use asset is initially measured at cost, and
subsequently measured at fair value, in accordance with the Group’s policy for “Investment
properties” above.
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4. PRINCIPAL ACCOUNTING POLICIES (Continued)

Leases (Continued)

Group as a lessee (Continued)

(b) Lease liabilities
Lease liabilities are recognised at the commencement date of the lease at the present value of
lease payments to be made over the lease term. The lease payments include fixed payments
(including in-substance fixed payments) less any lease incentives receivable, variable lease payments
that depend on an index or a rate, and amounts expected to be paid under residual value
guarantees.

In calculating the present value of lease payments, the Group uses its incremental borrowing rate
at the lease commencement date because the interest rate implicit in the lease is not readily
determinable. After the commencement date, the amount of lease liabilities is increased to reflect
the accretion of interest and reduced for the lease payments made. In addition, the carrying
amount of lease liabilities is remeasured if there is a modification, a change in the lease term, a
change in lease payments (e.g. a change to future lease payments resulting from a change in an
index or rate) or a change in assessment of an option to purchase the underlying asset.

The Group's lease liabilities are included in trade and other payables.

(c) Short-term leases

The Group applies the short-term lease recognition exemption to its short-term leases of office
properties and staff quarters (that is those leases that have a lease term of 12 months or less from
the commencement date and do not contain a purchase option). Lease payments on short-term
leases are recognised as an expense on a straight-line basis over the lease term.

Group as a lessor

When the Group acts as a lessor, it classifies at lease inception (or when there is a lease modification)
each of its leases as either an operating lease or a finance lease.

Leases in which the Group does not transfer substantially all the risks and rewards incidental to
ownership of an asset are classified as operating leases. When a contract contains lease and non-lease
components, the Group allocates the consideration in the contract to each component on a relative
stand-alone selling price basis. Rental income is accounted for on a straight-line basis over the lease
terms and is included in revenue and other income in profit or loss due to its operating nature. Initial
direct costs incurred in negotiating and arranging an operating lease are added to the carrying amount
of the leased asset and recognised over the lease term on the same basis as rental income.

Leases that transfer substantially all the risks and rewards incidental to ownership of an underlying asset
to the lessee other than legal title, are accounted for as finance leases.
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PRINCIPAL ACCOUNTING POLICIES (Continued)
Investments and other financial assets
Initial recognition and measurement

Financial assets are classified, at initial recognition, as subsequently measured at amortised cost, fair
value through other comprehensive income (“FVOCI"), or fair value through profit or loss (“FVPL").

The classification of financial assets at initial recognition depends on the financial asset’s contractual
cash flow characteristics and the Group’s business model for managing them. With the exception of
trade receivables that do not contain a significant financing component or for which the Group has
applied the practical expedient of not adjusting the effect of a significant financing component, the
Group initially measures a financial asset at its fair value plus, in the case of a financial asset not at
FVPL, transaction costs. Trade receivables that do not contain a significant financing component or for
which the Group has applied the practical expedient are measured at the transaction price determined
under HKFRS 15 in accordance with the policies set out for “Revenue recognition” below.

In order for a financial asset to be classified and measured at amortised cost or FVOCI, it needs to give
rise to cash flows that are solely payments of principal and interest (“SPPI”) on the principal amount
outstanding. Financial assets with cash flows that are not SPPI are classified and measured at FVPL,
irrespective of the business model.

The Group's business model for managing financial assets refers to how it manages its financial assets in
order to generate cash flows. The business model determines whether cash flows will result from
collecting contractual cash flows, selling the financial assets, or both. Financial assets classified and
measured at amortised cost are held within a business model with the objective to hold financial assets
in order to collect contractual cash flows, while financial assets classified and measured at FVOCI are
held within a business model with the objective of both holding to collect contractual cash flows and
selling. Financial assets which are not held within the aforementioned business models are classified and
measured at FVPL.

All regular way purchases and sales of financial assets are recognised on the trade date, that is, the date
that the Group commits to purchase or sell the asset. Regular way purchases or sales are purchases or
sales of financial assets that require delivery of assets within the period generally established by
regulation or convention in the marketplace.

The Group's financial assets include unlisted equity investment, trade and other receivables, loans
receivables, restricted bank deposits and cash and cash equivalents.
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4. PRINCIPAL ACCOUNTING POLICIES (Continued)

Investments and other financial assets (Continued)

Subsequent measurement

The subsequent measurement of financial assets depends on their classification as follows:

Financial assets at amortised cost (debt instruments)

Financial assets at amortised cost are subsequently measured using the effective interest method and are

subject to impairment. Gains and losses are recognised in profit or loss when the asset is derecognised,

modified or impaired.

The Group’s financial assets at amortised cost include trade and other receivables, loans receivables,

restricted bank deposits and cash and cash equivalents.

Financial assets at FVPL

Financial assets at FVPL are carried in the consolidated statement of financial position at fair value with

net changes in fair value recognised in profit or loss.

This category includes derivative instruments and equity investments which the Group had not

irrevocably elected to classify at FVOCI. Dividends on equity investments classified as financial assets at

FVPL are also recognised as other income in profit or loss when the right of payment has been

established, it is probable that the economic benefits associated with the dividend will flow to the Group

and the amount of the dividend can be measured reliably.

The Group’s financial assets at FVPL include unlisted equity investment.

Derecognition of financial assets

A financial asset (or, where applicable, a part of a financial asset or part of a group of similar financial

assets) is primarily derecognised (i.e. removed from the Group’s consolidated statement of financial

position) when:

o the rights to receive cash flows from the asset have expired; or

o the Group has transferred its rights to receive cash flows from the asset or has assumed an
obligation to pay the received cash flows in full without material delay to a third party under a
“passthrough” arrangement; and either (a) the Group has transferred substantially all the risks and
rewards of the asset, or (b) the Group has neither transferred nor retained substantially all the risks
and rewards of the asset, but has transferred control of the asset.

When the Group has transferred its rights to receive cash flows from an asset or has entered into a

pass-through arrangement, it evaluates if, and to what extent, it has retained the risk and rewards of

ownership of the asset. When it has neither transferred nor retained substantially all the risks and

rewards of the asset nor transferred control of the asset, the Group continues to recognise the

transferred asset to the extent of the Group’s continuing involvement. In that case, the Group also

recognises an associated liability. The transferred asset and the associated liability are measured on a

basis that reflects the rights and obligations that the Group has retained.

Continuing involvement that takes the form of a guarantee over the transferred asset is measured at the

lower of the original carrying amount of the asset and the maximum amount of consideration that the

Group could be required to repay.
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PRINCIPAL ACCOUNTING POLICIES (Continued)

Investments and other financial assets (Continued)

Impairment of financial assets

The Group recognises an allowance for expected credit losses (the “ECL") for all debt instruments not
held at FVPL. ECL are based on the difference between the contractual cash flows due in accordance
with the contract and all the cash flows that the Group expects to receive, discounted at an
approximation of the original effective interest rate. The expected cash flows will include cash flows
from the sale of collateral held or other credit enhancements that are integral to the contractual terms.

General approach

ECL are recognised in two stages. For credit exposures for which there has not been a significant
increase in credit risk since initial recognition, ECL are provided for credit losses that result from default
events that are possible within the next 12 months (a 12-month ECL). For those credit exposures for
which there has been a significant increase in credit risk since initial recognition, a loss allowance is
required for credit losses expected over the remaining life of the exposure, irrespective of the timing of
the default (a lifetime ECL).

At the end of each reporting period, the Group assesses whether the credit risk on a financial
instrument has increased significantly since initial recognition. When making the assessment, the Group
compares the risk of a default occurring on the financial instrument at the reporting date with the risk
of a default occurring on the financial instrument at the date of initial recognition and considers
reasonable and supportable information that is available without undue cost or effort, including
historical and forward-looking information.

The Group considers a financial asset in default when contractual payments are 90 days past due.
However, in certain cases, the Group may also consider a financial asset to be in default when internal
or external information indicates that the Group is unlikely to receive the outstanding contractual
amounts in full before taking into account any credit enhancements held by the Group. A financial asset
is written off when there is no reasonable expectation of recovering the contractual cash flows.

Financial assets at amortised cost are subject to impairment under the general approach and they are
classified within the following stages for measurement of ECL except for trade receivables which apply
the simplified approach as detailed below.

Stage 1 - Financial instruments for which credit risk has not increased significantly since initial
recognition and for which the loss allowance is measured at an amount equal to
12-month ECL

Stage 2 - Financial instruments for which credit risk has increased significantly since initial
recognition but that are not credit-impaired financial assets and for which the loss
allowance is measured at an amount equal to lifetime ECL

Stage 3 - Financial assets that are credit-impaired at the reporting date (but that are not

purchased or originated credit-impaired) and for which the loss allowance is
measured at an amount equal to lifetime ECL
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4. PRINCIPAL ACCOUNTING POLICIES (Continued)
Investments and other financial assets (Continued)
Impairment of financial assets (Continued)
Simplified approach
For trade receivables that do not contain a significant financing component or when the Group applies
the practical expedient of not adjusting the effect of a significant financing component, the Group
applies the simplified approach in calculating ECL. Under the simplified approach, the Group does not
track changes in credit risk, but instead recognises a loss allowance based on lifetime ECL at each
reporting date. The Group has established a provision matrix that is based on its historical credit loss
experience, adjusted for forward-looking factors specific to the debtors and the economic environment.
For trade receivables that contain a significant financing component and lease receivables (if any), the
Group chooses as its accounting policy to adopt the simplified approach in calculating ECL with policies
as described above.
Financial liabilities
Initial recognition and measurement
Financial liabilities are classified, at initial recognition, as financial liabilities at FVPL, loans and
borrowings, or payables, as appropriate.
All financial liabilities are recognised initially at fair value and, in the case of loans and borrowings and
payables, net of directly attributable transaction costs.
The Group’s financial liabilities include trade and other payables and interest-bearing borrowings.
Subsequent measurement
The subsequent measurement of financial liabilities depends on their classification as follows:
Financial liabilities at amortised cost
After initial recognition, financial liabilities are subsequently measured at amortised cost, using the
effective interest method unless the effect of discounting would be immaterial, in which case they are
stated at cost. Gains and losses are recognised in profit or loss when the liabilities are derecognised as
well as through the effective interest rate amortisation process.
Amortised cost is calculated by taking into account any discount or premium on acquisition and fees or
costs that are an integral part of the effective interest rate. The effective interest rate amortisation is
included in finance costs in profit or loss.
Derecognition of financial liabilities
A financial liability is derecognised when the obligation under the liability is discharged, cancelled, or
expired.
When an existing financial liability is replaced by another from the same lender on substantially different
terms, or the terms of an existing liability are substantially modified, such an exchange or modification is
treated as a derecognition of the original liability and a recognition of a new liability, and the difference
between the respective carrying amounts is recognised in profit or loss.
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PRINCIPAL ACCOUNTING POLICIES (Continued)
Offsetting of financial instruments

Financial assets and financial liabilities are offset and the net amount is reported in the consolidated
statement of financial position if there is a currently enforceable legal right to offset the recognised
amounts and there is an intention to settle on a net basis, or to realise the assets and settle the liabilities
simultaneously.

Inventories

Inventories are stated at the lower of cost and net realisable value. Cost, which comprises all costs of
purchase, is calculated using the first in, first out method. Net realisable value is based on estimated
selling prices less any estimated costs to be incurred to completion and disposal.

When inventories are sold, the carrying amount of those inventories is recognised as an expense in the
period in which the related revenue is recognised. The amount of any write-down of inventories to net
realisable value and all losses of inventories are recognised as an expense in the period of the
write-down or loss occurs. The amount of any reversal of any write-down of inventories is recognised as
a reduction in the amount of inventories recognised as an expense in the period in which the reversal
occurs.

Cash and cash equivalents

For the purpose of the consolidated statement of cash flows, cash and cash equivalents comprise cash
on hand and demand deposits, and short term highly liquid investments that are readily convertible into
known amounts of cash, are subject to an insignificant risk of changes in value, and have a short
maturity of generally within three months when acquired, less bank overdrafts which are repayable on
demand and form an integral part of the Group’s cash management.

For the purpose of the consolidated statement of financial position, cash and cash equivalents comprise
cash on hand and at banks or other financial institution, which are not restricted as to use.

Provisions

A provision is recognised when a present obligation (legal or constructive) has arisen as a result of a past
event and it is probable that a future outflow of resources will be required to settle the obligation,
provided that a reliable estimate can be made of the amount of the obligation.

When the effect of discounting is material, the amount recognised for a provision is the present value at
the end of the reporting period of the future expenditures expected to be required to settle the
obligation. The increase in the discounted present value amount arising from the passage of time is
included in finance costs in profit or loss.
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PRINCIPAL ACCOUNTING POLICIES (Continued)
Income tax

Income tax comprises current and deferred tax. Income tax relating to items recognised outside profit or
loss is recognised outside profit or loss, either in other comprehensive income or directly in equity.

Current tax assets and liabilities are measured at the amount expected to be recovered from or paid to
the taxation authorities, based on tax rates (and tax laws) that have been enacted or substantively
enacted by the end of the reporting period, taking into consideration interpretations and practices
prevailing in the countries in which the Group operates.

Deferred tax is provided, using the liability method, on all temporary differences at the end of the
reporting period between the tax bases of assets and liabilities and their carrying amounts for financial
reporting purposes.

Deferred tax liabilities are recognised for all taxable temporary differences, except:

o when the deferred tax liability arises from the initial recognition of goodwill or an asset or liability
in a transaction that is not a business combination and, at the time of the transaction, affects
neither the accounting profit nor taxable profit or loss and does not give rise to equal taxable and
deductible temporary differences is not recognised; and

o in respect of taxable temporary differences associated with investments in subsidiaries, when the
timing of the reversal of the temporary differences can be controlled and it is probable that the
temporary differences will not reverse in the foreseeable future.

Deferred tax assets are recognised for all deductible temporary differences, and the carryforward of
unused tax credits and any unused tax losses. Deferred tax assets are recognised to the extent that it is
probable that taxable profit will be available against which the deductible temporary differences, the
carryforward of unused tax credits and unused tax losses can be utilised, except:

o when the deferred tax asset relating to the deductible temporary differences arises from the initial
recognition of an asset or liability in a transaction that is not a business combination and, at the
time of the transaction, affects neither the accounting profit nor taxable profit or loss and does
not give rise to equal taxable and deductible temporary differences is not recognised; and

o in respect of deductible temporary differences associated with investments in subsidiaries, deferred
tax assets are only recognised to the extent that it is probable that the temporary differences will
reverse in the foreseeable future and taxable profit will be available against which the temporary
differences can be utilised.

The carrying amount of deferred tax assets is reviewed at the end of the reporting period and reduced
to the extent that it is no longer probable that sufficient taxable profit will be available to allow all or
part of the deferred tax asset to be utilised. Unrecognised deferred tax assets are reassessed at the end
of each reporting period and are recognised to the extent that it has become probable that sufficient
taxable profit will be available to allow all or part of the deferred tax asset to be recovered.
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PRINCIPAL ACCOUNTING POLICIES (Continued)
Income tax (Continued)

Deferred tax assets and liabilities are measured at the tax rates that are expected to apply to the period
when the asset is realised or the liability is settled, based on tax rates (and tax laws) that have been
enacted or substantively enacted by the end of the reporting period.

Deferred tax assets and liabilities are offset if and only if the Group has a legally enforceable right to set
off current tax assets and current tax liabilities and the deferred taxes assets and deferred tax liabilities
relate to income taxes levied by the same taxation authority on either the same taxable entity or
different taxable entities which intend either to settle current tax liabilities and assets on a net basis, or
to realise the assets and settle the liabilities simultaneously, in each future period in which significant
amounts of deferred tax liabilities or assets are expected to be settled or recovered.

Revenue recognition
Revenue from contracts with customers

Revenue from contracts with customers is recognised when control of goods or services is transferred to
the customers at an amount that reflects the consideration to which the Group expects to be entitled in
exchange for those goods or services.

The Group transfers control of goods or services over time and, therefore, satisfies a performance
obligation and recognises revenue over time, if one of the following criteria is met:

(a) the customer simultaneously receives and consumes the benefits provided by the Group’s
performance as the Group performs;

(b) the Group’s performance creates or enhances an asset (for example, work in progress) that the
customer controls as the asset is created or enhanced; or

(c) the Group's performance does not create an asset with an alternative use to the Group and the
Group has an enforceable right to payment for performance completed to date.

If a performance obligation is not satisfied over time, the Group satisfies the performance obligation at
a point in time when the customer obtains control of the promised asset. In determining when the
transfer of control occurs, the Group considers the concept of control and such indicators as legal title,
physical possession, right to payment, significant risks and rewards of ownership of the asset, and
customer acceptance.

When the consideration in a contract includes a variable amount, the amount of consideration is
estimated to which the Group will be entitled in exchange for transferring the goods or services to the
customer. The variable consideration is estimated at contract inception and constrained until it is highly
probable that a significant revenue reversal in the amount of cumulative revenue recognised will not
occur when the associated uncertainty with the variable consideration is subsequently resolved.
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PRINCIPAL ACCOUNTING POLICIES (Continued)
Revenue recognition (Continued)
Revenue from contracts with customers (Continued)

When the contract contains a financing component which provides the customer with a significant
benefit of financing the transfer of goods or services to the customer for more than one year, revenue is
measured at the present value of the amount receivable, discounted using the discount rate that would
be reflected in a separate financing transaction between the Group and the customer at contract
inception. When the contract contains a financing component which provides the Group with a
significant financial benefit for more than one year, revenue recognised under the contract includes the
interest expense accreted on the contract liability under the effective interest method. For a contract
where the period between the payment by the customer and the transfer of the promised goods or
services is one year or less, the transaction price is not adjusted for the effects of a significant financing
component, using the practical expedient in HKFRS 15.

(a) Sale of merchandises, wines and properties

Revenue from the sale of merchandises, wines and properties are recognised at the point in time
at which the customer obtains the control of the promised asset, which generally coincides with
the time when the goods are delivered to customers and the title is passed.

(b) Provision of auction and related services

Revenue from the provision of auction services mainly includes commission from auction services.
Commission from auction services includes buyer’s and seller’'s commission, the services provided
to each of which is regarded as a distinct performance obligation satisfied at a point in time when
the full payment of auction items is settled by the buyer and the transaction price of which is
based on a percentage of the hammer price of the auction sales.

Revenue from other sources
Rental income

Rental income is recognised on a time proportion basis over the lease terms. Variable lease payments
that do not depend on an index or a rate are recognised as income in the accounting period in which
they are incurred.

Interest income

Interest income is recognised on an accrual basis using the effective interest method. For financial assets
measured at amortised cost that are not credit-impaired, the effective interest rate is applied to the
gross carrying amount of the assets while it is applied to the amortised cost (i.e. the gross carrying
amount net of loss allowance) in case of credit-impaired financial assets.

Contract liabilities

A contract liability is recognised when a payment is received or a payment is due (whichever is earlier)
from a customer before the Group transfers the related goods or services. Contract liabilities are
recognised as revenue when the Group performs under the contract (i.e. transfers control of the related
goods or services to the customer).
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PRINCIPAL ACCOUNTING POLICIES (Continued)
Share-based payments

The Company operates a share option scheme for the purpose of providing incentives and rewards to
eligible participants who contribute to the success of the Group’s operations. Employees (including
directors) of the Group receive remuneration in the form of share-based payments, whereby employees
render services as consideration for equity instruments (“equity-settled transactions”).

The cost of equity-settled transactions with employees is measured by reference to the fair value at the
date at which they are granted. The fair value is determined by an external valuer using an appropriate
valuation model.

The cost of equity-settled transactions is recognised as employee benefit expense, together with a
corresponding increase in equity, over the period in which the performance and/or service conditions are
fulfilled. The cumulative expense recognised for equity-settled transactions at the end of each reporting
period until the vesting date reflects the extent to which the vesting period has expired and the Group's
best estimate of the number of equity instruments that will ultimately vest. The charge or credit to profit
or loss for a period represents the movement in the cumulative expense recognised at the beginning and
end of that period.

Service and non-market performance conditions are not taken into account when determining the grant
date fair value of awards, but the likelihood of the conditions being met is assessed as part of the
Group’s best estimate of the number of equity instruments that will ultimately vest. Market performance
conditions are reflected within the grant date fair value. Any other conditions attached to an award, but
without an associated service requirement, are considered to be non-vesting conditions. Non-vesting
conditions are reflected in the fair value of an award and lead to an immediate expensing of an award
unless there are also service and/or performance conditions.

For awards that do not ultimately vest because non-market performance and/or service conditions have
not been met, no expense is recognised. Where awards include a market or non-vesting condition, the
transactions are treated as vesting irrespective of whether the market or non-vesting condition is
satisfied, provided that all other performance and/or service conditions are satisfied.

When the share options are forfeited after the vesting date or are still not exercised at the expiry date,
the amount previously recognised in share options reserve will be transferred to accumulated profits/
losses. When the share options are forfeited before the vesting date, the amount previously recognised
in share options reserve will be reclassified to profit or loss.

Where the terms of an equity-settled award are modified, as a minimum an expense is recognised as if
the terms had not been modified, if the original terms of the award are met. In addition, an expense is
recognised for any modification that increases the total fair value of the share-based payments, or is
otherwise beneficial to the employee as measured at the date of modification.

Where an equity-settled award is cancelled, it is treated as if it had vested on the date of cancellation,
and any expense not yet recognised for the award is recognised immediately. This includes any award
where non-vesting conditions within the control of either the Group or the employee are not met.
However, if a new award is substituted for the cancelled award, and is designated as a replacement
award on the date that it is granted, the cancelled and new awards are treated as if they were a
modification of the original award, as described in the previous paragraph.

The dilutive effect of outstanding options is reflected as additional share dilution in the computation of
earnings per share (if applicable).
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Other employee benefits
Pension schemes

The Group participates in a defined contribution Mandatory Provident Fund retirement benefit scheme
(the “MPF Scheme”) under the Mandatory Provident Fund Schemes Ordinance for all of its Hong Kong
employees. Contributions are made based on a percentage of the employees’ basic salaries and are
charged to profit or loss as they become payable in accordance with the rules of the MPF Scheme. The
assets of the MPF Scheme are held separately from those of the Group in an independently administered
fund. The Group’s employer contributions vest fully with the employees when contributed into the MPF
Scheme.

The employees of the Group's subsidiaries which operated in Chinese Mainland of the PRC are required
to participate in a central pension scheme operated by the local municipal government. Those
subsidiaries are required to contribute certain percentage of their payroll costs to the central pension
scheme. The contributions are charged to profit or loss as they become payable in accordance with the
rules of the central pension scheme.

Termination benefits

Termination benefits are recognised when, and only when, the Group demonstrably commits itself to
terminate employment or to provide benefits as a result of voluntary redundancy by having a detailed
formal plan which is without realistic possibility of withdrawal.

Borrowing costs

Borrowing costs directly attributable to the acquisition, construction or production of qualifying assets,
i.e. assets that necessarily take a substantial period of time to get ready for their intended use or sale,
are capitalised as part of the cost of those assets. The capitalisation of such borrowing costs ceases
when the assets are substantially ready for their intended use or sale. Investment income earned on the
temporary investment of specific borrowings pending their expenditure on qualifying assets is deducted
from the borrowing costs capitalised. All other borrowing costs are expensed in the period in which they
are incurred. Borrowing costs consist of interest and other costs that an entity incurs in connection with
the borrowing of funds.

Dividends

Final dividends are recognised as a liability when they are approved by the shareholders in a general
meeting. Proposed final dividends are disclosed in the notes to the consolidated financial statements.

Interim dividends are simultaneously proposed and declared, because the Company’s memorandum and
articles of association grant the directors the authority to declare interim dividends. Consequently,
interim dividends are recognised immediately as a liability when they are proposed and declared.
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PRINCIPAL ACCOUNTING POLICIES (Continued)

Foreign currencies

The consolidated financial statements are presented in HK$, which is the Company’s functional currency.
Each entity in the Group determines its own functional currency and items included in the financial
statements of each entity are measured using that functional currency. Foreign currency transactions
recorded by the entities in the Group are initially recorded using their respective functional currency
rates prevailing at the dates of the transactions. Monetary assets and liabilities denominated in foreign
currencies are translated at the functional currency rates of exchange ruling at the end of the reporting
period. Differences arising on settlement or translation of monetary items are recognised in profit or
loss.

Non-monetary items that are measured in terms of historical cost in a foreign currency are translated
using the exchange rates at the dates of the initial transactions. Non-monetary items measured at fair
value in a foreign currency are translated using the exchange rates at the date when the fair value was
measured. The gain or loss arising on translation of a non-monetary item measured at fair value is
treated in line with the recognition of the gain or loss on change in fair value of the item (i.e. translation
difference on the item whose fair value gain or loss is recognised in other comprehensive income or
profit or loss is also recognised in other comprehensive income or profit or loss, respectively).

The functional currencies of certain overseas subsidiaries are currencies other than the HK$. At the end
of the reporting period, the assets and liabilities of these entities are translated into HK$ at the
exchange rates prevailing at the end of the reporting period and their profit or loss is translated into
HK$ at the weighted average exchange rates for the period.

The resulting exchange differences are recognised in other comprehensive income and accumulated in
the exchange fluctuation reserve. On disposal of a foreign operation, the component of other
comprehensive income relating to that particular foreign operation is recognised in profit or loss.

Any goodwill arising on the acquisition of a foreign operation and any fair value adjustments to the
carrying amounts of assets and liabilities arising on acquisition are treated as assets and liabilities of the
foreign operation and translated at the closing rate.

For the purpose of the consolidated statement of cash flows, the cash flows of overseas subsidiaries are
translated into HK$ at the exchange rates ruling at the dates of the cash flows. Frequently recurring
cash flows of overseas subsidiaries which arise throughout the period are translated into HK$ at the
weighted average exchange rates for the period.

Segment reporting

Operating segments, and the amounts of each segment item reported in the consolidated financial
statements, are identified from the financial information provided regularly to the Group’s most senior
executive management for the purpose of allocating resources to, and assessing the performance of, the
Group's various lines of business and geographical locations.

Individual material operating segments are not aggregated for financial reporting purposes unless the
segments have similar economic characteristics and are similar in respect of the nature of products and
services, the nature of production processes, the type or class of customers, the methods used to
distribute the products or provide the services, and the nature of the regulatory environment. Operating
segments which are not individually material may be aggregated if they share a majority of these
criteria.
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5. SIGNIFICANT ACCOUNTING JUDGEMENT AND ESTIMATES

The preparation of the Group’s consolidated financial statements requires management to make
judgements, estimates and assumptions that affect the reported amounts of revenue, expenses, assets
and liabilities, and their accompanying disclosures, and the disclosure of contingent liabilities.
Uncertainty about these assumptions and estimates could result in outcomes that could require a
material adjustment to the carrying amounts of the assets or liabilities affected in the future.

Judgement

In the process of applying the Group’s accounting policies, management has made the following
judgement, apart from those involving estimations, which have the most significant effect on the
amounts recognised in the consolidated financial statements:

Identification of leases

At the inception of a contract, the Group assesses whether a contract is, or contains, a lease based on
the requirements of HKFRS 16 and all the relevant facts and circumstances. In particular, the Group
assesses whether the contract involves the use of an identified asset by applying the concept of
substantive substitution right. Also, the Group assesses whether the Group or the customer has the right
to direct the use of the identified asset with reference to determination of which party has the
decision-making rights that are most relevant to changing how and for what purpose the asset is used.
In cases where such decisions are predetermined, the right to operate the asset or the incorporation of
such decisions by means of designing the asset are considered.

Estimation uncertainties

The key assumptions concerning the future and other key sources of estimation uncertainties at the end
of the reporting period, that have a significant risk of causing a material adjustment to the carrying
amounts of assets and liabilities within the next financial period, are described below:

Useful lives of property, plant and equipment
The management determines the estimated useful lives of the Group’s property, plant and equipment
based on the experience of actual useful lives of assets of similar nature and functions or expected
useful lives of assets, after taking into account of estimated technology life cycle. The estimated useful
lives could be different as a result of technical innovations which could affect the related depreciation
and amortisation charges included in profit or loss.

Impairment of property, plant and equipment and intangible assets

The management determines whether the Group's property, plant and equipment and intangible assets
are impaired when an indication of impairment exists or when annual impairment testing is required.
This requires an estimation of the recoverable amount of the property, plant and equipment and
intangible assets, which is equal to the higher of fair value less costs of disposal or the value in use.
Estimating the value in use requires the management to make an estimate of the expected future cash
flows from the property, plant and equipment and intangible assets and also to choose a suitable
discount rate in order to calculate the present value of those cash flows. Any provision or reversal of
impairment will be charged or credited to profit or loss.

Estimation of fair value of investment properties

The Group's investment properties are stated at fair value based on the appraised market value provided
by an independent professional valuer. In making the estimation, the Group considers information from
current prices in an active market for similar properties and uses assumptions that are mainly based on
market conditions existing at each revaluation date. Such valuations were based on certain assumptions,
which are subject to uncertainty and might materially differ from the actual results.
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SIGNIFICANT ACCOUNTING JUDGEMENTS AND ESTIMATES
(Continued)

Estimation uncertainties (Continued)

Estimation of net realisable value of properties under development and completed properties
held for sale

The Group considers information from a variety of sources, including recent prices of similar properties
in the same location and condition, with adjustments to reflect any changes in economic conditions
since the dates of transactions that occurred at those prices. The Group determines the net realisable
value with reference to the valuation performed by an independent professional valuer.

Estimation of total budgeted costs and costs to completion for properties under development
Total budgeted costs for properties under development comprise (i) prepaid land lease payments; (ii)
building costs; and (iii) any other direct costs attributable to the development of the properties. In
estimating the total budgeted costs, management makes reference to information such as (i) current
offers from contractors and suppliers; (ii) recent offers agreed with contractors and suppliers; and (iii)
professional estimation on construction and material costs.

Land appreciation tax

Under the Provisional Regulations on land appreciation tax (“PRC LAT"”) implemented upon the issuance
of the Provisional Regulations of Chinese Mainland of the PRC on 27 January 1995, all gains arising
from the transfer of real estate properties in Chinese Mainland of the PRC with effect from 1 January
1994 are subject to PRC LAT at progressive rates ranging from 30% to 60% on the appreciation of land
value, being the proceeds from sales of properties less deductible expenditures including amortisation of
land use rights, borrowing costs and all property development expenditures.

The subsidiaries of the Group engaging in the properties development business in Chinese Mainland of
the PRC are subject to PRC LAT, which has been included in income tax. However, the implementation
of PRC LAT varies amongst various cities in Chinese Mainland of the PRC and the Group has not
finalised certain of its PRC LAT returns with various tax authorities. Accordingly, significant judgement is
required in determining the amount of land appreciation and its related taxes. The ultimate tax
determination is uncertain during the ordinary course of business. The Group recognises these liabilities
based on management’s best estimates. When the final tax outcome of these matters is different from
the amounts that were initially recorded, such differences will impact on the income tax and provisions
of PRC LAT in the period in which such determination is made.

Impairment assessment of advances to consignors and related interest receivables

The Group provides certain consignors with advances secured by auction items (works of art) as
collateral (the “Collateral”). The provision for ECL is measured at the difference between the Collateral’s
carrying amount and the present value of estimated future cash flows, which included the consideration
of cash flows from sale of the Collateral for each advance to a consignor. Therefore, the impairment
assessment for these advances together with the related interest receivables requires the estimation of
the fair value of the Collateral at the end of the reporting period. Management relies on the valuation
opinion of art experts who consider a number of factors including recent transactions for comparable
works of art, supply and demand and the current economic environment. Due to the subjectivity
involved in estimating the realisable value, if the artwork market deteriorates and the overall economic
condition was to deteriorate, actual credit losses would be higher than estimated. If the artwork market
was to deteriorate, actual impairment losses on advances to consignors for art financing business and
related interest receivables would be higher than estimated.
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SIGNIFICANT ACCOUNTING JUDGEMENTS AND ESTIMATES
(Continued)

Estimation uncertainties (Continued)
Loss allowance for ECL

The Group’s management estimates the loss allowance for trade and other receivables, other than
advances to consignors and related interest receivables, by using various inputs and assumptions
including risk of a default and expected loss rate. The estimation involves high degree of uncertainty
which is based on the Group’s historical information, existing market conditions as well as
forward-looking estimates at the end of each reporting period. Where the expectation is different from
the original estimate, such difference will impact the carrying amount of trade and other receivables.

Deferred tax assets

The recognition of the deferred tax asset mainly depends on whether sufficient future profits or taxable
temporary differences will be available in the future. In cases where the actual future profits generated
are less than expected, a material reversal of deferred tax assets may arise, which would be recognised
in profit or loss in the period in which such a reversal takes place.

OPERATING SEGMENT INFORMATION

The Group manages its businesses by division. Segment information is disclosed in a manner consistent
with the way in which information is reported internally to the Group’s Chief Operating Decision Maker
("CODM"), being the executive directors of the Company, for the purposes of performance assessment
and resources allocation.

Based on risks and returns and the Group's internal financial reporting, the CODM consider that the
operating segments of the Group comprise:

o Arts and Cultural Division — mainly represents auction business and sale of antiques, art financing
business and Art Central Business District business

o Winery and Trading Division — mainly represents sale of wines and merchandises (including
electronic devices, cosmetics and other consumer products) and related business

o Property Development Division — mainly represents properties investment and development business

Intersegment sales and transfers are transacted with reference to the selling prices used for sales made
to third parties at the then prevailing market prices.

(a) Segment results

During the years ended 31 December 2025 and 2024, for performance assessment and resource
allocation, the CODM focused on segment revenue and results attributable to each segment,
which is measured by reference to respective segment results before tax. No analysis of the
Group's assets and liabilities is regularly provided to the CODM for review.

The accounting policies of the operating segments are the same as the Group’s accounting policies
described in Note 4 to the consolidated financial statements. Segment results represent the profit/
loss of each segment without allocation of central administration costs, directors’ remuneration,
and certain finance costs.
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(a) Segment results (Continued)

Arts and Cultural Division ~ Winery and Trading Division  Property Development Division Consolidated
2025 2024 2025 2024 2025 2024 2025 2024
HKS$'000 HK$000 HK$000 HK$000 HKS'000 HK$000 HKS'000 HK$000
Segment revenue (Note 7)
Revenue from extemal customers
- Revenue from contracts with customers
under HKFRS 15 (Note 7(a) - - 359 2118 17,084 6,341 17483 8,459
~ Interest income from advances to
consignors 31,745 32752 - - - - 31,745 32752
- Gross rental income from investment
properties:
Operating leases - with fixed lease payments - 12 - - - - - 122
Revenue 31,745 B3I3 359 2118 17,084 6,341 49,188 243
Segment results* 3,697 6,226 4,960 4106 (96,577) (30,699) (67,920) (20367)
Reconciliation:
Unallocated other gains and losses 23 2716
Unallocated corporate and other expenses (10,252 (11,863)
Loss before tax for the year (78,195) (29,514)
Other segment information:
Depreciation 2401 2,3% - - 1 6 2402 2402
Unallocated 561 1343
2963 3745
Capital expenditure’ - - - - - 36 - 36
Provision of impairment of trade and
other receivables, net 3,265 9,616 - - 8,520 4276 11,785 13892
Impaiment loss on property, plant and
equipment 1,318 5210 - - - - 1,318 5210
Impaiment loss on inventories - 660 - - - - - 660
Wite off of advances to consignors and
related interest receivables 4,156 474 - - - - 4,156 474
Wite down of properties under development
and completed properties held for sale - - - - 56,349 = 56,349 =
Gain on disposal of a subsidiary - - 3,79 2,657 - - 3,79 2,657
Gross rental income from completed
properties held for sale - - - - 12,500 11,305 12,500 11,305
Settlement charge - - - - - 25,855 - 25,855
Fair value loss on investment properties 1410 4330 - - - - 1410 4330
* Segment results are before tax
b Capital expenditure consists of additions to property, plant and equipment
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Year ended 31 December 2025

6. OPERATING SEGMENT INFORMATION (Continued)

(b) Geographical information

The Group's operations are located in Hong Kong and Chinese Mainland of the PRC. The following
table sets out information about the geographical locations of (i) the Group’s revenue from
external customers for the years ended 31 December 2025 and 2024; and (ii) the Group’s property,
plant and equipment, investment properties and properties under development (”Specified Non-
Current Assets”) at 31 December 2025 and 2024. The geographical location of customers is based
on the location at which services were provided and goods were delivered and title has been
passed. The geographical location of property, plant and equipment, investment properties and
properties under development is based on the physical location of the assets.

Revenue from Specified

external customers Non-Current Assets
2025 2024 2025 2024
HK$'000 HK$'000 HK$'000 HK$’000
Hong Kong 21,485 27,997 1,384 1,001
Chinese Mainland of the PRC 27,703 14,435 73,717 85,953
49,188 42,432 75,101 86,954

(c) Information about major customers

Revenue from external customer contributing 10% or more of the total revenue is as follow:
2025 2024
HK$'000 HK$'000
Customer A from Property Development Division 17,084 Nil
During the year ended 31 December 2024, none of the customers of the Group individually

contributed to more than 10% of the total revenue of the Group.
7. REVENUE
2025 2024
Note HK$’000 HK$’'000
Revenue from contracts with customers under HKFRS 15

Sale of merchandises and wines 359 2,118
Sale of properties 17,084 6,341
7(@) 17,443 8,459

Revenue from other sources
Interest income from advances to consignors 31,745 32,752
Gross rental income from investment properties:

Operating leases — with fixed lease payments - 122

31,745 33,973

Total revenue 49,188 42,432
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7. REVENUE (Continued)

(a) Disaggregation of revenue information
For the year ended 31 December 2025

Artand  Winery and Property
Cultural Trading Development
Division Division Division Total
HK$'000 HK$'000 HK$'000 HK$'000
Types of goods or services
Sale of merchandises and wines - 359 - 359
Sale of properties - - 17,084 17,084
Total revenue from contracts with
customers under HKFRS 15 - 359 17,084 17,443
Geographical markets
Chinese Mainland of the PRC - 43 17,084 17,127
Hong Kong - 316 - 316
Total revenue from contracts with
customers under HKFRS 15 - 359 17,084 17,443
For the year ended 31 December 2024
Art and Winery and Property
Cultural Trading  Development
Division Division Division Total
HK$'000 HK$'000 HK$'000 HK$'000
Types of goods or services
Sale of merchandises and wines - 2,118 - 2,118
Sale of properties - - 6,341 6,341
Total revenue from contracts with
customers under HKFRS 15 - 2,118 6,341 8,459
Geographical markets
Chinese Mainland of the PRC - 1,744 6,341 8,085
Hong Kong - 374 - 374
Total revenue from contracts with
customers under HKFRS 15 - 2,118 6,341 8,459

All revenue from contracts with customers is recognised at a point in time when the control of the
assets is transferred or the services are provided to the customers.
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Year ended 31 December 2025

8. OTHER INCOME

Bank interest income

Gross rental income from completed properties held for sale
Gain on disposal of subsidiaries

Sundry income

9. LOSS BEFORE TAX

Loss before tax has been arrived at after charging:

(@)  Staff costs (including the directors’ remuneration)
Salaries, bonus, allowances and other benefits in kind
Contributions to defined contribution retirement plans

(b)  Depreciation expenses
Depreciation of owned assets
Depreciation of right-of-use assets

(c)  Other items (included in other operating expenses)
Auditor’s remuneration
Legal and professional fees
Secretarial and registration fees
Settlement charge (Note 30(c))
Lease payments not included in the measurement of
lease liabilities

Annual Report 2025

Note

44

2025 2024
HK$'000 HK$'000
8 26
12,500 11,305
3,796 2,657
9 20
16,313 14,008
2025 2024
HK$'000 HK$'000
16,376 17,474
1,310 2,447
17,686 19,921
546 653
2,417 3,092
2,963 3,745
1,880 1,880
1,142 1,549
816 799

- 25,855

6 272
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10. OTHER GAINS (LOSSES), NET

2025 2024

Note HK$’'000 HK$'000

Foreign exchange differences, net 6,518 144
Loss on early termination of lease (23) -
Fair value loss on investment properties 19 (1,410) (4,330)
5,085 (4,186)

11. FINANCE COSTS

2025 2024

HK$'000 HK$'000

Interest on lease liabilities 42 49
Interest on financing component of contract liabilities (Note 30(d)) - (14,088)
Interest on other payables (Note 30(c)) 27,648 13,788
Interest on interest-bearing borrowings 87,623 83,232
Total borrowing costs 115,313 82,981
Less: Borrowing costs capitalised into properties under development (115,271) (82,932)
42 49

The borrowing costs related to interest-bearing borrowings used for property development were
capitalised, up to the date of relevant property development project was completed and available for
sale. The borrowing costs have been capitalised at a rate of 5.85% - 6.00% per annum (2024: 6.00%
per annum).

12. DIRECTORS’ REMUNERATION

Directors’ emoluments disclosed pursuant to the requirements of the Listing Rules and the Hong Kong
Companies Ordinance are as follows:

2025 2024
HK$’000 HK$'000
Fees 559 660
Other emoluments:
Salaries, bonus, allowances and other benefits in kind 1,399 1,213
Contributions to defined contribution retirement plans 15 15
1,414 1,228
1,973 1,888
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12. DIRECTORS’ REMUNERATION (Continued)

Salaries, Contributions
allowances to defined
and other contribution
benefits in  Discretionary retirement
Fees kind bonus plans Total
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
2025
Executive directors:
Lu Jianzhong (Chairman) - 300 - - 300
Yang Xingwen - 300 - - 300
Wong Kwok Tung Gordon Allan
(Co-Chief Executive Officer) - 300 - 15 315
Huang Dahai - 300 - - 300
Lin Xiaoling (Note (v)) - 199 - - 199
Independent non-executive
directors:
Kwok Chi Shing (Note (iii) 129 - - - 129
Wang Guiguo (Note (i) 75 - - - 75
Choi Victor Wang Tao (Note (iv)) 103 - - - 103
Dai Zhijie (Note (v)) 72 - - - 72
Hau Amy Wing Gee 180 - - - 180
559 1,399 - 15 1,973
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12. DIRECTORS’ REMUNERATION (Continued)

Salaries, Contributions
allowances to defined
and other contribution
benefits in Discretionary retirement
Fees kind bonus plans Total
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
2024
Executive directors:
Lu Jianzhong (Chairman) - 300 - - 300
Yang Xingwen - 300 - - 300
Wong Kwok Tung Gordon Allan
(Co-Chief Executive Officer) - 300 - 15 315
Huang Dahai - 300 - - 300
Sun Liming (Co-Chief Executive
officer) (Note (i) - 13 - - 13
Independent non-executive
directors:
Kwok Chi Shing 300 - - - 300
Wang Guiguo 180 - - - 180
Hau Amy Wing Gee 180 - - - 180
660 1,213 - 15 1,888
Notes:

(i) Sun Liming has resigned as an executive director of the Company with effect from 16 January 2024.

(i) Wang Guiguo has resigned as an independent non-executive director of the Company with effect from 1 June
2025.

(iiiy  The tenure of office of Kwok Chi Shing as an independent non-executive director of the Company expired on 6
June 2025, and no renewal of the tenure of office after expiration.

(iv)  Choi Victor Wang Tao has been appointed as an independent non-executive director of the Company with
effect from 6 June 2025.

(v)  Lin Xiaoling has been appointed as an executive director of the Company and Dai Zhijie has been appointed as
an independent non-executive director of the Company with effect from 8 August 2025.
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Year ended 31 December 2025

DIRECTORS’ REMUNERATION (Continued)

The remuneration of executive directors shown above was paid for their services in connection with the
management of the affairs and for serving as directors of the Company and the Group, and those to
non-executive directors and independent non-executive directors are for serving as directors of the
Company.

During the years ended 31 December 2025 and 2024, no emoluments were paid by the Group to any of
these directors as an inducement to join or upon joining the Group, or as a compensation for loss of
office. No directors waived or agreed to waive any emoluments during the years ended 31 December
2025 and 2024.

FIVE HIGHEST PAID EMPLOYEES

The five highest paid employees during the year ended 31 December 2025 included one director (2024:
one director), details of whose remuneration are set out in Note 12 to the consolidated financial
statements. Details of the remuneration for the year ended 31 December 2025 of the remaining four
(2024: four) highest paid employees who are neither directors nor chief executives of the Company are
as follows:

2025 2024

HK$'000 HK$’'000

Salaries, bonus, allowances and other benefits in kind 2,412 2,412
Contributions to defined contribution retirement plans 72 72
2,484 2,484

The number of non-director and non-chief executive highest paid employees whose remuneration fell
within the following bands is as follows.

Number of individuals
2025 2024

Nil to HK$1,000,000 4 4

During the years ended 31 December 2025 and 2024, no remuneration was paid by the Group to any of
these non-director and non-chief executive highest paid employees as an inducement to join or upon
joining the Group, or as a compensation for loss of office. None of these non-director and non-chief
executive highest paid employees waived or has agreed to waive any emoluments during the years
ended 31 December 2025 and 2024.
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14. INCOME TAX

. 84

Hong Kong Profits Tax has been provided at the rate of 16.5% (2024: 16.5%) on the estimated
assessable profits arising in Hong Kong during the year ended 31 December 2025 except for one
subsidiary of the Group which is a qualifying entity under the two-tiered profits tax rates regime
effective from the year of assessment 2018/2019. The first HK$2,000,000 (2024: HK$2,000,000) of
assessable profits of this subsidiary is taxed at 8.25% (2024: 8.25%) and the remaining assessable
profits are taxed at 16.5% (2024: 16.5%).

The Group's entities established in Chinese Mainland of the PRC are subject to Enterprise Income Tax
(“PRC EIT") at a statutory rate of 25% (2024: 25%) for the year ended 31 December 2025.

The PRC LAT was provided in accordance with the requirements set forth in the relevant laws and
regulations in the Chinese Mainland of the PRC. PRC LAT has been provided at ranges of progressive

rates of the appreciation value, with certain allowable deductions.

Taxes on profits assessable elsewhere have been calculated at the rates of tax prevailing in the countries

in which the Group operates.

2025 2024
HK$'000 HK$'000
Current tax
Hong Kong Profits Tax
Current year 3,901 2,727
PRC EIT
Current year - 1,196
PRC LAT 63 977
3,964 4,900
Deferred tax (Note 32) (337) (1,327)
Income tax expenses 3,627 3,573
2025 2024
HK$’'000 HK$'000
Reconciliation of income tax expenses
Loss before tax (78,195) (29,514)
Tax at the statutory tax rates of different jurisdictions (18,659) (7,867)
Lower tax rate enacted by local authorities (165) (165)
PRC LAT 63 977
PRC EIT effect of PRC LAT (16) (244)
Income not subject to tax (2,435) (1,238)
Expenses not deductible for tax 1,748 1,241
Unrecognised temporary differences 17,086 4,067
Tax losses not recognised 6,005 6,802
Income tax expenses 3,627 3,573

DTXS SILK ROAD INVESTMENT HOLDINGS COMPANY LIMITED



15.

16.

Notes to the Consolidated Financial Statements

Year ended 31 December 2025

DIVIDENDS

No dividend was paid or proposed for ordinary shareholders of the Company during the years ended 31
December 2025 and 2024, nor has any dividend been proposed since 31 December 2025 (2024: Nil).

LOSS PER SHARE ATTRIBUTABLE TO EQUITY HOLDERS OF THE
COMPANY

The calculation of the basic loss per share is based on the loss for the year attributable to equity holders
of the Company, and the weighted average number of ordinary shares in issue during the years ended
31 December 2025 and 2024.

For the years ended 31 December 2025 and 2024, diluted loss per share is the same as the basic loss
per share as the potential new ordinary shares have an anti-dilutive effect.

The weighted average number of ordinary shares in issue for the year ended 31 December 2025 has
been incorporated the effects of the placements of new shares completed in August 2025 and
September 2025 as set out in Note 33 to the consolidated financial statements.

The calculation of the basic and diluted loss per share attributable to equity holders of the Company is
based on:

2025 2024
HK$'000 HK$'000
Loss:
Loss for the year attributable to equity holders of the Company,
used in the basic and diluted loss per share calculation (63,385) (23,731)
Number of shares
2025 2024
Shares:
Weighted average number of ordinary shares in issue during the year
used in the basic and diluted loss per share calculation 715,301,120 667,525,230
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17. SUBSIDIARIES

Particulars of the Company’s principal subsidiaries are as follows:

Place of Issued/
incorporation/ registered Percentage of equity
registration and ordinary share interest attributable
Name business capital to the Company® Principal activities
Direct Indirect
Hainan Baier* Chinese Mainland RMB 10,000,000 - 100%  Auction business
of the PRC
KSLF (HK) Hong Kong HK$1 - 100%  Auction business
DTXS Silk Road Investment Hong Kong HK$1,000,000 - 100%  Provision of
(Hong Kong) Limited management
services to group
companies
DTXS International Wine & Spirits ~ Hong Kong HK$1 - 95%  Trading business
Trade (HK) Company Limited
("DTXS W&S (HK)")
DTXS International Wine & Spirits ~ Chinese Mainland RMB5,000,000 - - Trading business
Trade (SZ) Company Limited* of the PRC (2024: 95%)
("DTXS W&S (52)") (Note 44(a))
AEBTBEEERE S ORI
BRAR
Xian Silk Road Commercial Chinese Mainland RMB40,000,000 - 100%  Properties investment

Consultancy Company Limited* of the PRC
BRUE BEBEE RN

BR AR
Xian Da Tang Xi Shi Enterprise Chinese Mainland ~ RMB166,500,000 - 70%  Properties
Limited* ("DTXS Enterprise”) of the PRC development
AR AEATEXARAR
DTXS Art & Culture CBD BVI United States Dollar - 100%  Investment holding
Company Limited 1
* For identification purpose only.
i Registered as a domestic limited liability company under the PRC law and controlled by the Group through

certain structured agreements as detailed in Note 2 to the consolidated financial statements.
g Registered as a wholly-foreign-owned enterprise under the PRC law.

& Unless otherwise stated, the percentage of equity interested stated represented the Company's effective
interest at 31 December 2025 and 2024.

The above table lists the subsidiaries of the Company which, in the opinion of the directors of the
Company, principally affected the results or formed a substantial portion of the net assets of the Group
for the years ended and at 31 December 2025 and 2024. To give details of other subsidiaries would, in
the opinion of the directors of the Company, result in particulars of excessive length.
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17. SUBSIDIARIES (Continued)
Financial information of subsidiaries with individually material NCI

The following table shows the information relating to the non-wholly owned subsidiary that has material
NCI. The summarised financial information represents amounts before inter-company eliminations.

DTXS Enterprise

2025 2024
Proportion of NCI's ownership interests 30% 30%
HK$'000 HK$'000
Current assets 3,077,346 2,818,790
Non-current assets 40,102 48,307
Current liabilities (1,758,502) (1,251,507)
Non-current liabilities (1,158,621) (1,363,984)
Net assets 200,325 251,606
Carrying amount of NCI 60,098 75,482
Revenue/Income 29,592 17,689
Expenses (91,049) (49,120)
Loss for the year (61,457) (31,431)
Other comprehensive income (expenses) 10,176 (8,951)
Total comprehensive expenses (51,281) (40,382)
Loss for the year attributable to NCI (18,437) (9,429)
Total comprehensive expenses attributable to NCI (15,384) (12,115)
Dividends paid to NCI - -
Net cash flows (used in) from:
Operating activities (8,306) (101,797)
Investing activities 777 (1,454)
Financing activities (319) 79,432
Total cash outflows, net (7,848) (23,819)
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18. PROPERTY, PLANT AND EQUIPMENT

Right-of-use assets Owned assets
Fumiture, Plant,
fixturesand ~ machinery
Leasehold Leasehold offie  and workshop
[and Buldings Sub-total  improvements  equipment  equipment  Motor vehicles Buildings Subtotal Total
HK§'000 HK$'000 HKS'000 HK$'000 HK§'000 HK§'000 HKS'000 HK§'000 HK§'000 HKS'000
31 December 2025
At 1 January 2025, cost net of accumulated
depreciation and accumulated impairment loss 3188 1,003 3,845 - 54 15 169 14,120 14358 47203
Additions - 1,409 1409 - - - - - - 1409
Deprecition (1,850) (561) 41 - B 1] - (541) (546) (293)
Impairment losses (1319) - (1318) - - - - - - (1319)
Eary termination of ease - (466) (466) - - - - - - (466)
Exchange realignment 860 - 860 - 1 1 8 648 659 1519
At 31 December 2025, cost net of accumulated
depreciation and accumulated impairment loss 2958 1385 30913 - 53 14 1 142 14411 45,384
At 31 December 2025
Cost 67,540 1,409 68,949 m 1702 PEl 5,189 19,19 26531 95,486
Accumulated depreciation and accumulated
impaimment loss (38012) (24) (38,030) (2 (1,649) (216) (5012) (4.972) (12066) (50,102)
Net carrying amount 29,58 1,385 30913 - 53 14 1m 122 14471 45,38
Right-of-use assets Ovned assets
Furiture, Plant,
fixtures and machinery
Leasehold Leashold office  and workshop Motor
lend Buldings Subtotal  improvements equipment equipment vehicles Buildings Sub-total Total
HK$'000 HKS'000 HK$'000 HKS'000 HK$'000 HK§'000 HKS'000 HKS'000 HK$'000 HKS'000
31 December 2024
At 1 January 2024, cost net of accumulted
depreciation and accumulated impairment loss 39,541 1,086 40627 100 64 19 176 15143 15,502 56,129
Addtons - 1157 1,157 - 3% - - - 3% 1193
Depreciation (1852) (1,240) (309 (100) 0 (4) - (540) (653) (3,745)
Impairment losses (5.210) - (5.210) - - - - - - (5.210)
Disposal of subsidiaries (Note 44(b) - - - - (39 - - - (3) (39
Bichange relignment (637) - (637) - 2 - U] (483) (492) (1,129)
At 31 December 2024, cost net of accumulated
depreciation and accumulated impairment loss 31,842 1003 3845 - 54 15 16 14120 14358 47203
At 31 December 2024
Cost 64,514 1,157 65,671 217 1675 219 4988 18340 25439 9,110
Accumulated depreciation and
accumulated impairment loss (3261) (154) (32806) o) (1,621) (204) (4819 (4220 (11,081) (@3907)
Net carrying amount 3180 1003 3845 - 54 15 16 14120 14358 47203
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19. INVESTMENT PROPERTIES

2025 2024

HK$'000 HK$'000

Carrying amount at 1 January 29,770 35,168
Change in fair value recognised in profit or loss (1,410) (4,330)
Exchange realignments 1,357 (1,068)
Carrying amount at 31 December 29,717 29,770

The Group’s investment properties consist of commercial properties situated in Chinese Mainland of the
PRC.

The Group’s investment properties were revalued on 31 December 2025 based on valuation performed
by Asset Appraisal Limited (“Asset Appraisal”), independent professional qualified valuer, at
approximately HK$29,717,000 (2024: approximately HK$29,770,000). The Group's management has
discussions with the valuer on the valuation assumptions and valuation results when the valuation is
performed.

The investment properties are leased to a related party under an operating lease, further details of which
are included in Notes 20 and 39 to the consolidated financial statements.

Fair value hierarchy

For the years ended 31 December 2025 and 2024, the fair value measurement of investment properties
of the Group was categorised within Level 3 of the fair value hierarchy.

During the years ended 31 December 2025 and 2024, there were no transfers into or out of Level 3.

Set out below is a summary of the valuation technique used and the key input to the valuation of
investment properties:

Assets Valuation technique Unobservable inputs Weighted average
Commercial properties Direct comparison Selling price HK$35,060
(per square meter) (2024: HK$35,481)

A significant increase (decrease) in the selling price per square meter in isolation would result in a
significant higher (lower) fair value of the investment properties.
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20. LEASES
The Group as a lessee

The Group has lease contracts for buildings used in its operations. Certain purchased buildings were
developed on leased land and lump sum payments were made upfront to acquire the buildings with the
land use rights with initial lease periods of 50 years and no ongoing payments will be made under the
terms of these land leases. Leases of other buildings generally have initial lease terms of 2 years.

(a) Right-of-use assets

The carrying amounts of the Group’s right-of-use assets (included in property, plant and
equipment) and the movements are included in Note 18 to the consolidated financial statements.

During the years ended 31 December 2025 and 2024, the property market and economy in
Chinese Mainland of the PRC are in downturn, there is an impairment indicator of the leasehold
land located in Chinese Mainland of the PRC. The Group has engaged Asset Appraisal to perform
valuation of the recoverable amount of the leasehold land at 31 December 2025 and 2024.

The recoverable amount of the leasehold land included in the right-of-use assets held by the Group
is approximately HK$29,528,000 (2024: approximately HK$31,842,000) at 31 December 2025,
which is lower than the carrying amount of approximately HK$30,846,000 (2024: approximately
HK$37,052,000). As the result, the Group had provided impairment loss on property, plant and
equipment of approximately HK$1,318,000 (2024: approximately HK$5,210,000) for the year
ended 31 December 2025.

The recoverable amount was determined based on the fair value less costs of disposal, using a
market approach, which took into account current prices of these leasehold land of similar
locations and conditions and such fair value measurement was categorised within Level 3 of the
fair value hierarchy.

Fair value hierarchy

For the years ended 31 December 2025 and 2024, the fair value measurement of leasehold land
and buildings of the Group classified as right-of-use assets are categorised within Level 3 of the
fair value hierarchy.

During the years ended 31 December 2025 and 2024, there were no transfers into or out of Level
3.

Set out below is a summary of the valuation technique used and the key input to the valuation of
leasehold land:

Valuation
Assets technique Unobservable inputs Weighted average
Commercial properties Direct comparison  Selling price HK$10,574 — HK$35,060
(per square meter) (2024: HK$12,217
— HK$35,481)

A significant increase (decrease) in the selling price per square meter in isolation would result in a
significant higher (lower) recoverable amount of the leasehold land.
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20. LEASES (Continued)
The Group as a lessee (Continued)
(b) Lease liabilities

The carrying amount of lease liabilities (included in trade and other payables) and the movements
during the years are as follows:

2025 2024
HK$’'000 HK$'000
Carrying amount at 1 January 1,011 1,268
New leases 1,409 1,157
Accretion of interest 42 49
Payments (637) -
Early termination of lease (443) -
Transfer to other payables - (1,463)
Carrying amount at 31 December (Note 30) 1,382 1,011
Analysed into:
— Current portion 688 581
— Non-current portion 694 430
1,382 1,011

The maturity analysis of lease liabilities is disclosed in Note 43 to the consolidated financial
statements.

(c) The amounts recognised in profit or loss in relation to leases are as follows:

2025 2024

HK$'000 HK$’'000

Interest on lease liabilities 42 49
Depreciation charge of right-of-use assets 2,417 3,092
Expenses relating to short-term leases 6 272
Total amount recognised in profit or loss 2,465 3,413

(d) The total cash outflow for leases is disclosed in Note 38(c) to the consolidated financial statements.
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20. LEASES (Continued)

The Group as a lessee (Continued)

(e)

Commitments under short-term leases

At 31 December 2025, the Group had no commitment (2024: committed for approximately
HK$4,000) for short-term leases.

The Group as a lessor

The Group leases its completed properties held for sale (2024: investment properties and
completed properties held for sale), consisting of commercial properties in Chinese Mainland of the
PRC, under operating lease arrangements. The terms of the lease require the tenants to pay
security deposits. Rental income recognised by the Group during the year ended 31 December
2025 was approximately HK$12,500,000 (2024: approximately HK$12,526,000) as disclosed in
Notes 7 and 8 to the consolidated financial statements.

The assets subject to operating leases are exposed to residual value risk. The lease contracts, as a
result, include a provision on redemption of costs on any damage to the underlying assets at the
end of the leases.

On 21 June 2024, the only lease contract related to the investment properties was early terminated
according to termination clause in the agreement and the investment properties have been left
vacant since then.

At the end of the reporting period, the undiscounted lease payments receivable by the Group in
future periods under the non-cancellable operating lease with its tenants are as follows:

2025 2024
HK$'000 HK$'000
Within one year 2,139 2,324

21. INTANGIBLE ASSETS

L 92

Customer Computer
License Brands relationship software Total
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000

At 31 December 2024:

Cost 434 87,988 12,578 500 101,500
Accumulated amortisation and

impairment loss (434) (87,988) (12,578) (500) (101,500)
Net carrying amount - - - - -
At 31 December 2025
Cost 454 92,109 13,167 500 106,230
Accumulated amortisation and

impairment loss (454) (92,109) (13,167) (500) (106,230)

Net carrying amount - = E = -

DTXS SILK ROAD INVESTMENT HOLDINGS COMPANY LIMITED
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Notes to the Consolidated Financial Statements

Year ended 31 December 2025

INTANGIBLE ASSETS (Continued)

The Group originally planned to hold auctions during the year ended 31 December 2023. However, the
Group noticed that the economy in Chinese Mainland of the PRC still not yet recovered and expected
that the results from auction would not be profitable to the Group, and thus cancelled the plan of
auctions during the year ended 31 December 2023.

At 31 December 2023, the Group expected that the economy in Chinese Mainland of the PRC would
not be recovered in short term and there are uncertainties in having auctions in coming years. Therefore,
the Group had provided impairment loss in full on goodwill (Note 22) and intangible assets from auction
business CGU during the year ended 31 December 2023.

During the years ended 31 December 2025 and 2024, the Group has not held any auctions and there
are uncertainties in having auctions in coming years. It is expected that there is no significant
improvement of auction business and therefore no reversal of impairment loss in intangible assets from
auction business CGU is considered.

GOODWILL
Auction
business
HK$'000
At 31 December 2024
Cost 163,512
Accumulated impairment (163,512)
Net carrying amount -
At 31 December 2025
Cost 163,512
Accumulated impairment (163,512)
Net carrying amount -

Impairment testing of goodwill
Auction business CGU

In view of the uncertainties on the Group’s auction business as set out in Note 21 to the consolidated
financial statements, the Group had provided impairment loss in full on the goodwill and intangible
assets (Note 21) from auction business CGU during the year ended 31 December 2023.
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23. FINANCIAL ASSETS AT FVPL

24

. 94

2025 2024
HK$'000 HK$'000

Non-current portion:
— Unlisted equity investment 7,012 6,698

During the year ended 31 December 2020, loans receivable of RMB6,300,000 was made to an
independent third party, which was repayable in 6 months. Upon the expiration of the loans receivable,
the independent third party was unable to settle the loans receivable.

On 20 September 2023, the Group signed an agreement with the independent third party and agreed to
settle the loans receivable by 5.1% paid-up equity interest of a company established in Chinese
Mainland of the PRC owned by the independent third party (the “PRC Entity”).

The Group intends to hold the unlisted equity interest in the PRC Entity for long-term and not for
trading. The Group had elected to measure such equity interest at fair value through profit or loss.
Remaining registered and unpaid share capital to be paid by the Group in respect of the PRC Entity
amounted to RMB14,700,000 (equivalent to approximately HK$16,361,000) (2024: RMB14,700,000
(equivalent to approximately HK$16,263,000)), which is not part of the loan settlement mentioned
above.

The unlisted equity investment was evaluated at 31 December 2025 and 2024 based on the amount of
the net asset value of the PRC Entity with proportionate to the shareholding owned by the Group.

Details of fair value measurement are disclosed in Note 42 to the consolidated financial statements.

PROPERTIES UNDER DEVELOPMENT AND COMPLETED PROPERTIES
HELD FOR SALE

2025 2024
HK$'000 HK$'000
Properties under development
— Current portion 1,837,007 1,535,789
— Non-current portion - 9,981
1,837,007 1,545,770
Completed properties held for sale
— Current portion 1,124,489 1,084,783
2,961,496 2,630,553
Properties under development
Properties under development expected to be completed within
normal operating cycle and recovered:
After one year 1,837,007 1,535,789

DTXS SILK ROAD INVESTMENT HOLDINGS COMPANY LIMITED
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24. PROPERTIES UNDER DEVELOPMENT AND COMPLETED PROPERTIES
HELD FOR SALE (Continued)

The Group's properties under development and completed properties held for sale situated in Chinese
Mainland of the PRC are stated at lower of cost and net realisable value and held on leases with initial
lease terms between 40 and 70 years.

At 31 December 2025, the Group's properties under development, including the relevant land use
rights, of approximately HK$1,837,007,000 (2024: approximately HK$1,535,789,000) and completed
properties held for sale of approximately HK$1,067,559,000 (2024: approximately HK$1,021,255,000)
were pledged to banks to secure certain interest-bearing borrowings granted to the Group, which is set
out in Note 31 to the consolidated financial statements.

25. INVENTORIES

2025 2024
HK$'000 HK$'000
Wines 778 9,215
Merchandises and artworks for sales 18,178 18,030
18,956 27,245
26. TRADE AND OTHER RECEIVABLES

2025 2024
Notes HK$'000 HK$'000

Trade receivables
— Receivables from customers 7,987 10,820
— Interest receivables 197,538 166,208
Loss allowances (15,491) (14,904)
26(a) 190,034 162,124
Other receivables 534,782 574,252
Loss allowances (36,752) (27,304)
26(b) 498,030 546,948
688,064 709,072

(a) Trade receivables

The Group's trade receivables include interest receivables from art financing business, rental
receivables from the leasing of investment properties and receivables from the sales of
merchandises, wines and properties.

The interest receivables derived from the art financing business are secured by pledged auction
items provided by consignors as disclosed in Note 26(b)(i) below. The Group generally requires
consignors to settle the interest receivables in accordance with respective contracted terms,
normally due monthly or due together with the advances to consignors upon successfully auction
out of item for the art financing business.
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26. TRADE AND OTHER RECEIVABLES (Continued)

(a) Trade receivables (Continued)

For the sales of merchandises and wines, the Group generally grants credit periods of 30 days
upon delivery of goods to customers.

The trade receivables from the sales of properties are normally due when the properties were
delivered to the customer or in accordance with the terms of the sales and purchase agreement.

The rental receivable is normally billed in advance and due within the billing period.

Each customer has a maximum credit limit. The Group seeks to maintain strict control over its
outstanding receivables. Overdue balances are regularly reviewed by senior management. Trade
receivables are non-interest-bearing. Except for the pledged auction items related to interest
receivables aforementioned, the Group does not hold any collateral or other credit enhancements
over its trade receivables.

At 31 December 2025, included in the Group’s trade receivables are balance due from a related
party amounting to HK$4,702,000 (2024: approximately HK$4,492,000).

An ageing analysis of the trade receivables at the end of the reporting period, based on the invoice
date and net of loss allowances, is as follows:

2025 2024

HK$’'000 HK$'000

Unbilled (Note) 12,960 7,127
0-30 days 15,931 21,158
31-90 days 252 252
91-180 days 3,974 6,445
181-360 days 9,728 34,634
Over 360 days 147,189 92,508
190,034 162,124

Note:

The unbilled trade receivables balance at 31 December 2025 and 2024 represented the interest income derived

from art financing business.

The movements in the loss allowances for trade receivables are as follows:

2025 2024

Note HK$’'000 HK$'000

At the beginning of the reporting period 14,904 10,991
Provision of impairment loss 43 3,458 6,467
Reversal of impairment loss 43 - (836)
Disposal of subsidiaries (3,079) (1,661)
Exchange realignments 208 (57)
At the end of the reporting period 15,491 14,904

Details of ECL assessment are disclosed in Note 43 to the consolidated financial statements.
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26. TRADE AND OTHER RECEIVABLES (Continued)

(b) Other receivables

2025 2024

Notes HK$’000 HK$'000

Advances to consignors for art financing business 26(b)(i) 385,290 386,658
Interest receivables 7,095 6,777
Other receivables 26,224 20,045
Deposits 1,672 1,549
Prepayments 26(b)(ii) 114,501 159,223
Loss allowances 26(b)(iii) (36,752) (27,304)
498,030 546,948

Notes:

()

Annual Report 2025

The balance and related interest receivables included in trade receivables are secured by pledged auction
items (Chinese art collectibles and antiques) from consignors and bears interest at fixed interest rates
ranging from 8% to 15% per annum (2024: 8% to 15%). These advances to consignors for art financing
business are generally repayable within a period of 1 year from the draw-down date or 60 days after the
pledged auction items are listed in auction.

If pledged auction items are sold in auction, the proceeds received from the buyer, after deducting
commission, advances to consignors, related interest and relevant taxes, will be paid to the consignors. If
the pledged auction items remain unsold upon the expiration of advances to consignors, the consignors
will be required to repay the advances and related interest before the pledged auction items are returned
to the consignors. In the event of default as defined in the relevant contracts, the Group has the right to
dispose of the pledged auction items. The risk of unrecoverable principal and interest is compensated by
the realisable value of these pledged auction items.

During the year ended 31 December 2025, upon the settlement plans negotiated with certain consignors
regarding their outstanding balances, in consideration of insolvency of these consignors after settlements
of the advance to consignors balances, interest receivables of approximately HK$4,156,000 (2024:
approximately HK$474,000) was written off.

At 31 December 2025 and 2024, the net realisable value of the pledged auction items from the
consignors, except for those related to the balances with allowance provided as mentioned in Note 43 to
the consolidated financial statements, was higher than the carrying amount of the outstanding balances,
including interest receivables.

Saved as mentioned above, at 31 December 2025, based on the due dates of the respective receivables,
approximately nil, nil, nil and 100% (2024: nil, nil, 7% and 93%) of the advances were not yet due, aged
over-due 0-180 days, over-due 180 days and over-due one year, respectively.



Notes to the Consolidated Financial Statements

Year ended 31 December 2025

26. TRADE AND OTHER RECEIVABLES (Continued)
(b) Other receivables (Continued)
Notes: (Continued)

(i) At 31 December 2025, the balance mainly represents prepayments of construction costs for property
development of approximately HK$3,458,000 (2024: approximately HK$80,853,000) related to the major
construction works commenced in Chinese Mainland of the PRC, prepaid other taxes related to
construction cost for completed properties held for sale and properties under development in Chinese
Mainland of the PRC of approximately HK$79,784,000 (2024: approximately HK$75,511,000), and
prepaid marketing expenses of approximately HK$30,800,000 (2024: nil) related to the feasibility study,
market positioning study, potential tenant research and other promotional events organised in Chinese

Mainland of the PRC for the shopping mall included in properties under development.

(i) The movements in the loss allowances for other receivables are as follows:

2025 2024
Note HK$'000 HK$'000
At the beginning of the reporting period 27,304 19,598
Provision of impairment loss 43 8,327 8,260
Exchange realignments 1,121 (554)
At the end of the reporting period 36,752 27,304

Details of ECL assessment are disclosed in Note 43 to the consolidated financial statements.

27. LOANS RECEIVABLES
2025 2024
Note HK$'000 HK$'000
Unsecured loan
Loans bear fixed interest rate of 12% per annum,

denominated in HK$ 27(a) 13,000 13,000
Loss allowances (13,000) (13,000)

Note:

(@) At 31 December 2021, loans receivable of HK$13,000,000 had been made to an independent third party,
which was unsecured, repayable with a term of 1 year and carried interest at a fixed interest rate of 12% per
annum, while it was further extended for 1 year since the original maturity date with other terms remained
unchanged. The Group considered the credit risk of the loan receivables was significantly increased due to the
long overdue, and therefore provided full impairment losses of approximately HK$13,000,000 in previous years.

Details of ECL assessment are disclosed in Note 43 to the consolidated financial statements.
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Notes to the Consolidated Financial Statements

Year ended 31 December 2025

RESTRICTED BANK DEPOSITS

According to the relevant mortgage facility agreements entered by DTXS Enterprise and the relevant
property purchasers with certain banks, DTXS Enterprise is required to place at designated bank
accounts certain amounts as deposits for potential default of mortgage loans advanced to property
purchasers. These guarantee deposits will be released after the property ownership certificates of the
relevant properties are passed to the banks.

CASH AND CASH EQUIVALENTS

Cash and cash equivalents are denominated at the following currencies:

2025 2024

HK$'000 HK$'000

HK$ 168 163
RMB 11,439 16,012
Cash and bank balances 11,607 16,175

At 31 December 2025, the Group had balances amounted to approximately HK$11,439,000 (2024:
approximately HK$16,012,000) that were placed with banks in Chinese Mainland of the PRC.
Remittance of funds out of Chinese Mainland of the PRC is subject to the exchange controls imposed by
the PRC government.

30. TRADE AND OTHER PAYABLES
2025 2024
Notes HK$’000 HK$'000
Trade payables 30(a) 217,658 119,650
Accruals 37,613 32,200
Lease liabilities 20(b) 1,382 1,011
Interest payables 30(b) 205,422 112,528
Other payables 30(c) 623,981 608,448
Deposits received 5,364 5,063
Contract liabilities 30(d) 6,632 6,406
Receipts in advance 718 1,381
1,098,770 886,687

Analysed into:

— Current portion 604,917 690,751
— Non-current portion 493,853 195,936
1,098,770 886,687
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30. TRADE AND OTHER PAYABLES (Continued)

Notes:

. 100

(a)

The trade payables are unsecured, interest-free and repayable within normal operating cycles or on demand.
The ageing analysis of trade payables at the end of the reporting period, based on the invoice date, is as
follows:

2025 2024

HK$'000 HK$'000

0-30 days - -
31-90 days 820 -
91-180 days 16,202 154
181-360 days 77,622 4,529
Over 360 days 123,014 114,967
217,658 119,650

During the years ended 31 December 2025 and 2024, the Group had agreed with the bank to defer the
settlement on certain loan interests of secured bank loans as set out in Note 31 to the consolidated financial
statements.

At 31 December 2025 and 2024, the balance represents the bank loan interest payable for the interest-bearing
borrowings drawn down from banks and interest payable derived from other payables as set out in Note 30(c)
to the consolidated financial statements.

At 31 December 2025, other payables included other taxes payable incurred from the Group's operations in
Chinese Mainland of the PRC and the funds received by the Group from third parties for constructing a
replacement area of the construction projects, which would be utilised to net off the construction cost of
properties under development when the project is completed, with carrying amount of approximately
HK$108,055,000 (2024: approximately HK$118,433,000) and nil (2024: approximately HK$25,623,000),
respectively.

Termination of sales contract

During the year ended 31 December 2023, the Group had entered into a contract of pre-sale of properties and
received the receipt in advance of approximately RMB395,000,000 (equivalent to approximately
HK$419,964,000) at the date of inception of contract, which was classified as contract liabilities in Note 30(d)
to the consolidated financial statements. During the year ended 31 December 2024, the Group had agreed
with the customer on termination of the pre-sale of properties and entered into a settlement agreement
regarding the repayment schedule of the receipt in advance to the customer. The contract liabilities of
approximately HK$419,964,000 have been reclassified as other payables since then.

Under the settlement agreement, the other payable is secured by (1) 6.22% of shares of DTXS Enterprise held
by DTXS Investments and (2) entire shares of a subsidiary of Xi‘an Da Tang Xi Shi Property Limited (“DTXS
Property”), a company controlled by Mr. Lu Jianzhong, one of the ultimate controlling parties of the Group,
and is guaranteed by (1) corporate financial guarantee of approximately RMB418,884,000 provided by DTXS
Investments and (2) personal financial guarantee of approximately RMB418,884,000 provided by Mr. Lu
Jianzhong. In addition, a settlement charge of approximately RMB23,884,000 (equivalent to approximately
HK$25,855,000) should be accrued in accordance with the settlement agreement, together with an interest of
6% per annum since 1 July 2024 if the total outstanding balance was not yet settled at that date.

In accordance with the settlement agreement, the first instalment of the other payables of RMB10,000,000
should be made on 20 July 2024. The Group has further negotiated with the customer and agreed to delay the
repayment and entered into a supplementary agreement to revise the repayment schedule, in which the revised
first instalment of the other payables of RMB5,000,000 should be made on 20 December 2024. The Group had
further negotiated with the customer and made settlement of approximately RMB2,000,000 and
RMB3,000,000 to the customer on 27 December 2024 and 26 January 2025, respectively.
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30. TRADE AND OTHER PAYABLES (Continued)

Notes: (Continued)

(©

(Continued)

Termination of sales contract (Continued)

During the year ended 31 December 2025, the Group had further negotiated with the customer and agreed to
delay the repayment and entered into a supplementary agreement, in which additional 8% of shares of DTXS
Enterprise held by DTXS Investments were pledged as security to the outstanding balances, and revised
repayment schedule was agreed that the revised first instalment of the outstanding balances of approximately
RMB7,973,000 (equivalent to approximately HK$8,874,000) should be made on 31 December 2026 while
remaining instalments of approximately RMB169,791,000 (equivalent to approximately HK$188,978,000) and
RMB273,298,000 (equivalent to approximately HK$304,181,000) should be made on 31 December 2027 and
2028, respectively.

During the year ended 31 December 2025, the interest of approximately HK$27,648,000 (2024: approximately
HK$13,788,000) was recognised and capitalised as cost of properties under development because the relevant
fund was utilised by the Group in the construction works of properties under development.

At 31 December 2025, the outstanding balances related to the termination of sales contract are as follows:

2025 2024

HK$'000 HK$'000

Other payable 433,848 417,838
Related settlement charge payable 26,583 25,394
Related interest payable 41,602 13,542
502,033 456,774

Details of contract liabilities are as follows:

At 31 December 2025 and 2024, contract liabilities are incurred from sales of properties, represented sale
proceeds received from customers in connection with the Group’s pre-sale of properties. The Group received
advances from customers based on billing schedules as established in the sales of properties. Payments are
usually received in advance of the performance under the contracts. The contract liabilities will be transferred
to profit or loss when the Group's revenue recognition criteria are met.

The movements (excluding those arising from increases and decreases both occurred within the same period) of
contract liabilities from contracts with customers within HKFRS 15 during the reporting period are as follows:

2025 2024

HK$'000 HK$'000

At the beginning of the reporting period 6,406 455,005

Recognised as revenue (271) (844)
Reversal of interest expenses on financing component of receipt in

advance (Remark) - (14,088)

Termination of a contract (Note 30(c)) - (419,964)

Exchange realignments 497 (13,703)

At the end of the reporting period 6,632 6,406

Remark:

Resulted from the termination of pre-sale contract as detailed in Note 30(c) to the consolidated financial
statements, the provision of interest expenses recognised since the receipt in advance received were reversed at
the date of termination during the year ended 31 December 2024.

At 31 December 2025, the aggregate amount of transaction price allocated to unsatisfied performance
obligations is approximately HK$6,632,000 (2024: approximately HK$6,475,000). The Group expects no
transaction price allocated to the unsatisfied performance obligations will be recognised as revenue over one
year, and the remaining transaction price amounted to HK$6,632,000 (2024: approximately HK$6,475,000) will
be recognised as revenue within one year or less.
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31. INTEREST-BEARING BORROWINGS

2025 2024
Notes HK$’'000 HK$'000
Secured bank loans
— Bank loans bear variable interest rate of 6.00% per annum
("Bank Loans 1") (@), (d) 623,258 595,371
— Bank loans bear variable interest rate of 5.85% per annum
("Bank Loans I1") (b), (d) 666,242 636,750
— Bank loans bear variable interest rate of 6.00% per annum
(“Bank Loans Ill") (c), (d) 167,440 159,948
1,456,940 1,392,069
Analysed into:
— Current portion 791,477 223,591
— Non-current portion 665,463 1,168,478
1,456,940 1,392,069

Notes:

(@)  Bank Loans | bears effective variable interest rate of 6.00% (2024: 6.00%) per annum, which was the loan
prime rate published by the People’s Bank of China (the “PBC") plus 2.55% (2024: 2.55%), repayable within
one year at 31 December 2025 (2024: repayable within two year) and is secured by:

(i) properties under development held by the Group with a carrying amount of approximately
HK$1,837,007,000 (2024: approximately HK$1,535,789,000) at 31 December 2025;

(i) completed properties held by the Group with a carrying amount of approximately HK$19,107,000 (2024:
approximately HK$18,219,000) at 31 December 2025;

(iii)  properties held by DTXS Property with estimated value of approximately HK$1,194,683,000 on the date
of inception of Bank Loans I;

(iv)  corporate guarantee given by DTXS Property; and
(v)  personal guarantee given by an executive director, Mr. Lu Jianzhong.
There are no unutilised banking facilities of Bank Loans | at 31 December 2025 and 2024.

(b)  Bank Loans Il bears effective variable interest rate of 5.85% (2024: 5.85%) per annum, which was the lending
rate quoted by the PBC plus 1.65% (2024: 1.65%), repayable within two years (2024: repayable within three
years) at 31 December 2025 and is secured by completed properties held by the Group with a carrying amount

of approximately HK$834,715,000 (2024: approximately HK$799,232,000) at 31 December 2025.

There are no unutilised banking facilities of Bank Loans Il at 31 December 2025 and 2024.
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31. INTEREST-BEARING BORROWINGS (Continued)

Notes: (Continued)

(c)  Bank Loans Il bears effective variable interest rate of 6% (2024: 6.00%) per annum, which was the loan prime
rate published by PBC plus 2.55% (2024: 2.55%), repayable within one year (2024: repayable within two year)
at 31 December 2025. The relevant banking facilities of Bank Loans Ill granted to the Group is
RMB160,000,000 (equivalent to approximately HK$178,080,000) (2024: approximately RMB160,000,000
(equivalent to approximately HK$170,112,000)), the unutilised banking facilities of Bank Loans Ill at 31
December 2025 is RMB9,560,000 (equivalent to approximately HK$10,640,000) (2024: approximately

RMBY, 560,000 (equivalent to approximately HK$10,164,000)). The banking facilities is secured by:

(i) completed properties held by the Group with a carrying amount of approximately HK$213,737,000
(2024: approximately HK$203,804,000) at 31 December 2025;

(i) properties held by DTXS Property;
(ili)  corporate guarantee given by DTXS Property;

(iv)  corporate guarantee given by DTXS Investments; and

(v)  personal guarantees given by executive directors, Mr. Lu Jianzhong and Mr. Yang Xingwen and his

spouse, and director of DTXS Enterprise and his spouse.

(d)  The secured bank loans are denominated in RMB.

(e)  During the year ended 31 December 2025, the Group had held several meetings with the banks, and obtained
their consent regarding the Group’s intention for delay in payment of the principal and interest of the

interest-bearing borrowings for two to three years.

32. DEFERRED TAXATION

The movements in deferred tax assets during the years are as follows:

At 1 January 2024
Deferred tax credited to profit or loss
Exchange realignments

Revaluation
of investment

At 31 December 2024 and 1 January 2025
Deferred tax credited to profit or loss
Exchange realignments

At 31 December 2025

Analysed into:
Deferred tax assets
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PRC LAT properties Total
HK$'000 HK$'000 HK$'000
39,175 3,212 42,387
244 1,083 1,327
(1,281) (124) (1,405)
38,138 4,171 42,309
16 353 337
1,755 123 1,910
39,909 4,647 44,556
2025 2024

HK$’000 HK$'000

44,556 42,309
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32.

33.
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DEFERRED TAXATION (Continued)
Deferred tax assets not recognised
Tax losses

The Group has tax losses arising in Hong Kong of approximately HK$169,422,000 (2024. approximately
HK$161,330,000) that are available indefinitely for offsetting against future taxable profits of the
companies in which the losses arose. These tax losses are subject to approval of the Hong Kong Inland
Revenue Department. There are no tax losses arising from overseas operations, subject to approval of
the relevant tax bureaus, that are available indefinitely for offsetting against future taxable profits of the
companies in which the losses arose. The Group also has tax losses arising in Chinese Mainland of the
PRC in respect of PRC EIT of approximately HK$231,169,000 (2024: approximately HK$236,889,000)
that will expire in one to five years for offsetting against future taxable profits.

The Group had not recognised deferred tax assets in respect of the tax losses of approximately
HK$400,591,000 (2024: approximately HK$398,219,000) at 31 December 2025, as it is not considered
probable that there would be sufficient future taxable profits to utilise such amount.

Other temporary differences

The Group also had not recognised the deferred tax assets in respect of write-down of completed
properties held for sale and properties under development in certain subsidiary of approximately
HK$237,434,000 (2024: approximately HK$171,576,000) and loss allowance on trade and other
receivables of approximately HK$52,243,000 (2024: approximately HK$42,208,000) at 31 December
2025, as it was not probable that those subsidiaries would have sufficient taxable profits in foreseeable
future to utilise the tax deduction resulted from the write-down.

SHARE CAPITAL

2025 2024
HK$'000 HK$'000
Authorised share capital:
5,000,000,000 (2024: 5,000,000,000) ordinary shares of HK$0.5 each 2,500,000 2,500,000
Issued and fully paid:
At the beginning of the reporting period 667,525,230 ordinary shares
of HK$0.5 each 333,763 333,763
Placing new shares of 133,500,000 ordinary shares of HK$0.5 each (Note) 66,750 -
At the end of the reporting period 801,025,230 ordinary shares
of HK$0.5 each 400,513 333,763

Note:

The Company placed 66,700,000 shares at HK$0.5 per share in August 2025 (the “August 2025 Placing”) and
66,800,000 shares at HK$0.6 per share in September 2025 (the “September 2025 Placing”), respectively. The cash
proceeds received from the August 2025 Placing and the September 2025 Placing were HK$33,350,000 and
HK$40,080,000, respectively. The expenses incurred for the August 2025 Placing and the September 2025 Placing
were approximately HK$1,197,000 and HK$1,405,000, respectively. Details of the placing are set out in the
Company’s announcement dated 6 August 2025 and 25 September 2025.
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34. EQUITY-SETTLED SHARE-BASED TRANSACTIONS

The Company operates a share option scheme (the “Scheme”) for the purpose of providing incentives
and rewards to eligible participants who contribute to the success of the Group’s operations. Eligible
participants to the Scheme include the Company’s directors, including independent non-executive
directors, and other employees of the Group. The Scheme became effective on 6 December 2012 and,
unless otherwise cancelled or amended, will remain in force for 10 years from that date. On 6 December
2022, the Scheme had expired and the granted share options are still effective until they were forfeited,
exercised or expired.

On 12 December 2025, the shareholders of the Company approved the adoption of a new share option
scheme (the “New Scheme"”), in which the terms of the New Scheme is substantially consistent with the
Scheme. The New Scheme became effective on 12 December 2025 and, unless otherwise cancelled or
amended, will remain in force for 10 years from that date.

The maximum number of unexercised share options permitted to be granted under the Scheme and the
New Scheme is an amount equivalent, upon their exercise, to 10% of the shares of the Company in
issue at any time. The maximum number of shares issuable under share options to each eligible
participant in the Scheme and the New Scheme within any 12-month period is limited to 1% of the
shares of the Company in issue at any time. Any further grant of share options in excess of this limit is
subject to shareholders’ approval in a general meeting.

Share options granted to directors, chief executive officers or substantial shareholder of the Company,
or to any of their associates, are subject to approval in advance by the independent non-executive
directors. In addition, any share options granted to a substantial shareholder or an independent
non-executive director of the Company, or to any of their associates, in excess of 0.1% of the shares of
the Company in issue within any 12-month period, are subject to shareholders’ approval in advance in a
general meeting.

The offer of a grant of share options may be accepted within 30 days from the date of offer, upon
payment of a nominal consideration of HK$1 in total by the grantee. The exercise period of the share
options granted is determinable by the directors of the Company, and commences after a vesting period
of one to four years and ends on a date which is not later than ten years from the date of grant of the
share options.

The exercise price of share options is determinable by the directors of the Company, but may not be less
than the higher of (i) the Stock Exchange closing price of the Company’s shares on the date of offer of
the share options; and (ii) the average Stock Exchange closing price of the Company’s shares for the five
trading days immediately preceding the date of offer.

Share options do not confer rights on the holders to dividends or to vote at shareholder’s meetings.

On 28 January 2016, 15,500,000 share options were granted to eligible participants with a valid period
of 10 years from the grant date. 40% of these share options vest on the first anniversary of the grant
date and each of the remaining 30% of these share options vest on the second and third anniversary of
the grant date respectively. The exercise price is HK$3.000 per share, which is the closing price of the
ordinary shares of the Company on the grant date.

The following share options were outstanding under the Scheme during the years:

2025 2024
Weighted Weighted
average average exercise
exercise price No. of options price  No. of options
HK$ per share ‘000  HKS$ per share ‘000
At 1 January and 31 December 3.000 10,250 3.000 10,250
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EQUITY-SETTLED SHARE-BASED TRANSACTIONS (Continued)

The exercise prices and exercisable periods of the share options outstanding at the end of the reporting
period are as follows:

2025

Number of options Exercise price Exercise period

‘000 HK$

10,250 3.000 28 January 2017 - 27 January 2026
2024

Number of options Exercise price Exercise period

‘000 HK$

10,250 3.000 28 January 2017 — 27 January 2026

The fair value of equity-settled share options granted under the Scheme was estimated at the date of
grant using a binomial model, taking into account the terms and conditions upon which the options
were granted. The following table lists the inputs to the model used:

Date of grant 28 January 2016
Dividend yield (%) 0
Expected volatility (%) 43.56
Risk-free interest rate (%) 1.69
Exit rates of the grantees (%) 0
Fair value at measurement date (HK$'000) 22,750
Exercise price (HK$) 3.000

The expected volatility reflects the assumption that the historical volatility is indicative of future trends,
which may also not necessarily be the actual outcome.

No other feature of the options granted was incorporated into the measurement of fair value.

At 31 December 2025, the Company had 10,250,000 share options (2024: 10,250,000) outstanding
under the Scheme. The exercise in full of the outstanding share options would, under the present capital
structure of the Company, result in the issue of 10,250,000 additional ordinary shares (2024:
10,250,000) of the Company and additional share capital of approximately HK$5,125,000 (2024:
approximately HK$5,125,000) and share premium of approximately HK$40,899,000 (2024:
approximately HK$40,899,000) (before issue expenses).

On 28 January 2026, the outstanding 10,250,000 share options were expired. At the date of approval

of the consolidated financial statements, there is no share options outstanding under the Scheme and
the New Scheme.
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RESERVES

The amounts of the Group’s reserves and the movements therein for the current and prior years are
presented in the consolidated statement of changes in equity.

(a) The application of the share premium account and the capital redemption reserve is governed by
Section 40 of the Companies Act 1981 of Bermuda.

(b) The exchange fluctuation reserve arose from translation of foreign operations, which representing
the accumulated difference of translating functional currency of the profit or loss for the reporting
period by weighted average exchange rate and the assets and liabilities by exchange rates
prevailing at the end of reporting period.

(c)  The revaluation reserve arose from the revaluation of owner-occupied properties, classified under
“property, plant and equipment”, when they were transferred to investment properties. Upon
disposal of a revalued asset, the relevant portion of the revaluation reserve realised in respect of
previous valuations is transferred to accumulated losses as a movement in reserves.

(d) The merger reserve arose from the acquisition of subsidiaries account for the common control
combination using the pooling-of-interest method. Such reserve represented the difference
between the cash consideration and the carrying amount of the net assets of subsidiaries,
excluding NCI, at the completion date.

(e) The other reserve arose from the acquisition of equity interest, which represented the NCI of
non-wholly owned subsidiaries. The difference between the consideration and the carrying amount
of NCI by reference to the net assets of subsidiaries at the acquisition date is recognised in other
reserve.

CONTINGENT LIABILITIES

The Group is a defendant in certain lawsuits as well as the named party in other proceedings arising in
the normal course of business. While the outcomes of such contingencies, lawsuits or other proceedings
cannot be determined at present, the directors of the Company believe that any resulting liabilities will
not have a material adverse impact on the financial position, liquidity, or operating results of the Group.

At 31 December 2025 and 2024 and up to the date of approving the consolidated financial statements,
the Group is subjected to a number of legal proceedings which mainly in relation to disputes under
construction contracts in respect of its property development projects, which arose during the normal
course of business.

In the opinion of the directors of the Company, based on the best estimation on the possible outcomes
of the disputes by the management in consideration of the development of negotiations with the
creditors and advice sought from the independent legal advisors and internal legal counsel, the possible
further obligations (other than those liabilities/provisions have been recognised in the consolidated
financial statements) arose from litigations is immaterial to the consolidated financial statements of the
Group.
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37. FINANCIAL GUARANTEES

At the end of the reporting period, the Group had granted the following financial guarantees:

2025 2024
Notes HK$’'000 HK$'000

Guarantees in respect of mortgage facilities provided for certain
purchasers of DTXS Enterprise’s properties (@) 30,987 29,624
Guarantee in respect of loan facility provided for a related party (b) 326,666 313,538
357,653 343,162

Notes:

(a)  DTXS Enterprise provided guarantees in respect of mortgage facilities granted by certain banks relating to the
mortgage loans arranged for certain purchasers of DTXS Enterprise’s properties. Pursuant to the terms of the
guarantees, in the event of default on mortgage payments by these purchasers before the expiry of the
guarantees, DTXS Enterprise is responsible for repaying the outstanding mortgage principals together with the
accrued interest and penalties owed by the defaulted purchasers to the banks, net of any sales proceeds as

described below.

Pursuant to the above arrangement, the related properties were pledged to the banks as collateral for the
mortgage loans, in the event of default on mortgage repayments by these purchasers, the banks are entitled to
take over the legal titles and will realise the pledged properties through open auction or other appropriate

means.

DTXS Enterprise is responsible for repaying the banks when the proceeds from the auction of the properties
cannot cover the outstanding mortgage principals together with the accrued interest and penalties. DTXS
Enterprise’s guarantee period starts from the dates of grant of the relevant mortgage loans and ends upon the

issuance of real estate ownership certificates to the purchasers.

(b)  DTXS Enterprise provided a financial guarantee for a bank loan with a principal of RMB300,000,000 (equivalent
to HK$333,900,000) obtained by DTXS Property, while the relevant balance of bank loan at 31 December 2025
was RMB293,500,000 (equivalent to HK$326,666,000) (2024: RMB294,900,000 (equivalent to
HK$313,538,000). At the same time, DTXS Investments provided a counter financial guarantee in favour of
DTXS Enterprise for its obligations under the said financial guarantee. Further details of the financial guarantee

arrangement are set out in the Company’s circular dated 21 February 2020.

The directors of the Company do not consider it is probable that a claim will be made against the Group

under these guarantees and no provision for any potential obligations has been recognised.
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38. NOTES TO THE CONSOLIDATED STATEMENT OF CASH FLOWS
(a) Major non-cash transaction
i. During the year ended 31 December 2025, the Group had non-cash additions to right-of-use
assets and lease liabilities of approximately HK$1,409,000 and HK$1,409,000 (2024:
approximately HK$1,157,000 and HK$1,157,000), respectively, in respect of lease
arrangements for buildings included in property, plant and equipment.

ii.  During the year ended 31 December 2025, the Group had capitalised prepayments of
construction costs of approximately HK$84,855,000 (2024: approximately HK$63,180,000)
into properties under development.

iii.  During the year ended 31 December 2025, the Group had non-cash early termination of
lease to right-of-use assets and lease liabilities of approximately HK$466,000 and
HK$443,000 (2024: Nil and Nil), respectively.

iv.  During the year ended 31 December 2024, a lease contract has been completed and the
related right-of-use asset with nil carrying amount was written off, while the outstanding

lease liabilities of approximately HK$1,463,000 were transferred to other payables.

(b) Changes in liabilities arising from financing activities

Interest-
Bond bearing Lease
payables borrowings liabilities Total
HK$'000 HK$'000 HK$'000 HK$'000
2025
At 1 January 2025 - 1,392,069 1,011 1,393,080
New leases - - 1,409 1,409
Changes from financing cash
flows - (319) (637) (956)
Foreign exchange movement - 65,190 - 65,190
Interest expenses - - 42 42
Early termination of lease - - (443) (443)
At 31 December 2025 - 1,456,940 1,382 1,458,322
2024
At 1 January 2024 - 1,339,549 1,268 1,340,817
New leases - - 1,157 1,157
Inception of interest-bearing
borrowings - 97,901 - 97,901
Foreign exchange movement - (45,381) - (45,381)
Interest expenses - - 49 49
Transfer to other payables - - (1,463) (1,463)
At 31 December 2024 = 1,392,069 0T 1,393,080
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38. NOTES TO THE CONSOLIDATED STATEMENT OF CASH FLOWS
(Continued)

(c) Total cash outflow for leases

The total cash outflow for leases included in the consolidated statement of cash flows is as

follows:
2025 2024
HK$'000 HK$'000
Within operating activities 6 247
Within financing activities 637 -
643 247

39. RELATED PARTY TRANSACTIONS

Other than those disclosed elsewhere in the consolidated financial statements, the Group entered into
the following transactions with related parties:

110

(a)

Transactions with related parties:

(i)

(if)

During the year ended 31 December 2024, rental income of approximately HK$1,221,000
was generated from the investment properties leased to a related company controlled by
DTXS Investments, at a rate of approximately HK$255 per square metre. There was no such
rental income generated during the year ended 31 December 2025.

During the year ended 31 December 2025, the Group had transferred other receivables of
approximately HK$19,570,000 (2024: an amount due from DTXS Property and other payables
of approximately HK$7,193,000 and HK$13,337,000, respectively) to amount due to DTXS
Investments.

Outstanding balances with related parties:

(i)

(if)

Included in trade and other receivables, approximately HK$4,702,000 (2024: approximately
HK$4,492,000) and HK$3,950,000 (2024: nil) were the rental receivables and other
receivables, respectively, due from related companies controlled by DTXS Investments at 31
December 2025.

Included in other payables, approximately HK$2,025,000 (2024: approximately
HK$3,546,000) and HK$10,128,000 (2024: HK$10,604,000) were the amounts due to
related companies controlled by DTXS Investments and DTXS Investments, respectively, at 31
December 2025.

The above mentioned related companies were ultimately controlled by a director, Mr. Lu
Jianzhong. The balances were unsecured, interest-free and repayable on demand. During the year
ended 31 December 2025, the maximum outstanding balance of (i) was approximately
HK$8,652,000 (2024: approximately HK$4,492,000).
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Notes to the Consolidated Financial Statements

Year ended 31 December 2025

RELATED PARTY TRANSACTIONS (Continued)

(c) Compensation of key management personnel of the Group

Remuneration for key management personnel, including amounts paid to the directors of the
Company is as follows:

2025 2024

HK$’000 HK$’000

Salaries, bonus, allowances and other benefits in kind 1,958 1,873
Contributions to defined contribution retirement plans 15 15
1,973 1,888

Further details of directors’ and the chief executive officers’ remuneration are included in Note 12
to the consolidated financial statements.

CAPITAL COMMITMENTS

The Company had the following capital commitments at the end of the reporting period:

2025 2024

HK$'000 HK$'000

Construction contracts for properties under development 765,131 611,320
Capital injection to unlisted equity investment (Note 23) 16,361 16,263
781,492 627,583

FINANCIAL INSTRUMENTS BY CATEGORY

All financial assets and liabilities of the Group at 31 December 2025 and 2024 were financial assets and
financial liabilities stated at amortised cost, except for the unlisted equity investment was financial asset
stated at FVPL.

FAIR VALUE AND FAIR VALUE HIERARCHY OF FINANCIAL
INSTRUMENTS

The following presents the assets and liabilities measured at fair value or required to disclose their fair
value in the consolidated financial statements on a recurring basis across the three levels of the fair
value hierarchy defined in HKFRS 13, Fair Value Measurement, with the fair value measurement
categorised in its entirety based on the lowest level input that is significant to the entire measurement.
The levels of inputs are defined as follows:

o Level 1 (highest level): quoted prices (unadjusted) in active markets for identical assets or liabilities
that the Group can access at the measurement date.

o Level 2: inputs other than quoted prices included within Level 1 that are observable for the asset
or liability, either directly or indirectly.

. Level 3 (lowest level): unobservable inputs for the asset or liability.
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42. FAIR VALUE AND FAIR VALUE HIERARCHY OF FINANCIAL
INSTRUMENTS (Continued)

(a) Fair value of investment properties that are measured at fair value

The details of the fair value measurement and hierarchy are included in Note 19 to the
consolidated financial statements.

(b) Fair value of other financial assets that are measured at fair value

Relationship of
Fair value at Fair value Valuation techniques  unobservable inputs
Financial assets 31 December hierarchy and key inputs to fair value

2025 2024
HK$'000 HK$'000

Financial assets at FVPL

Unlisted equity investment 7,012 6,698 Level 3 Asset-based approach: By The higher the net asset
reference to net asset value, the higher the fair
value of the investment  value

There were no transfers between Level 1 and Level 2 fair value measurements, and no transfers
into and out of Level 3 fair value measurements in both years. The details of the movements of the
recurring fair value measurements categorised as Level 3 of the fair value hierarchy are as follows:

2025 2024
HK$'000 HK$'000

Financial assets at FVPL - Unlisted equity investment
At the beginning of the reporting period 6,698 6,924
Exchange realignments 314 (226)
At the end of the reporting period 7,012 6,698

(c) Fair value of financial assets and financial liabilities carried at other than fair
value

The carrying amounts of the Group’s financial instruments measured at amortised cost reasonably
approximate to their fair values at the end of the reporting period.

Management has assessed that the fair values of restricted bank deposits, cash and cash
equivalents, financial assets included in trade and other receivables, loans receivables, financial
liabilities included in trade and other payables and interest-bearing borrowings approximate to
their carrying amounts largely due to the short-term maturities of these instruments.

The fair values of the financial assets and liabilities are included at the amount at which the
instrument could be exchanged in a current transaction between willing parties, other than in a
forced or liquidation sale.
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43. FINANCIAL RISK MANAGEMENT OBJECTIVES AND POLICIES

The Group’s principal financial instruments comprise financial assets at FVPL, loans receivables,
interest-bearing borrowings, restricted bank deposits and cash and cash equivalents. The main purpose
of these financial instruments is to raise finance for the Group’s operations. The Group has various other
financial assets and liabilities such as trade and other receivables and trade and other payables, which
arise directly from its operations.

The main risks arising from the Group’s financial instruments are foreign currency risk, interest rate risk,
credit risk and liquidity risk. The board of directors of the Company reviews and agrees policies for
managing each of these risks and they are summarised below. The Group’s accounting policies in
relation to financial instruments are set out in Note 4 to the consolidated financial statements.

Foreign currency risk

The Group’s business operations are principally in Hong Kong and Mainland China of the PRC. The
majority of the business transactions were denominated in respective local currencies and there were
only insignificant balances of financial assets and liabilities that were denominated in foreign currencies
at the end of the reporting period. Hence, the Group is not exposed to significant foreign exchange risk.

The Group has not used any financial instruments to hedge against currency risk. However, management
constantly reviews the economic situation and its foreign currency risk profile and monitors its foreign
exchange exposure, and will implement appropriate hedging measures in future on significant foreign
currency exposure should the need arise.

Interest rate risk

The Group is exposed to cash flow interest rate risk in relation to interest-bearing borrowings carried at
variable rates. The Group has not used any derivative contracts to hedge its exposure to interest rate
risk. The Group has not formulated a policy to manage the interest rate risk.

Sensitivity analysis

The sensitivity analysis below has been determined based on the exposure to interest rates for
non-derivative instruments at the end of reporting period. The analysis is prepared assuming the
financial instruments outstanding at the end of reporting period were outstanding for the whole year,
and assumed the interest expenses are eligible to be capitalised as cost of properties under
development.

If interest rates had been 0.5% (2024: 0.5%) higher/lower and all other variables were held constant,
the Group’s properties under development would increase/decrease by approximately HK$7,285,000
(2024: approximately HK$6,960,000) due to the capitalisation of finance costs. This was mainly
attributable to the exposure to interest rates on its variable-rate interest-bearing borrowings of the
Group.
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FINANCIAL RISK MANAGEMENT OBJECTIVES AND POLICIES

(Continued)

Credit risk

The Group trades only with recognised and creditworthy third parties. It is the Group’s policy that all
customers who wish to trade with credit terms are subject to credit verification procedures. In addition,
receivable balances are monitored on an ongoing basis and the Group’s exposure to bad debts is not
significant.

At the end of the reporting period, the Group’s maximum exposure to credit risk is limited to the
carrying amounts of the Group’s financial assets. The Group does not hold any collateral or other credit
enhancements to cover its credit risks associated with its financial assets, except that the credit risks
associated with advances to consignors and related interest receivables for the art financing business are
mitigated because they are secured by the pledged auction items as discussed below.

The Group’s exposure to credit risk arising from trade receivables is influenced mainly by the individual
characteristics of each customer rather than the industry or country in which the customers operate. At
the end of the reporting period, the Group has a concentration of credit risk arising from trade
receivables as approximately 11% (2024: 10%) of the total trade receivables were due from the Group’s
largest customer and approximately 45% (2024: 44%) of the total trade receivables were due from the
Group's five largest customers.

Impairment assessment of trade and other receivables

Trade receivables — receivables from customers

In respect of the receivables from customers included in trade receivables, an impairment analysis is
performed at the end of each reporting period using a provision matrix to measure ECL. The provision
rates are based on days past due for groupings of various customer segments with similar loss patterns
(i.e. by geographical region, product type, customer type and rating). The calculation reflects the
probability-weighted outcome, the time value of money and reasonable and supportable information
that is available at the reporting date about past events, current conditions and forecasts of future
economic conditions. Generally, related trade receivables are written off if past due for more than one
year and are subject to enforcement activity.

During the year ended 31 December 2024, the trade receivables derived from the Property Development
Division which already provided with full provision of ECL was recovered by receiving the settlement of
approximately HK$836,000 and reversal of impairment loss of approximately HK$836,000 was
recognised in the profit or loss.

During the year ended 31 December 2025, the trade receivables derived from the Property Development

Division was provided with full provision of ECL and an impairment loss of approximately HK$1,374,000
was further recognised in the profit or loss.
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43. FINANCIAL RISK MANAGEMENT OBJECTIVES AND POLICIES
(Continued)
Credit risk (Continued)
Impairment assessment of trade and other receivables (Continued)
Trade receivables - receivables from customers (Continued)

Set out below is the information about the credit risk exposure on the Group’s trade receivables that
using a provision matrix:

Winery and Trading Division

Past due
Less than Over Credit-
Current 3 months 3 months impaired Total
31 December 2025
ECL rate 0% 0% 0% 0%
Gross carrying amount (HK$'000) 23 6 130 - 159
Expect credit losses (HK$'000) - - - - -
31 December 2024
ECL rate 0% 0% 0% 100%
Gross carrying amount (HK$'000) 19 303 35 3,079 3,436
Expect credit losses (HK$'000) - - - 3,079 3,079
Property Development Division
Past due
Less than Over Credit-
Current 3 months 3 months impaired Total
31 December 2025
ECL rate 0% 0% 0% 100%
Gross carrying amount (HK$'000) - - - 2,921 2,921
Expect credit losses (HK$'000) - - - 2,921 2,921
31 December 2024
ECL rate 0% 0% 0% 100%
Gross carrying amount (HK$'000) - - 1,347 1,443 2,790
Expect credit losses (HK$'000) - - - 1,443 1,443
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FINANCIAL RISK MANAGEMENT OBJECTIVES AND POLICIES
(Continued)

Credit risk (Continued)

Impairment assessment of trade and other receivables (Continued)

Trade receivables - receivables from customers (Continued)

Arts and Cultural Division

Past due
Less than Over Credit-
Current 3 months 3 months impaired Total
31 December 2025
ECL rate 0% 0% 0% 100%
Gross carrying amount (HK$'000) - - 4,702 205 4,907
Expect credit losses (HK$'000) - - - 205 205
31 December 2024
ECL rate 0% 0% 0% 100%

Gross carrying amount (HK$'000) - 1,123 3,369 102 4,594
Expect credit losses (HK$'000) - - - 102 102

If the ECL rates on the trade receivables, other than those receivables already fully provided with ECL,
had been 1% higher (lower) at the end of the reporting period, with other assumptions held constant,
the loss allowance would have been approximately HK$49,000 (2024: approximately HK$67,000) higher
(lower).

Advances to consignors and related interest receivables included in trade receivables

In respect of advances to consignors for the art financing business and related interest receivables, at 31
December 2025, the balances, before provision of loss allowance, that were overdue amounted to
approximately HK$385,290,000 and HK$184,601,000 (2024: approximately HK$386,658,000 and
HK$159,083,000), respectively.

The balances are either repayable upon the pledged auction items dealt through auction successfully or
repayable within 12 months from the date of advance in accordance with the respective agreements. As
part of the Group’s risk management policy, the initial amount advanced to consignors generally is less
than 40% of the estimated fair value of their pledged auction items. The Group reviews the credit loss
of advance balances individually and regularly. Before acceptance of the pledged auction items, the
Group involves internal experts to prove the authenticity and estimate the value of the pledged auction
items. As part of this review, the Group considers the fair value movement of the pledged auction items
and monitors the credit risk of the consignors. In the opinion of the directors of the Company, there has
been no significant deterioration in the fair value of the pledged auction items during the current or
prior years. At 31 December 2025, the weighted average advances to consignors and related interest
receivables accounted for approximately 25.7% (2024: approximately 28.2%) of the fair value of the
pledged auction items.

An impairment analysis is performed at the end of the reporting period, which are estimated by applying
the probability of default approach with reference to its historical credit loss experience, adjusted for
forward-looking factors specific to the debtors and the economic environment. The Group measures the
provision for credit loss equal to 12-month ECL, unless when there has been a significant increase in
credit risk since initial recognition, the Group recognises lifetime ECL. The amount of ECL provided takes
into account the fair value of the pledged auction items. The Group had engaged internal and external
art experts to evaluate the fair value of the pledged auction items annually.
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43. FINANCIAL RISK MANAGEMENT OBJECTIVES AND POLICIES

(Continued)

Credit risk (Continued)

Impairment assessment of trade and other receivables (Continued)

Advances to consignors and related interest receivables included in trade receivables (Continued)

During the year ended 31 December 2025, the Group has provided ECL of approximately HK$1,181,000
and HK$2,084,000 (2024: approximately HK$3,149,000 and HK$6,467,000) for advances to consignors
of a consignor and related interest receivables, respectively, as the outstanding advances and related
interest receivables of this consignor exceed the net realisable value of the related pledged auction
items. At 31 December 2025, the accumulated loss allowance for advances to consignors and related
interest receivables were approximately HK$7,038,000 and HK$12,365,000 (2024: approximately
HK$5,857,000 and HK$10,280,000), respectively.

Other receivables

In respect of other receivables other than the aforesaid, the management of the Group makes individual
assessment on the recoverability of these financial assets based on credit risk assessment and historical
settlement records and past experience, if any, adjusted for factors that are specific to the debtors,
general economic conditions and an assessment of both the current as well as the forecast direction of
conditions at the end of the reporting period. The ECL which are estimated by applying the probability
of default approach with reference to the risks of default of the debtors or comparable companies and
adjusted for forward-looking adjustments.

During the year ended 31 December 2025, the Group has provided ECL of approximately HK$7,146,000
(2024: approximately HK$5,111,000) for the debtors with significantly increased credit risk. At 31
December 2025, the accumulated loss allowance for the other receivables, other than advances to
consignors, was amounted to approximately HK$29,714,000 (2024: approximately HK$21,447,000).

Loans receivables

In respect of loans receivables, the management of the Group makes individual assessment on the
recoverability of these financial assets based on credit risk assessment and historical settlement records
and past experience, if any, adjusted for factors that are specific to the debtors, general economic
conditions and an assessment of both the current as well as the forecast direction of conditions at the
end of the reporting period. The ECL which are estimated by applying the probability of default
approach with reference to the risks of default of the debtors or comparable companies and adjusted
for forward-looking adjustments.

In previous years, the Group had assessed the loans receivables was credit-impaired, and therefore, the
Group has provided ECL in full of approximately HK$13,000,000.

At 31 December 2025 and 2024, the Group considered that there is no changes of the status of the
unsecured loan and no settlement was received up to present, no reversal of impairment losses was
considered.

Restricted bank deposits and cash and bank balances

The credit risks on restricted bank deposits and cash and bank balances are limited because the
counterparties are banks and other financial institution with high credit ratings assigned by international
credit-rating agencies.
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43.

L 118

FINANCIAL RISK MANAGEMENT OBJECTIVES AND POLICIES
(Continued)

Credit risk (Continued)

Maximum exposure and year-end staging

The tables below show the credit quality and the maximum exposure to credit risk based on the Group’s
credit policy, which is mainly based on past due information unless other information is available
without undue cost or effort, and year-end staging classification at 31 December.

The amounts presented are carrying amounts for financial assets.

12-month
ECL Lifetime ECL
Simplified
Stage 1 Stage 2 Stage 3 approach Total

HK$'000 HK$'000 HK$'000 HK$'000 HK$'000

At 31 December 2025
Financial assets included in trade and

other receivables 18,215 29,871 520,617 4,861 573,564
Restricted bank deposits 3,268 - - - 3,268
Cash and cash equivalents 11,607 - - - 11,607

33,090 29,871 520,617 4,861 588,439

At 31 December 2024
Financial assets included in trade and

other receivables 6,924 27,800 508,928 6,196 549,848
Restricted bank deposits 3,899 - - - 3,899
Cash and cash equivalents 16,175 - - - 16,175

26,998 27,800 508,928 6,196 569,922

DTXS SILK ROAD INVESTMENT HOLDINGS COMPANY LIMITED



Notes to the Consolidated Financial Statements

Year ended 31 December 2025

43. FINANCIAL RISK MANAGEMENT OBJECTIVES AND POLICIES

(Continued)

Liquidity risk

The Group's policy is to regularly monitor current and expected liquidity requirements and its compliance
with lending covenants, to ensure that it maintains sufficient reserves of cash and adequate committed
lines of funding from major financial institutions to meet its liquidity requirements in the short and
longer term.

The maturity profile of the Group’s financial liabilities at the end of the reporting period, based on the
contractual undiscounted payments, is as follows:

Within In the third
1 year or In the to fifth years,
ondemand second year inclusive Total
HK$'000 HK$'000 HK$'000 HK$'000
At 31 December 2025
Trade and other payables
(including lease liabilities) 521,101 226,570 313,320 1,060,991
Interest-bearing borrowings 869,742 705,473 - 1,575,215
Financial guarantee contract (Note) 326,666 - - 326,666
1,717,509 932,043 313,320 2,962,872
At 31 December 2024
Trade and other payables
(including lease liabilities) 694,658 202,341 - 896,999
Interest-bearing borrowings 252,383 664,920 654,472 1,571,775
Financial guarantee contract (Note) 313,538 - - 313,538
1,260,579 867,261 654,472 2,782,312

Note: The amount included above for financial guarantee contracts are the maximum amounts of the guarantees,
shown in the earliest periods in which the guarantees could be called. As set out in Note 37(b) to the
consolidated financial statements, DTXS Investments provided a counter financial guarantee in favour of DTXS
Enterprise for its obligation under the said financial guarantee. Based on the assessments at the end of the
reporting period, the directors of the Company do not consider it probable that a claim will be made against
DTXS Enterprise under these guarantees.

Capital management

The primary objectives of the Group’s capital management are to safeguard the Group’s ability to
continue as a going concern and to maintain healthy capital structure in order to support its business
and maximise shareholders’ value.

The Group manages its capital structure and makes adjustments to it in light of changes in economic
conditions and risk characteristics of the underlying assets. To maintain or adjust the capital structure,
the Group may adjust the dividend payment to shareholders, return capital to shareholders or issue new
shares. The Group is not subject to any externally imposed capital requirements. No changes were made
in the objectives, policies or processes for managing capital during the years ended 31 December 2025
and 2024.
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44. DISPOSAL OF SUBSIDIARIES
On 8 December 2025, DTXS Fine Wine Holdings Limited (“DTXS Fine Wine") entered into a sales
and purchase agreement with an independent third party for disposal of entire interest in DTXS
W&S (SZ), the wholly owned subsidiary of DTXS Fine Wine, and its subsidiaries at consideration
HK$1. The disposal was completed on 8 December 2025. The net liabilities of DTXS W&S (5Z) at

120

(a)

the date of disposal was as follows:

Consideration received:
Cash received

Analysis of assets and liabilities over which control was lost:

Inventories

Trade and other receivables
Cash and cash equivalent
Trade and other payables

Net liabilities disposed of

Gain on disposal of a subsidiary:
Total consideration

Net liabilities disposed of

Exchange reserve

Non-controlling interests

Gain on disposal of a subsidiary

Net cash outflow arising on disposal

* Represent amount less than HK$1,000.

At

8 December
2025

HK$

At

8 December
2025
HK$'000

9,102

3,979

228
(17,022)

(3,713)

3,713
343
(260)

3,796

(228)

DTXS SILK ROAD INVESTMENT HOLDINGS COMPANY LIMITED



44. DISPOSAL OF SUBSIDIARIES (Continued)

(b)

Notes to the Consolidated Financial Statements

Year ended 31 December 2025

On 5 March 2024, DTXS Fine Wine entered into a sales and purchase agreement with an
independent third party for disposal of entire interest in Wealthy Forest Limited, the wholly owned
subsidiary of DTXS Fine Wine and its subsidiaries, including Wealthy Forest SAS which owned a
wine yard Chateau Puy Bardens located at Bordeaux in France, at consideration of approximately
HK$10,000,000. The disposal was completed on 5 September 2024. The net assets of Wealthy

Forest Limited and its subsidiaries at the date of disposal were as follows:

Consideration received:
Cash received
Cash receivable

Total consideration

Analysis of assets and liabilities over which control was lost:

Property, plant and equipment (Note 18)
Inventories

Trade and other receivables

Cash and cash equivalent

Non-current assets held for sale

Trade and other payables

Net assets disposed of

Gain on disposal of subsidiaries:
Total consideration

Net assets disposed of
Non-controlling interests

Gain on disposal of subsidiaries

Net cash inflow arising on disposal:
Cash consideration
Less: Cash and cash equivalent disposed of

Annual Report 2025

At

5 September
2024
HK$'000

4,903
5,097

10,000

At

5 September
2024
HK$'000

35
4,386
1,263

399
11,575
(9,929)

7,729

10,000
(7,729)
386

2,657

4,903
(399)

4,504
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45.

122

STATEMENT OF FINANCIAL POSITION OF THE COMPANY

Information about the statement of financial position of the Company at the end of the reporting period
is as follows:

2025 2024
HK$’000 HK$'000
Non-current assets
Investments in subsidiaries 872,799 850,619
Current assets
Other receivables 115 23
Amounts due from related parties 3,605 -
Cash and bank balances 2 1
3,722 24
Current liabilities
Other payables 5,456 4,100
Net current liabilities (1,734) (4,076)
Total assets less current liabilities 871,065 846,543
NET ASSETS 871,065 846,543
Capital and reserves
Share capital (Note 33) 400,513 333,763
Reserve (Note) 470,552 512,780
TOTAL EQUITY 871,065 846,543

The statement of financial position was approved and authorised for issue by the Board of Directors on
30 April 2026 and signed on its behalf by

Huang Dahai Wong Kwok Tung Gordon Allan
Director Director

DTXS SILK ROAD INVESTMENT HOLDINGS COMPANY LIMITED



Notes to the Consolidated Financial Statements

Year ended 31 December 2025

45. STATEMENT OF FINANCIAL POSITION OF THE COMPANY (Continued)

Note:

A summary of the Company’s reserves is as follows:

Capital
Share redemption Contributed Share option Accumulated
premium reserve surplus* reserve losses Total
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
(Note 35(a))  (Note 35(a)) (Note 34)

At 1 January 2024 1,569,891 1,264 21,689 15,272 (1,091,879) 516,237
Loss for the year - - - - (3,457) (3,457)
At 31 December 2024 and 1 January 2025 1,569,891 1,264 21,689 15,272 (1,095,336) 512,780
Placing of shares (Note 33) 6,680 - - - - 6,680

Transaction costs on issuance of shares
upon placings (Note 33) (2,602) - - - - (2,602)
Loss for the year - - - - (46,306) (46,306)
At 31 December 2025 1,573,969 1,264 21,689 15,272 (1,141,642) 470,552
* The contributed surplus of the Company represents the excess of the net assets of the subsidiaries acquired

pursuant to the Group Reorganisation in prior years, over the nominal value of the Company’s shares issued in
exchange therefor. Under the Companies Act 1981 of Bermuda (as amended), the contributed surplus is
distributable to shareholders under certain circumstances which the Company cannot currently meet.

46. SUBSEQUENT EVENTS

On 17 October 2025, the Company entered into the placing agreement (the “Placing Agreement”) with
the placing agents, pursuant to which the Company proposed to offer for subscription, and the placing
agents agreed to procure subscriptions for the convertible bonds, on a best effort basis, on the terms and
subject to the conditions set out in the Placing Agreement. The placing agents shall procure to subscribe
for the convertible bonds in the aggregate principal amount of up to HK$323,000,000.

On 13 March 2026, all conditions to the placing of a tranche of the convertible bonds in the principal
amount of HK$11,000,000 have been fulfilled, and the first tranche placing had been completed.

On 2 April 2026, all conditions to the placing of a tranche of the convertible bonds in the principal
amount of HK$12,000,000 have been fulfilled, and the second tranche placing had been completed.

Following completion of the second tranche placing, no further tranche of the placing will be completed.
Convertible bonds in the principal amount of HK$23,000,000 in aggregate have been placed to placees.
The management of the Company is assessing the fair value of the convertible bonds, and the financial
impact of the issuance of convertible bonds is not able to be estimated yet.

Details of the placing of convertible bonds are set out in the Company’s announcements and circulars

dated 17 October 2025, 21 November 2025, 23 December 2025, 24 February 2026, 13 March 2026 and 2
April 2026.
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Five-Year Financial Summary

A summary of the results of the Group and of its assets and liabilities for the last five financial periods as
extracted from the audited financial statements is set out below:

Results

Revenue

(Loss) profit before tax
Income tax (expenses) credits

(Loss) Profit for the year

(Loss) Profit for the year
attributable to:

Equity holders of the Company

Non-controlling interests

Assets and liabilities
Total assets

Total liabilities

Net assets

D\ 124

Year ended 31 December

2025 2024 2023 2022 2021
HK$’'000 HK$'000 HK$'000 HK$'000 HK$'000
49,188 42,432 44,493 1,134,264 107,404
(78,195) (29,514) (371,436) 397,490 (28,520)
(3,627) (3,573) 12,983 (211,071) (5,845)
(81,822) (33,087) (358,453) 186,419 (34,365)
(63,385) (23,731) (302,064) 106,448 (33,656)
(18,437) (9,356) (56,389) 79,971 (709)
(81,822) (33,087) (358,453) 186,419 (34,365)
At 31 December

2025 2024 2023 2022 2021
HK$’000 HK$'000 HK$'000 HK$'000 HK$'000
3,810,060 3,512,924 3,479,032 3,561,067 3,643,075
(2,879,372) (2,584,703) (2,504,350) (2,206,471) (2,418,848)
930,688 928,221 974,682 1,354,596 1,224,227

DTXS SILK ROAD INVESTMENT HOLDINGS COMPANY LIMITED
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