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M acau Property Opportunities Fund (“MPO”, or the 
“Company”) is a closed-end investment fund and the only 

London listed company dedicated to investing in real estate in Macau, 
the world’s largest gaming market, and the only Chinese city in which 
gaming is permitted.

Historically the Company has held multi-segment property assets in 
Macau and Zhuhai. It has been in divestment mode since 2018. Its 
current portfolio comprises prime residential assets in Macau fair valued 
at US$78 million, which are being progressively divested.

MPO is managed by Sniper Capital Limited, an Asia-based property 
investment manager with a strong track record in fund management and 
investment advisory.
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Chairman’s Message 

04 / Chairman’s Message

I present my report for the first half of our current financial year to 31 
December 2025.

Continued progress has been achieved through further sales of properties 
and debt reduction. This has been delivered against an extremely 
challenging backdrop for the real estate sector and for Macau’s economy 
in general. The property sales we announced in our annual report all 
completed successfully, and debt levels against the Waterside assets have 
been reduced. However, falling market valuations have kept the loan-to-
value covenants under pressure, and lending banks have become more 
restrictive in their approach in response to both the market and the 
Company’s public statements on financial constraints.

Lower interest rates have eased some of the debt service costs, but the 
availability of debt to purchasers remains a constraint. Whilst measures to 
ease mortgage restrictions and reduce stamp duty costs at the beginning 
of 2026 provided some increase in sales enquiries, the market backdrop 
remains disappointing, with many prospective purchasers continuing a 
“wait-and-see” approach. On a wider perspective, geopolitical uncertainty 
continues, and it is too early to fully understand what impact the recent 
conflict in the Middle East will have on the market.

During the period, a further nine units at the Waterside were sold, 
reducing the number of units remaining to 14. An additional two units were 
sold post-period end, bringing the number of units remaining to be sold to 
12. Another three Waterside units are under advance stage of negotiation; 
two of which are expected to commit into contract before end of March 
2026. In addition, the sale of the sole remaining villa at the Fountainside 
was completed.
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This combination of results enabled pre-payments on the Waterside 
loan facility of US$5.5 million and US$5.4 million to be made in January 
and February 2026, respectively. It is projected that with the sale of the 
additional units post-period end, a further US$3.2 million will be repaid in 
May 2026. This will see debt levels on the Waterside reduced to US$16.6 
million.

Penha Heights remains a priority, as the associated loan facilities are now 
in default. There has been renewed interest in the property from multiple 
parties from across the Greater Bay area, with inspection visits increasing 
and one prospect delivering a Letter of Intent and engaging an architect to 
draw up plans. Whilst no offer or sales contract has yet been achieved, hard 
work continues to resolve this situation.

There has also been progress on securing the necessary approvals to allow 
the three remaining apartments at the Fountainside to be sold, and the 
Manager is targeting these assets for a sales process in the second quarter of 
2026.

As previously announced, the Company sought additional capital from 
shareholders at the end of the period. Regrettably, despite positive 
indications before this step was taken, investor commitments were not 
sufficient for the capital raise to proceed, which is disappointing. As a 
consequence, the intended application of funds to meet interest payments 
and allow loan extensions—primarily on Penha Heights—was not 
possible. This triggered a default on the loan provided by BCM, active 
discussions with Banco Tai Fung. It also led to intensified levels of control 
and restrictions imposed by Hang Seng Bank because of the perceived 
lack of shareholder support for the Company and the impact of cross-
asset obligations. The consequences of this are set out further in the Going 
Concern section in Note 1 of the financial statements.
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Constructive and extremely active engagement between the Manager and our lenders has 
been taking place, and this will continue as we work through our divestment plan. It is 
necessary to highlight that a forced or accelerated sale, as a consequence of the unsuccessful 
fundraise (and if a sale of Penha Heights is not achieved) could trigger a series of unhelpful 
outcomes, including the possibility of being unable to repay secured borrowings. For 
this reason, it has been necessary to adapt and, where possible, accelerate our disposals, 
accepting that return targets are compromised.

We are actively seeking to agree releases of working capital by Hang Seng Bank given the 
improved repayment profile on the Waterside facilities and our commitment to dispose 
of remaining assets. In this regard, the Manager reports that active sales enquiries have 
been received for six of the remaining units at the Waterside. These units are mainly 
on the higher levels and are therefore considered to be more attractive to prospective 
purchasers, which provides support for the asset values. It is a reality, however, that the 
Manager’s ability to execute the planned divestment programme is compromised by 
market circumstances and the conditions imposed by our lenders, which may reduce 
overall returns, possibly significantly. Every effort and full focus remain on delivering the 
best possible result for shareholders.

The Company’s share price has reacted negatively to the necessary regulatory 
announcements that were made and the financial challenges, including the impact of 
the unsuccessful capital raise and loan default on Penha Heights. The Board is grateful, 
however, for the overwhelming support at the Annual General Meeting, which included 
the extension of life to allow the divestment programme to continue.

Whilst the determination remains to complete the task of divestment, there continue to 
be some very difficult challenges to overcome, and successful sales of the remaining assets 
are necessary to determine the outcome and the ability to distribute meaningful returns of 
capital.
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The Board have decided that the financial year end of the Company should be changed 
from 30th June 2026 to 31st December 2026. The purpose behind this change is to align 
our financial reporting with the planned divestment of the remainder of the portfolio.

Mark Huntley
13 March 2026
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INTRODUCTION

The second half of 2025 remained challenging for Macau’s real estate 
sector, with subdued investment demand, tight financing conditions and 
continued price pressure, particularly in the luxury residential segment in 
which the Company operates. Although macroeconomic activity improved 
on the back of record visitor arrivals and a recovery in gaming revenues, 
the transmission to the property market was uneven. Lower interest 
rates and the removal of cooling measures were insufficient on their own 
to trigger a meaningful rebound in capital values, as buyer confidence 
remained constrained by regional economic uncertainties and the ongoing 
adjustment in mainland China’s property sector.

Against this backdrop, the Manager maintained its focus on the disciplined 
execution of the Company’s divestment strategy, prioritising liquidity, debt 
reduction and value preservation. During the period, further progress was 
achieved at The Waterside through sales of nine additional units while a 
key milestone was reached at The Fountainside with the sale of the final 
villa which completed post period-end. Active asset management initiatives, 
including the leasing of selected units at The Waterside to generate interim 
income and the repositioning of Penha Heights to broaden its buyer 
appeal, were undertaken to enhance marketability and support ongoing 
negotiations with potential purchasers. A letter of intent was also secured 
from a potential purchaser with regards to Penha Heights.

Manager’s Report
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In December 2025, the Company announced a proposed placing of 
new ordinary shares to raise a minimum of £1.7 million. The placing 
was intended to strengthen working capital of the Company and to 
provide liquidity to meet debt obligations, specifically the Penha Heights 

loan repayment due in 4Q 2025. However, the placing was ultimately 
unsuccessful with the minimum subscription threshold not achieved, 
causing insufficient working capital to meet the Penha Heights loan 
repayment. As a result, the Penha Heights loan facilities are currently in 
default. The Company continues to engage with lenders to negotiate loan 
extensions and restructuring to allow time to stabilise its capital structure 
and accelerate asset disposals. In parallel, the Company’s other lending 
banks have intensified loan monitoring.

These financial challenges have contributed to a negative impact on the 
Company’s share price.
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FINANCIAL REVIEW 

FINANCIAL OVERVIEW

31 December 2025 30 June 2025    

NAV (IFRS) (US$ million) 24.1 31.5    

NAV per share (IFRS) (US$) 0.39 0.51    

Adjusted NAV (US$ million) 28.5 37.6    

Adjusted NAV per share (US$) 0.46 0.61    

Adjusted NAV per share (pence)1 34 44    

Share price (pence) 6.5 24.1    

Share price discount to Adjusted NAV 
per share (%) 81% 45%    

Portfolio valuation (US$ million) 78.0 101.5    

Loan-to-value ratio (%) 57.0% 58.3%    

1	 Based on the following US dollar/sterling exchange rates: 1.346 on 31 December 2025 and 1.372 on 30 June 
2025.
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Half-year financial results

The fair value of the Company’s portfolio, which comprises three main 
assets, was US$78 million as at 31 December 2025. On a like-for-like 
comparison, adjusting for units sold during the six-month period, the 
valuation declined by 5.8%.

Adjusted Net Asset Value (NAV) was US$28.5 million, which translates to 
US$0.46 (34 pence) per share, a decline of 24.2% over the period. IFRS 
NAV was US$24.1 million as of the period’s end, equating to US$0.39 (29 
pence) per share, and a decline of 23.5% over the period.

As at 31 December 2025, the Company’s share price was 6.5 pence, 
representing a 81% discount to its Adjusted NAV per share.
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Capital and cash management

As the Company progresses with its divestment plan, it remains focused on 
meeting near-term debt obligations through sales and capital management, 
thereby strengthening its balance sheet and operating cash flow. The 
Manager continues to explore multiple channels to enhance sales while 
focusing on managing relationships with existing banking partners to 
strengthen communications with lenders through this challenging period to 
optimise financing terms and enhance flexibility to support the Company’s 
financial strategy.

As of 31 December 2025, the Company had total assets worth US$75 
million, offsetting combined liabilities of US$50.9 million. Gross borrowing 
has fallen to US$45.2 million, improving the loan-to-value (LTV) ratio, 
with inventories being fair valued and taking into the account of cash, by 
1.3 percentage points to 57.0% compared to 58.3% as of 30 June 2025.

The Company’s consolidated cash balance was US$1.36 million, of which 
US$1.34 million was pledged as collateral for credit facilities. The balance 
of approximately US$0.02 million reflects free cash which has decreased 
from US$0.12 million as of 30 June 2025. Subsequent to period end, 
90% of the sales proceeds was utilised to repay US$10.9 million of loan 
obligations, while the rest was for the settlement of finance loan interest and 
meeting working capital requirements.
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The Company maintains frequent dialogue with all of its lending banks, 
recognising that proactive communication is essential to sustaining 
confidence and support. Regular updates are provided on property sales 
status, including contracted disposals, pipeline opportunities, and market 
conditions. In addition, repayment plans and refinancing strategies are 
discussed to ensure lenders are fully informed of progress and intentions. By 
demonstrating tangible progress and maintaining openness, the Company 
seeks to reinforce trust and preserve constructive relationships with its 
lenders to allow the necessary window to rectify the default status.

In the second half of 2025, the Monetary Authority of Macao reduced 
interest rates on three occasions. Collectively, this action has resulted in 
lowering the territory’s base rate by a total of 75 basis points to 4.0% at the 
end of the period. Although commercial banks have reduced their lending 
rates in tandem with the base rate, the prevailing higher interest rate 
environment continues to weigh on the Company.

Company Life Extended

At the Company’s Annual General Meeting in December 2025, a 
shareholder resolution was proposed to extend the Company’s life for a 
further year. This was to facilitate the continued orderly divestment of the 
Company’s portfolio, reduce debt and facilitate the return of capital to 
shareholders within the earliest timeframe amidst the challenges posed by 
the current operating environment. The Company thanks all shareholders 
for their further support.
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Sector No. of Units
Cost

(US$ million)
Market Valuation

(US$ million)

Change in 
Market Value**

Composition
(based on

 market value)Since 30 June 2025       

The Waterside
Tower Six at One
Central Residences*

Luxury 
residential 18*** 31.4 41.6 -9.3% 53.4       

The
Fountainside

Low-density 
residential 4**** 3.3 5.2 -7.1% 6.6       

Penha Heights
Luxury 
residential N.A. 28.7 31.2 -0.4% 40       

Total 63.4 78 -5.8% 100%       

*	 One Central is a trademark registered in Macau SAR under the name of Basecity Investments Limited. Sniper Capital Limited, Macau 
Property Opportunities Fund Limited, MPOF Macau (Site 5) Limited, Bela Vista Property Services Limited and The Waterside are not 
associated with Basecity Investments Limited, Shun Tak Holdings Limited or Hongkong Land Holdings Limited.

**	 Calculation is based on adjusted figures made to 30 June 2025 to reflect like-for-like comparisons to 31 December 2025 due to property 
sales during the period.

***	 Including 4 units sold with completion occurring post period end.

****	 Including 1 villa sold with completion occurring post period end.

PORTFOLIO UPDATES

PORTFOLIO OVERVIEW AS AT 31 DECEMBER 2025
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I n the second half of 2025, the Manager continued to operate in a 
challenging environment for Macau’s real estate sector. Although 

the government had lifted its decade-long cooling measures in 2024, 
the policy adjustments were insufficient to restore investor confidence, 
particularly in the luxury segment in which the Company operates.

Investor sentiment towards real estate remained constrained by 
global and regional economic uncertainties, the spillover effects from 
mainland China’s property market downturn and the continued 
tightening of mortgage approval requirements by lenders. As a result, 
investors continued to stay on the sidelines and only re-entered the 
market when assets were offered at substantial discounts. This has 
been reflected in the downward pressure on property prices in Macau, 
resulting in a 9.4% YoY decline in the territory’s residential property 
price index as at end-December 2025.

Despite the challenging operating environment, the Manager 
continued to achieve notable progress in the orderly divestment of the 
portfolio. A significant milestone was reached at The Fountainside, 
with the completion of the sale of the fourth and final villa, and 
corresponding parking space. At The Waterside, the divestment 
programme which commenced in mid-2022 saw the sale of nine 
further units during the first half of the financial year.
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THE WATERSIDE

Waterside Simplex Unit
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The Waterside is the Company’s landmark luxury residential 
development located in downtown Macau. A divestment programme 

for its 59 units was launched in mid-2022.

In the second half of 2025, nine additional units at The Waterside were 
contracted for sale. Recent transactions indicate modestly improving 
market conditions, with achieved prices reflecting narrower discounts to 
valuation compared with earlier periods. The Company is currently in 
negotiations with several potential purchasers for additional unit sales. 
Cash resources remain subject to lender controls in order to meet covenant 
requirements, although further releases are expected upon the completion 
of additional disposals.

As of 31 December 2025, a total of 45 units had been sold, leaving 14 units 
available for sale. Of these, 41 were finalized as completed transactions, 
while the remaining 4 were contracted sales that closed by the report date. 
Total gross proceeds from these 45 units amounted to US$117.1 million. 
In response to buyer preference for income-producing properties, some of 
the remaining units — representing approximately 37% of the outstanding 
gross floor area — have been leased on short-term tenancies, generating 
monthly rental income of HK$297,000 (HK$18.3 per square foot).

In the first two months of 2026, the Company contracted to sell a further 
two units at The Waterside, with transactions expected to complete in May 
2026. That leaves 12 units remaining available for sale, as at the date of 
this report. Concurrently, three units are in advance stage of negotiations, 
which two are targeted to commit into contract before end of March 2026.

During the period up to the date of this report, the Company repaid loans 
totalling HK$204.2 million (US$25.8 million), reducing The Waterside’s 
outstanding loan balance to HK$153.9 million (US$19.8 million). An 
additional repayment of approximately HK$24.9 million (US$3.2 
million) is scheduled for Q2 2026, which is expected to further reduce the 
Company’s leverage.
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THE FOUNTAINSIDE

Fountainside Facade
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The Fountainside is a low-density, freehold residential development 
in Macau’s sought-after Penha Hill district, originally comprising 42 

homes and 30 car-parking spaces.

The sale of the final villa together with its associated parking space was 
completed in early January 2026. With that, the Company is therefore 
focused on the remaining inventory of three reconfigured apartments and 
two car-parking spaces. Marketing of these units has been delayed due to 
ongoing challenges in securing approvals for newly constructed parking 
spaces arising from the reconfiguration works. The Company has held 
multiple meetings with the Land and Urban Construction Bureau (DSSCU) 
to resolve the matter, and the requested documentation for final review was 
submitted in December 2025. Feedback is expected by the end of the first 
quarter of 2026.

The Manager has regularly updated the lender to maintain their support 
and facilitate oversight. The current loan facility now totalling US$0.7 
million will mature on 30 September 2026, and the Manager will seek an 
extension with the lender if required.
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PENHA HEIGHTS

Penha Heights
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Penha Heights is a prestigious colonial-style villa with a gross floor area 
of approximately 12,000 square feet, set within the exclusive Penha 

Hill residential enclave and surrounded by lush greenery. It has a prime 
location, scale and significant redevelopment potential.

Demand for high-end homes such as Penha Heights has been severely 
affected by a combination of factors — Macau’s prolonged isolation during 
the COVID-19 pandemic, a higher global interest rate environment and 
China’s subdued economic growth — which have deterred prospective 
buyers.

In December 2025, the Company’s proposed £1.7 million placing was 
unsuccessful, leaving insufficient working capital to meet a Penha Heights 
loan repayment. The related loan facilities are therefore in default, 
prompting closer monitoring by the Company’s other lending banks and 
exerting further pressure on the share price. The Company continues to 
engage with lenders to negotiate extensions and restructuring arrangements 
to stabilise its capital structure while accelerating asset disposals.

In parallel, the property is being marketed as two separate residences, in 
accordance with its land titles, to broaden its buyer appeal and improve 
pricing accessibility. Marketing efforts have resulted stronger buyer interest 
among High Net Worth investors in the Greater Bay Area with more 
property viewings. A number of non-binding offers have been received, 
some with varying degrees of due diligence, including architectural and 
design planning. The Company believes that the current improving 
sentiment in Macau has enhanced the prospects for a successful divestment.
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MACROECONOMIC UPDATES

Economy: GDP growth driven by record visitor arrivals

Macau’s economy regained momentum in the second half of 2025, with Gross Domestic 
Product expanding by 8.0% YoY and recording growth of 7.6% YoY in both the third 
and fourth quarters. For the full year, GDP rose by 4.7% YoY, reaching 89.6% of its 2019 
level. The recovery was underpinned primarily by a record performance in visitor arrivals.

Nevertheless, the rebound has been uneven. Small and medium-sized enterprises and 
local retailers continue to face a challenging operating environment as consumer spending 
patterns shift. With cross-border travel to mainland China fully normalised, many Macau 
residents are increasingly shopping in Zhuhai and neighbouring cities where goods and 
services are more competitively priced. At the same time, mainland China’s weaker 
economic conditions have tempered post-pandemic “revenge spending” by tourists in 
Macau’s retail sector.
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Tourism and gaming remain resilient

In 2025, Macau welcomed approximately 40.1 million visitors, a new historical high and 
an increase of 14.7% YoY, surpassing the previous 2019 record of 39.4 million.

Mainland Chinese visitors accounted for 72.4% of total arrivals and grew by 18.5% YoY, 
with travel under the Individual Visit Scheme rising by 25.7%. Visitor numbers from the 
nine Greater Bay Area cities in the Pearl River Delta increased by 23.7%, including a 
notable 58.1% rise from Zhuhai. Arrivals from Hong Kong and Taiwan expanded by 1.7% 
and 19.4% respectively, while international visitation grew by 13.7% following targeted 
government initiatives.

Growth was driven largely by same-day visitors, which increased by 24.6% YoY compared 
with a 3.1% rise in overnight stays. As a result, the average length of stay edged down by 
0.1 day to 1.1 days.

The strong tourism performance supported a 9.1% YoY increase in gross gaming revenue 
to US$30.8 billion, equivalent to approximately 85% of pre-pandemic levels. After a 
subdued first half, the sector turned around in May, with monthly GGR rising 19% YoY. 
Double-digit growth was recorded in most subsequent months, with the exception of 
September. October delivered the strongest monthly performance since the pandemic, with 
GGR exceeding US$3 billion, up 15.9% YoY.
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PROPERTY MARKET OVERVIEW

Overall Residential Transactions 2018-2025
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Property market: early signs of stabilisation after a sharp correction

Macau’s property market entered 2025 following a steep downturn in 2024, when prices 
fell by 17% YoY to levels last seen in 2012. Industry participants described this as the most 
challenging operating environment for the sector in four decades.

Market stabilised in the fourth quarter of 2025

Conditions began to show tentative improvement in the second half of 2025. Transaction 
volumes stabilised in the first half, although prices continued to decline, and this 
pattern extended into the third quarter. Residential transaction volumes rose by 19.2% 
quarter-on-quarter (QoQ) in Q3, while prices fell by 2.3% QoQ. On a YoY basis, the 
overall residential property price index declined by 9.2%, with existing and pre-sale 
residential units falling by 9.7% and 13.8% respectively.

In the fourth quarter, price trends appeared to stabilise. The overall residential property 
price index edged up by 0.1% QoQ. Pre-sale residential prices increased by 1.5%, 
while prices of existing units were broadly flat, declining marginally by 0.1%. On a YoY 
comparison with Q4 2024, the overall index was still down by 7.3%, with existing and 
pre-sale residential indices decreasing by 8.4% and 10.6% respectively.

For the full year, the overall residential property price index fell by 9.4% YoY, while 
existing and pre-sale residential segments declined by 9.3% and 16.4% respectively. For the 
price of luxury units in Q4 2025, with usable area above 150 square metres, it decreased 
25% over the course of two years, when compared to the price in Q1 2024.
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Interest rate cuts failed to trigger a meaningful recovery

The Monetary Authority of Macao reduced its base rate by a total of 75 basis points in 
the second half of 2025, through three successive cuts of 25 basis points, bringing the rate 
to 4.0% by mid-December. These moves were in line with monetary easing by the US 
Federal Reserve and the Hong Kong Monetary Authority. However, the lower interest rate 
environment did not translate into a material rebound in the property market, reinforcing 
industry calls for stronger and more targeted policy support.

Policy support for the sector

In its 2026 Policy Address, the Macau government introduced measures aimed at 
revitalising the property market following sustained lobbying by the real estate industry. 
The stamp duty exemption threshold for residential purchases was raised from MOP3 
million to MOP6 million, and the maximum loan-to-value ratio for mortgages was 
increased from 70% to 80%, improving affordability and access to financing.

Market feedback indicates that the government’s latest housing measures have begun to 
translate into improved activity and sentiment. According to property agents, Centaline, 
January 2026 residential transactions exceeded 300, an 11% YoY increase, as pent-up 
demand from buyers who had delayed purchases moved into the market, resulting in a 
sharp rise in enquiries and viewings and a shift away from the previous “wait-and-see” 
stance.

For the full year, the agency forecasts a 10–20% increase in transaction volumes, supported 
by improved financing conditions and the expectation of further interest rate cuts, with 
relatively stronger demand anticipated for medium-to-high-end and larger units.
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While activity in early 2026 is expected to be driven mainly by the secondary market, with 
only a limited pipeline of new launches, the recovery is likely to centre on higher turnover 
and price stabilisation rather than a sharp rebound in capital values.

Signs of recovery in Mainland China and Hong Kong

Recent data from mainland China’s major cities point to tentative stabilisation in the 
secondary housing market, with Beijing, Shanghai, Guangzhou and Shenzhen all 
recording strong YoY growth in resale transactions in January 2026 despite the seasonal 
slowdown. The pickup reflects a gradual adjustment after several years of price declines, 
as affordability metrics have improved and some supply has been withdrawn, with owners 
increasingly delaying sales or shifting to the rental market rather than accepting further 
price cuts. However, inventory levels remain elevated and price trends continue to diverge 
between prime and non-core locations. A sustained recovery will depend on stronger 
household confidence, improved employment and income prospects, greater market 
transparency and further policy support.

Hong Kong’s residential sector also showed clear signs of recovery in 2025, with private 
home prices rising by 3.25% YoY — the first annual increase in four years — supported 
by lower mortgage rates and renewed demand from mainland Chinese buyers. Record 
mainland investment, accounting for about one-fifth of transactions, underpinned activity, 
particularly in the luxury segment, while unsold inventory declined in the second half of 
the year. With rents at record levels and further interest rate cuts anticipated, prices are 
expected to continue growing moderately in 2026, reflecting improving sentiment and 
capital flows into the market.
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LOOKING AHEAD

The Company’s immediate priority remains the continued execution of its divestment 
programme in a disciplined and orderly manner, with a focus on preserving value, 
enhancing liquidity and reducing leverage. Marketing efforts at The Waterside will 
continue to target both end-users and investors while at The Fountainside, securing the 
outstanding regulatory approvals for the reconfigured parking spaces is a key near-term 
objective to unlock the sale of the remaining units. For Penha Heights, the Company will 
maintain active engagement with potential purchasers while working closely with lenders to 
progress loan restructuring and extension discussions.

While market conditions are expected to remain selective, there are early indications 
that policy support, improved financing conditions and stabilisation in regional property 
markets may lead to a gradual increase in transaction activity in 2026. Demand is likely 
to be led by well-priced assets, particularly those with clear income visibility or accessible 
pricing. The Company will continue to apply a flexible and pragmatic sales strategy agreed 
with the Board to respond to evolving buyer preferences and the need for debt reduction. 
At the same time, prudent cash management and ongoing dialogue with lenders will 
remain central to maintaining financial stability and operational flexibility.

The Company thanks shareholders for their continued support.
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Directors’ Statement of Responsibilities

The Directors are responsible for preparing this half-yearly financial report 
in accordance with applicable law and regulations.

The Directors confirm that to the best of their knowledge:

•	 the interim condensed consolidated financial statements have been 
prepared in accordance with IAS 34 Interim Financial Reporting; 
and

•	 the Chairman’s Message and Manager’s Report meet the 
requirements of an interim management report, and include a fair 
review of the information required by:

a.	 DTR 4.2.7R of the Disclosure and Transparency Rules, being 
an indication of important events that have occurred during 
the first six months of the financial year and their impact on 
the interim condensed consolidated financial statements; and a 
description of the principal risks and uncertainties for the year 
to date and the remaining six months of the year; and

b.	 DTR 4.2.8R of the Disclosure and Transparency Rules, being 
related party transactions that have taken place in the first six 
months of the current financial year and that have materially 
affected the financial position or performance of the entity 
during that period; and any changes in the related party 
transactions described in the last annual report that could do 
so.

On behalf of the Board

Mark Huntley
Chairman

13 March 2026
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Interim Condensed Consolidated Statement of 
Financial Position (Unaudited)

Unaudited Unaudited Audited
31 Dec 2025 31 Dec 2024 30 Jun 2025

Note US$’000 US$’000 US$’000
ASSETS
Non-current assets
Investment property 3 — 79,873 —
Trade and other receivables — 14 —   

— 79,887 —   
Current assets
Assets held for sale 3 41,642 — 62,788
Inventories 5 31,931 34,065 32,582
Other receivables 21 59 37
Deposits with lenders 4 1,344 1,172 1,409
Cash and cash equivalents 13 19 510 119   

74,957 35,806 96,935   
Total assets 74,957 115,693 96,935   

EQUITY
Capital and reserves attributable to the Company’s 
equity holders
Share capital 12 618 618 618
Retained earnings 8,171 28,822 16,100
Distributable reserves 15,791 15,791 15,791
Foreign currency translation reserve (515) (307) (1,048)   
Total equity 24,065 44,924 31,461   

LIABILITIES
Non-current liabilities
Deferred taxation provision 11 1,224 3,900 2,288
Interest-bearing loans 6 3,211 11,453 4,490   

4,435 15,353 6,778   

Current liabilities
Taxation provision 11 740 189 449
Trade and other payables 3,710 1,797 2,688
Interest-bearing loans 6 42,007 53,430 55,559   

46,457 55,416 58,696   
Total liabilities 50,892 70,769 65,474   
Total equity and liabilities 74,957 115,693 96,935   

Net Asset Value per share (US$) 8 0.39 0.73 0.51
Adjusted Net Asset Value per share (US$) 8 0.46 0.92 0.61   

The interim condensed consolidated financial statements were approved by the Board of Directors and authorised for issue on 13 
March 2026.

The notes on pages 36 to 51 form part of these interim condensed consolidated financial statements.
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Interim Condensed Consolidated Statement of 
Comprehensive Income (Unaudited)

Unaudited Unaudited Audited
6 months 6 months 12 months

1 Jul 2025– 1 Jul 2024– 1 Jul 2024–
31 Dec 2025 31 Dec 2024 30 Jun 2025

Note US$’000 US$’000 US$’000
Income
Income on sale of inventories 5 1,860 1,709 3,452
Rental income 262 597 952
Other income — 1 1
Net gain from fair value adjustment on investment property 3 — 1,930 —   

2,122 4,237 4,405
Expenses
Net loss from fair value adjustment on current assets held for sale 3 6,130 — —
Net loss on disposal of current assets held for sale 3 1,375 — —
Net loss from fair value adjustment on investment property 3 — — 8,648
Net loss on disposal of investment property 3 — 1,455 1,974
Cost of sales of inventories 5 922 1,147 2,296
Management fee 10 484 600 1,084
Realisation fee 10 1 1 —
Non-executive Directors’ fees 10 90 89 183
Auditors’ remuneration 94 102 208
Property operating expenses 330 475 922
Sales and marketing expenses 121 132 257
General and administration expenses 364 307 512
Loss/(gain) on foreign currency translation 273 178 (166)   

(9,184) (4,486) (16,918)   
Operating loss for the period/year (7,062) (249) (12,513)   

Finance income and expenses
Bank loan interest 6 (1,246) (2,253) (3,919)
Other financing costs (90) (131) (288)
Bank and other interest 1 28 29   

(1,335) (2,356) (4,178)   
Loss for the period/year before tax (8,397) (2,605) (16,691)   

Taxation 11 468 705 2,069   
Loss for the period/year after tax (7,929) (1,900) (14,622)   

Items that may be reclassified subsequently to profit 
or loss
Exchange difference on translating foreign operations 533 433 (308)   
Total comprehensive loss for the period/year (7,396) (1,467) (14,930)   

Loss attributable to:
Equity holders of the Company (7,929) (1,900) (14,622)   
Total comprehensive loss attributable to:
Equity holders of the Company (7,396) (1,467) (14,930)   
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Interim Condensed Consolidated Statement of 
Comprehensive Income (Unaudited) (continued)

Unaudited Unaudited Audited
6 months 6 months 12 months

1 Jul 2025– 1 Jul 2024– 1 Jul 2024–
31 Dec 2025 31 Dec 2024 30 Jun 2025

US$ US$ US$
Basic and diluted loss per Ordinary Share 
attributable to the equity holders of the Company 
during the period/year 7 (0.1282) (0.0307) (0.2365)   

All items in the above statement are derived from continuing operations.

The notes on pages 36 to 51 form part of these interim condensed consolidated financial statements.
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Interim Condensed Consolidated Statement of 
Changes in Equity (Unaudited)

MOVEMENT FOR THE SIX-MONTH PERIOD FROM 1 JULY 2025 TO 31 DECEMBER 2025 (UNAUDITED)

Share 
capital

Retained 
earnings

Distributable 
reserves

Foreign 
currency 

translation 
reserve Total

US$’000 US$’000 US$’000 US$’000 US$’000

Balance brought forward at 1 July 2025 618 16,100 15,791 (1,048) 31,461

Loss for the period — (7,929) — — (7,929)
Items that may be reclassified subsequently to profit or loss
Exchange difference on translating foreign operations — — — 533 533     
Total comprehensive loss for the period — (7,929) — 533 (7,396)     
Balance carried forward at 31 December 2025 618 8,171 15,791 (515) 24,065     

MOVEMENT FOR THE SIX-MONTH PERIOD FROM 1 JULY 2024 TO 31 DECEMBER 2024 (UNAUDITED)

Share 
capital

Retained 
earnings

Distributable 
reserves

Foreign 
currency 

translation 
reserve Total

US$’000 US$’000 US$’000 US$’000 US$’000

Balance brought forward at 1 July 2024 618 30,722 15,791 (740) 46,391

Loss for the period — (1,900) — — (1,900)
Items that may be reclassified subsequently to profit or loss
Exchange difference on translating foreign operations — — — 433 433     
Total comprehensive loss for the period — (1,900) — 433 (1,467)     
Balance carried forward at 31 December 2024 618 28,822 15,791 (307) 44,924     

MOVEMENT FOR THE YEAR FROM 1 JULY 2024 TO 30 JUNE 2025 (AUDITED)

Share 
capital

Retained 
earnings

Distributable 
reserves

Foreign 
currency 

translation 
reserve Total

US$’000 US$’000 US$’000 US$’000 US$’000

Balance brought forward at 1 July 2024 618 30,722 15,791 (740) 46,391

Loss for the year — (14,622) — — (14,622)
Items that may be reclassified subsequently to profit or loss
Exchange difference on translating foreign operations — — — (308) (308)     
Total comprehensive loss for the year — (14,622) — (308) (14,930)     
Balance carried forward at 30 June 2025 618 16,100 15,791 (1,048) 31,461     

The notes on pages 36 to 51 form part of these interim condensed consolidated financial statements.
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Interim Condensed Consolidated Statement of 
Cash Flows (Unaudited)

Unaudited Unaudited Audited
6 months 6 months 12 months

1 Jul 2025– 1 Jul 2024– 1 Jul 2024–
31 Dec 2025 31 Dec 2024 30 Jun 2025

Note US$’000 US$’000 US$’000

Net cash generated from/(used in) operating 
activities 9 1,497 (1,144) 423   

Cash flows from investing activities
Net sales proceeds from disposal of investment property 15,138 19,082 23,303
Movement in pledged bank balances 65 3,443 3,206   
Net cash generated from investing activities 15,203 22,525 26,509   

Cash flows from financing activities
Repayment of bank borrowings (15,333) (18,193) (22,277)
Interest and bank charges paid (1,204) (2,959) (4,634)   
Net cash used in financing activities (16,537) (21,152) (26,911)   

Net movement in cash and cash equivalents 163 229 21

Cash and cash equivalents at beginning of period/year 119 243 243

Effect of foreign exchange rate changes (263) 38 (145)   

Cash and cash equivalents at end of period/year 19 510 119   

The notes on pages 36 to 51 form part of these interim condensed consolidated financial statements.
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Notes to the Interim Condensed Consolidated  
Financial Statements (Unaudited)

General information

Macau Property Opportunities Fund Limited (the “Company”) is a Company incorporated and registered in Guernsey under The 
Companies (Guernsey) Law, 1994. This law was replaced by the Companies (Guernsey) Law, 2008 on 1 July 2008. The Company is 
an authorised entity under the Authorised Closed-Ended Investment Schemes Rules 2008 and is regulated by the Guernsey Financial 
Services Commission. The address of the registered office is given on page 52.

The interim condensed consolidated financial statements for the six months ended 31 December 2025 comprise the interim financial 
statements of the Company and its subsidiaries (together referred to as the “Group”). The Group invests in residential property in 
Macau.

There has been no change to the Group’s principal risks and uncertainties in the six-month period to 31 December 2025. The 
Manager provides the Board with regular reports and updates on key local developments and on divestment updates. Detailed 
working capital requirements and analysis of loan to value covenants are regularly reported to the Board for monitoring. Principal 
risks and uncertainties are further discussed in the Annual Report on page 53.

The interim condensed consolidated financial statements are presented in US Dollars (“US$”) and are rounded to the nearest 
thousand ($’000).

These interim condensed consolidated financial statements were approved for issue by the Board of Directors on 13 March 2026.

1.	 Significant accounting policies

Basis of accounting

The annual consolidated financial statements have been prepared in accordance with International Financial Reporting 
Standards (“IFRS”); applicable legal and regulatory requirements of Guernsey Law and under the historical cost basis, 
except for investment properties and current assets held for sale that have been measured at fair value. The accounting 
policies and valuation principles adopted are consistent with those of the previous financial year.

The interim condensed consolidated financial statements have been prepared on a basis other than that of a going concern. 
The same accounting policies and methods of computation are followed in the interim financial statements as compared 
with the annual financial statements. The interim condensed consolidated financial statements do not include all information 
and disclosures required in the annual financial statements and should be read in conjunction with the Group’s annual 
financial statements as of 30 June 2025.

New and amended standards and interpretations applied

The following amendments to existing standards and interpretations are effective for the year ended 30 June 2026 and 
therefore were applied in the current period but did not have a material impact on the Group:

•	 Amendments to IAS 21: The Effects of Changes in Foreign Exchange Rates (effective 1 January 2025)
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Notes to the Interim Condensed Consolidated  
Financial Statements (Unaudited) (continued)

1.	� Significant accounting policies (continued)

Basis of accounting (continued)

New and amended standard and interpretation not applied

The following new and amended standards and interpretations in issue are applicable to the Group but are not yet effective 
and have not been adopted by the Group:

•	 Amendments to IFRS 7: Financial Instruments: Disclosures (effective 1 January 2026)

•	 Amendments to IFRS 9: Financial Instruments (effective 1 January 2026)

•	 Annual Improvements to IFRS Accounting Standards (effective 1 January 2026)

•	 IFRS 18: Presentation and Disclosure in Financial Statements (effective 1 January 2027)

•	 IFRS 19: Subsidiaries without Public Accountability: Disclosures (effective 1 January 2027)

IFRS 18: Presentation and Disclosure in Financial Statements: This Standard replaces IAS 1: Presentation of Financial 
Statements. It carries forward many requirements from IAS 1 unchanged, effective for periods commencing 1 January 2027. 
The new accounting standard introduces the following key new requirements:

•	 Entities are required to classify all income and expenses into five categories in the statement of profit and loss, 
namely operating, investing, financing, discontinued operations and income tax categories.

•	 Entities are also required to present a newly-defined operating profit subtotal. Entities net profit will not change as 
a result of applying IFRS 18.

•	 Management-defined performance measures (MPMs) are disclosed in a single note in the financial statements.

•	 Enhanced guidance is provided on how to group information in the financial statements.

•	 All entities are required to use the operating profit subtotal as the starting point for the statement of cash flows 
when presenting operating cash flows under the indirect method.

The Company is still in the process of assessing the impact of the new accounting standard, particularly with respect to the 
structure of the Company’s statement of comprehensive income, the statement of cash flows and the additional disclosures 
required for MPMs.

Other standards, amendments or interpretations in issue but not yet effective, except for IFRS 18, are not expected to have a 
material impact on the entity in the current or future reporting periods or on foreseeable future transactions.
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Notes to the Interim Condensed Consolidated  
Financial Statements (Unaudited) (continued)

1.	� Significant accounting policies (continued)

Basis of accounting (continued)

Going concern

A continuation resolution was passed at the Annual General Meeting of the Company on 18 December 2025 extending the 
life of the Company until the 2026 Annual General Meeting. It is anticipated that the assets remaining in the portfolio will 
be notably reduced before the end of 2026. Accordingly, the Board will assess the need for a further continuation vote, as 
necessary.

In addition, the Directors have undertaken an on-going review and assessment of the Group’s financial position, debt 
obligations, and available mitigating actions.

Hang Seng Bank, Macau Branch Facilities (The Waterside and The Fountainside) 

The Group’s loan facilities with Hang Seng Bank Macau Branch (“Hang Seng Bank”) are progressing in line with 
divestment plan. US$7.6 million and US$10.9 million repayments have been repaid in 4Q 2025 and 1Q 2026 from 
completed disposals, and further contracted disposals are scheduled to generate additional repayments of US$3.2 million in 
May 2026 for further loan pay down.

As at 31 December 2025, 14 The Waterside units and 3 The Fountainside units remained available for sale of which a further 2 
The Waterside units were committed for sale in February 2026.

At prevailing price levels and sales velocity, the disposal of the remaining The Waterside and The Fountainside units is expected 
to generate sufficient funds to meet the operational obligations, subject to the uncertainties associated with Penha Heights 
below.

Banco Tai Fung and Banco Comercial de Macau, S.A. (“BCM Bank”) Facilities (Penha Heights)

The Group’s loan facilities relating to Penha Heights are in default status.

Further to the Company’s announcements on 17 November 2025 and 24 November 2025 of a proposed placing of new 
ordinary shares in the Company to raise a minimum of £1.7 million, the Company noted that it has been unable to raise 
the required minimum amount and the placing did not proceed. In the absence of alternative funding, the Group could 
not satisfy the December 2025 loan instalments due on Penha Heights banking facilities and is in breach of certain financial 
covenants under these facilities. 

The overdue amounts include US$1.7 million with Banco Tai Fung and US$7.7 million with BCM Bank as of 31 December 
2025. These defaults expose the Group to significant risks, including the potential triggering of cross default clauses that 
could accelerate repayment obligations across other banking facilities. The Group is actively pursuing the divestment of 
Penha Heights as the primary source of funding to resolve these defaults, with negotiations ongoing with potential buyers. 
Based on the latest discussions, disposal proceeds are anticipated to be sufficient to settle the obligations under the Penha 
Heights loan facilities.
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Notes to the Interim Condensed Consolidated  
Financial Statements (Unaudited) (continued)

1.	� Significant accounting policies (continued)

Basis of accounting (continued)

Going concern (continued)

Conclusion

The Board has reviewed MPOF’s financial position, debt obligations, and available mitigating actions.

While repayments have been made upon disposals of The Waterside units and The Fountainside villa, the Group’s operating 
cashflow remains restricted under Hang Seng Bank’s monitoring arrangements, with the majority of disposal proceeds 
applied directly to loan repayments, leaving limited residual cash available for operating expenses, working capital, and other 
corporate needs. This restriction reduces the Group’s flexibility to allocate cash toward discretionary uses and heightens 
reliance on future property disposals to meet obligations.The Penha Heights facilities with Banco Tai Fung and BCM Bank 
remain in default, with potential risk that cross-default clauses may be triggered. Such clauses could accelerate repayment 
obligations across other banking facilities, significantly increasing financial pressure on the Group. The resolution of these 
defaults is highly dependent on the successful divestment of Penha Heights, negotiations for which are ongoing and remains 
the focus of the Manager and the Company.

While the Board believes that the mitigating actions in progress, namely disposals achieved, prepayments made, and active 
negotiations with lenders and potential buyers, provide a reasonable expectation that the Group can continue in operational 
existence, investors should be aware that the Group’s ability to do so is subject to significant risk and expedited divestment 
of Penha Heights. However, in view of the pace of progress achieved in respect of the Group’s divestment programme and 
the expected timeframe over which the remaining assets are expected to be realised, the interim condensed consolidated 
financial statements have been prepared on a basis other than going concern.

Seasonal and cyclical variations

The Group does not operate in an industry where significant or cyclical variations as a result of seasonal activity are 
experienced during the financial year.

2.	 Segment reporting

The Chief Operating Decision Maker (the “CODM”) in relation to Macau Property Opportunities Fund Limited is deemed 
to be the Board itself. The factors used to identify the Group’s reportable segments are centred on asset class, differences in 
geographical area and differences in regulatory environment. Furthermore, foreign exchange and political risk are identified, 
as these also determine where resources are allocated.

Based on the above and a review of information provided to the Board, it has been concluded that the Group is currently 
organised into one reportable segment based on the single geographical sector, Macau.

This segment refers principally to residential properties. Furthermore, there are multiple individual properties that are held 
within each property type. However, the CODM considers, on a regular basis, the operating results and resource allocation 
of the aggregated position of all property types as a whole, as part of their on-going performance review. This is supported 
by a further breakdown of individual property groups only to help support their review and investment appraisal objectives.
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Notes to the Interim Condensed Consolidated  
Financial Statements (Unaudited) (continued)

3.	 Current assets held for sale

Unaudited Unaudited Audited
31 Dec 2025 31 Dec 2024 30 Jun 2025

US$'000 US$'000 US$'000

At the beginning of the period/year 62,788 — —
Reclassified from investment property — — 62,788
Net sales proceeds from disposals (15,138) — —
Loss on disposal of current assets held for sale (1,375) — —
Fair value adjustment (5,130) — —
Exchange difference 497 — —   
Balance at end of the period/year 41,642 — 62,788   

Valuation losses (fair value adjustment) from current assets held for sale are recognised in profit and loss for the period and 
are attributable to changes in unrealised losses relating to current assets held for sale held at the end of the reporting period.

The valuation process is initiated by the Investment Adviser with the Board consent and approval, who appoints a suitably 
qualified valuer to conduct the valuation of the current assets held for sale. The results are overseen by the Investment 
Adviser. Once satisfied with the valuations based on their expectations, the Investment Adviser reports the results to the 
Board. The Board periodically meets with the valuer and reviews the latest valuations based on their knowledge of the 
property market and compare these to previous valuations.

The Group’s current assets held for sale were revalued at 31 December 2025 by an independent, professionally-qualified 
valuer, Savills (Macau) Limited (“Savills”). The valuation has been carried out in accordance with the current Royal 
Institution of Chartered Surveyors (RICS) Appraisal and Valuation Standards to calculate the market value of the current 
assets held for sale in their existing state and physical condition, with the assumptions that:

•	 The owner sells the property in the open market without any arrangement, which could serve to affect the value of 
the property.

•	 The property is held for investment purposes.

•	 The property is free from encumbrances, restrictions and outgoings of any onerous nature which could affect its 
value.

The fair value of current assets held for sale is independently determined by Savills, using recognised valuation techniques. 
The technique deployed was the income capitalisation method. The determination of the fair value of current assets held 
for sale requires the use of estimates such as future cash flows from assets (such as lettings, tenants’ profiles, future revenue 
streams, capital values of fixtures and fittings, plant and machinery, any environmental matters and the overall repair 
and condition of the property) and discount rates applicable to those assets. These estimates are based on local market 
conditions existing at the reporting date. See Note 11 in relation to deferred tax liabilities on current assets held for sale.
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Notes to the Interim Condensed Consolidated  
Financial Statements (Unaudited) (continued)

3.	� Current assets held for sale (continued)

During the current period, the sales of 8 units of The Waterside were completed with net losses on disposal of US$1,375,000 
recognised. During the year ended 30 June 2025, the sales of 9 units were completed at The Waterside with net losses on 
disposal of US$1,974,000 recognised against valuations. During the period ended 31 December 2024, 7 units of The Waterside 
were completed with net losses on disposal of US$1,455,000 recognised against valuations.

Rental income arising from The Waterside of US$261,000 (6 months ended 31 December 2024: US$592,000, 12 months ended 
30 June 2025: US$945,000) was received during the period. Direct operating expenses of US$148,000 (6 months ended 31 
December 2024: US$231,000, 12 months ended 30 June 2025: US$425,000) arising from rented units were incurred during 
the six-month period. Direct operating expenses during the period arising from vacant units totalled US$53,000 (6 months 
ended 31 December 2024: US$61,000, 12 months ended 30 June 2025: US$116,000).

As at 30 June 2025 the properties at The Waterside were reclassified from Investment Property under IAS 40 and measured 
at fair value to current assets held for sale under IFRS 5 — Non-current Assets Held for Sale and Discontinued Operations 
and are measured at fair value in accordance with the exemption criteria under clause 5d) of the Standard as they are 
current assets accounted for in accordance with the fair value model in IAS 40 Investment Property. The change is due to 
the Board’s assessment that the sale of the assets is highly probable within one year of the Annual Report date and that they 
are available for immediate sale in their present condition. The reclassification of the assets has not impacted their carrying 
value as at 31 December 2025. Movement in investment properties is shown in the table below:

Unaudited Unaudited Audited
1 Jul 2025– 1 Jul 2024– 1 Jul 2024–

31 Dec 2025 31 Dec 2024 30 Jun 2025
US$’000 US$’000 US$’000

At beginning of the period/year — 97,970 97,970
Net sales proceeds from disposals — (19,082) (23,303)
Loss on disposal of investment property — (1,455) (1,974)
Fair value adjustment — 1,930 (9,648)
Exchange difference — 510 (257)
Reclassification to current assets held for sale — — (62,788)   
Balance at end of the period/year — 79,873 —   
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Notes to the Interim Condensed Consolidated  
Financial Statements (Unaudited) (continued)

3.	� Current assets held for sale (continued)

The table below shows the assumptions used in valuing the current assets held for sale which are classified as Level 3 in the 
fair value hierarchy:

Property 
information

Carrying amount/
fair value as at 31 

December 2025: 
US$’000

Valuation 
technique Input

Unobservable 
and observable 

inputs used in 
determination of 

fair values
Other key 
information

Name The Waterside 41,642 Term and Reversion 
Analysis

Term rent  
(inclusive of  
management fee and 
furniture)

HK$18.3 psf  
(30 June 2025: 
HK$18.4 psf)

Age of  building

Type Completed apartments Term yield 
(exclusive of 
management fee and 
furniture)

2.15%–2.30% 
(30 June 2025: 
1.85%–2.30%)

Remaining useful life 
of  building

Location One Central Tower 6 
Macau

Reversionary rent 
(exclusive of 
management fee and 
furniture)

Reversionary yield 

HK$12.1 psf   
(30 June 2025: 
HK$12.9 psf) 

 

2.00% 
(30 June 2025: 

2.00%)

The fair value of The Waterside is determined using the income approach, more specifically a term and reversion analysis, 
where a property’s fair value is estimated based on the rent receivable and normalised net operating income generated by 
the property, which is divided by the capitalisation (discount) rate. The difference between gross and net rental income 
includes the same expense categories as those for the discounted cash flow method with the exception that certain expenses 
are not measured over time, but included on the basis of a time weighted average, such as the average lease up costs. Under 
the income capitalisation method, over and under-rent situations are separately capitalised (discounted).

If the estimated reversionary rent increased/decreased by 5%, (and all other assumptions remained the same), the fair value 
of the level 3 properties would increase or decrease by US$1.6 million (6 months ended 31 December 2024: US$3.9 million, 12 
months ended 30 June 2025: US$2.8 million).
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Notes to the Interim Condensed Consolidated  
Financial Statements (Unaudited) (continued)

3.	� Current assets held for sale (continued)

If the term and reversionary yield or discount rate increased/decreased by 5%, (and all other assumptions remained the 
same), the fair value of the level 3 properties would decrease by US$1.5 million (6 months ended 31 December 2024: US$3.7 
million, 12 months ended 30 June 2025: US$3.0 million) or increase by US$1.6 million (6 months ended 31 December 2024: 
US$4.1 million, 12 months ended 30 June 2025: US$3.3 million).

The same valuation method was deployed in June 2025 and December 2025.

The Waterside is currently valued at its highest and best use. There is no extra evidence available to suggest that it has an 
alternative use that would provide a greater fair value measurement.

There have been no transfers between levels during the period or any change in valuation technique since the last period.

4.	 Deposits with lenders

Pledged bank balances represent cash deposits pledged to the banks to secure the banking facilities granted to the Group. 
There are no other significant terms and conditions associated with these pledged bank balances.

Unaudited Unaudited Audited
31 Dec 2025 31 Dec 2024 30 Jun 2025

US$'000 US$'000 US$'000

Non-current — — —
Current 1,344 1,172 1,409   

1,344 1,172 1,409   

5.	 Inventories

Unaudited Unaudited Audited
1 Jul 2025– 1 Jul 2024– 1 Jul 2024–

31 Dec 2025 31 Dec 2024 30 Jun 2025
US$’000 US$’000 US$’000

Cost
Balance brought forward 32,582 35,017 35,017
Additions — — 29
Disposals (924) (1,150) (2,280)
Exchange difference 273 198 (184)   
Balance carried forward 31,931 34,065 32,582   

Additions include capital expenditure.
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Notes to the Interim Condensed Consolidated  
Financial Statements (Unaudited) (continued)

5.	� Inventories (continued)

Under IFRS, inventories are valued at the lower of cost and net realisable value. The carrying amounts for inventories 
as at 31 December 2025 amounts to US$31,931,000 (6 months ended 31 December 2024: US$34,065,000, 12 months 
ended 30 June 2025: US$32,582,000). Net realisable value as at 31 December 2025 as determined by the independent, 
professionally-qualified valuer, Savills, was US$35,286,000 (6 months ended 31 December 2024: US$44,751,000, 12 months 
ended 30 June 2025: US$37,583,000).

During the period ended 31 December 2025, one residential villa of The Fountainside was sold for a total consideration of 
US$1.8 million (HK$14.5 million) against a total cost of US$1.0 million (HK$8.2 million) which resulted in a net profit of 
US$0.8 million (HK$6.3 million) after all associated fees and transaction costs.

During the period ended 31 December 2024, one residential villa of The Fountainside was sold for a total consideration of 
US$1.7 million (HK$13.3 million) against a total cost of US$1.2 million (HK$9.4 million) which resulted in a net profit of 
US$0.5 million (HK$3.9 million) after all associated fees and transaction costs

During the year ended 30 June 2025, two villas of The Fountainside were sold during the year for a total consideration of 
US$3.5 million (HK$26.9 million) against a total cost of US$2.4 million (HK$19.1 million) which resulted in a net profit of 
US$1.1 million (HK$7.8 million) after all associated fees and transaction costs.

6.	 Interest-bearing loans

Unaudited Unaudited Audited
31 Dec 2025 31 Dec 2024 30 Jun 2025

US$'000 US$'000 US$'000

Bank loans – Secured
– Current portion 42,007 53,430 55,559
– Non-current portion 3,211 11,453 4,490   

45,218 64,883 60,049   

There are interest-bearing loans with three banks:

Hang Seng Bank

The Group has a term loan facility with Hang Seng Bank for The Waterside.

As at 31 December 2025, outstanding loan balance was HK$238.8 million (US$30.6 million) (31 December 2024: HK$389.7 
million (US$50.2 million); 30 June 2025: HK$358 million (US$45.6 million)). The interest rate is 1.8% per annum over the 
1-, 2-or 3-month HIBOR rate. The Manager determines the interest period upon assessing funding and market conditions 
prevailing at each interest rate fixing date. The choice of rate is at the Group’s discretion. The loan-to-value covenant for The 
Waterside facility is 58% (30 June 2025: 60%), which is assessed on aggregate basis to include The Fountainside facility. As at 31 
December 2025, the combined loan-to-value ratio was 58.9%. The exception has been acknowledged and regularly reported 
to Hang Seng Bank as the Group has maintained ongoing communication with the bank with updates on the latest sales 
status and plans to ensure progress is made to restore the ratio while maintaining minimal disruption to operations (see Note 
13 for position as at date of signing). Hang Seng Bank’s cash monitoring procedures on usage of sales proceeds remains in 
place. The facility is secured by means of a first registered legal mortgage over all unsold units of The Waterside, all unsold 
units and car parking spaces of The Fountainside as well as a pledge of all income from the units. The Company is the 
guarantor for the credit facility. In addition, the Group is required to maintain a cash reserve equal to six months’ interest 
with the lender.
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6.	� Interest-bearing loans (continued)

Hang Seng Bank (continued)

The Group has a loan facility with Hang Seng Bank for The Fountainside.

As at 31 December 2025, outstanding loan balance was HK$5.2 million (US$0.7 million) (31 December 2024: HK$5.2 
million (US$0.7 million); 30 June 2025: HK$5.2 million (US$0.7 million)). The interest rate applicable is 3.3% per annum 
over the 1-, 2- or 3-month HIBOR rate. The Manager determines the interest period upon assessing funding and market 
conditions prevailing at each interest rate fixing date. The loan-to-value covenant is 55%. As at 31 December 2025 the 
loan-to-value ratio was 13.1%. The facility is secured by means of a first registered legal mortgage over all unsold units and 
car parking spaces of The Fountainside as well as a pledge of all income from the unsold units and the car parking spaces. The 
Company is the guarantor for the credit facility. In addition, the Group is required to maintain a cash reserve equals to six 
months’ interest with the lender. 

Properties pledged under loan facilities for The Waterside and The Fountainside cross-collateralised both facilities.

The Group has two loan facilities for Penha Heights:

Banco Tai Fung

The loan facility with Banco Tai Fung has a term of seven years and interest was Prime Rate minus 2.25% per annum, with 
applicable interest rate of Prime minus 0.75% until January 2026. As at 31 December 2025, the facility had an outstanding 
balance of HK$48.0 million (US$6.2 million) (31 December 2024: HK$50.0 million (US$6.4 million), 30 June 2025: HK$48.0 
million (US$6.1 million)), with HK$13.0 million (US$1.7 million) overdue as of 31 December 2025 and final maturity on 
June 2029. Divestment of Penha Heights remains the main source of funding to repay the currently defaulted bank loan. 
Defaulted loan balance is subject to additional 3% default interest. This facility is secured by a first legal mortgage over the 
property as well as a pledge of all income from the property. The Company is the guarantor for this term loan. As at 31 
December 2025, the loan-to-value ratio for this facility was 43.2%. There is no loan-to-value covenant for this loan.

BCM Bank

The Group has a loan facility with BCM Bank. As at 31 December 2025, the facility had an outstanding balance of HK$60.0 
million (US$7.7 million) (31 December 2024: HK$60 million (US$7.7 million), 30 June 2025:HK$60.0 million (US$7.6 
million)) with interest at 3.25% over 3-month HIBOR.

In October 2025, the Company has extended the loan facility with BCM Bank due in September 2025 to January 2026 with 
a partial payment HK$12.0 million (US$1.5 million) due in November 2025. In November 2025, such HK$12.0 million 
(US$1.5 million) was further extended to December 2025 with BCM Bank.

Further to the Company’s announcements on 17 November 2025 and 24 November 2025 of being unable to raise the 
required minimum amount, the placing did not take place. As a result, the Group could not satisfy the HK$12.0 million 
(US$1.5 million) December 2025 instalment payment and caused the full facility to be in default in accordance to the terms 
of the loan facility. Divestment of Penha Heights remains the main source of funding to repay the currently defaulted bank 
loan. Defaulted loan balance is subject to additional 3% default interest. This facility is secured by a first legal mortgage 
over the property as well as a pledge of all income from the property. The Company is the guarantor for this term loan. In 
addition, the Group is required to maintain a cash reserve equal to six months’ interest with the lender. The loan-to-value 
covenant is 45%. As at 31 December 2025, the loan-to-value ratio for this facility was 45.5% (31 December 2024: 39.5%, 30 
June 2025: 44.78%). The exception has been reported to BCM Bank as the Group has maintained ongoing communication 
with the bank with updates on the latest sales status and plans.
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6.	� Interest-bearing loans (continued)

Bank Loan Interest

Bank loan interest paid during the period was US$1,246,000 (6 months ended 31 December 2024: US$2,253,000, 12 months 
ended 30 June 2025: US$3,919,000). As at 31 December 2025, the carrying amount of interest-bearing loans included 
unamortised prepaid loan arrangement fee of US$Nil (31 December 2024: US$154,000, 30 June 2025: US$Nil).

Interest-bearing loans are carried at amortised cost. The fair value of fixed rate financial assets and liabilities carried at 
amortised cost are estimated by comparing market interest rates when they were first recognised with current market rates 
for similar financial instruments.

The estimated fair value of fixed interest-bearing loans is based on discounted cash flows using prevailing market interest 
rates for debts with similar credit risk and maturity. As at 31 December 2025, the fair value of the financial liabilities was 
US$144,000 higher than the carrying value of the financial liabilities (31 December 2024: US$24,000 lower than the 
carrying value of the financial liabilities, 30 June 2025: US$22,000 lower than the carrying value of the financial liabilities).

The Group’s interest-bearing loans have been classified within Level 2 as they have observable inputs from similar loans. 
There have been no transfers between levels during the period or a change in valuation technique since last period.

7.	 Basic and diluted loss per Ordinary Share

Basic and diluted loss per equivalent Ordinary Share is based on the following data:

Unaudited Unaudited Audited
6 months 6 months 12 months

1 Jul 2025– 1 Jul 2024– 1 Jul 2024–
31 Dec 2025 31 Dec 2024 30 Jun 2025

Loss for the period/year (US$’000) (7,929) (1,900) (14,622)
Weighted average number of Ordinary Shares (’000) 61,836 61,836 61,836
Basic and diluted loss per share (US$) (0.1282) (0.0307) (0.2365)

8.	 Net asset value reconciliation

Unaudited Unaudited Audited
31 Dec 2025 31 Dec 2024 30 Jun 2025

US$'000 US$'000 US$'000

Net assets attributable to ordinary shareholders 24,065 44,924 31,461
Uplift of inventories held at cost to market value 4,447 12,070 6,163   
Adjusted Net Asset Value 28,512 56,994 37,624   

Number of Ordinary Shares Outstanding ('000) 61,836 61,836 61,836

NAV per share (IFRS) (US$) 0.39 0.73 0.51
Adjusted NAV per share (US$) 0.46 0.92 0.61
Adjusted NAV per share (£)* 0.34 0.73 0.44

*  US$:GBP rates as at relevant period/year end
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8.	� Net asset value reconciliation (continued)

The NAV per share is arrived at by dividing the net assets as at the date of the consolidated statement of financial position, 
by the number of Ordinary Shares in issue at that date. 

Under IFRS, inventories are carried at the lower of cost and net realisable value. The Adjusted NAV includes the uplift of 
inventories to their market values before any tax consequences or adjustments. 

The Adjusted NAV per share is derived by dividing the Adjusted NAV as at the date of the consolidated statement of 
financial position, by the number of Ordinary Shares in issue at that date.

There are no potentially dilutive instruments in issue.

9.	 Cash flows from operating activities

Unaudited Unaudited Audited
6 months 6 months 12 months

1 Jul 2025– 1 Jul 2024– 1 Jul 2024–
31 Dec 2025 31 Dec 2024 30 Jun 2025

US$’000 US$’000 US$’000
Cash flows from operating activities
Loss for the period/year before tax (8,397) (2,605) (16,691)
Adjustments for:
Net loss/(gain) from fair value adjustment on investment property 5,130 (1,930) 9,648
Fair value loss on disposal of investment property 1,375 1,455 1,974
Net finance costs 1,336 2,355 4,178   
Operating cash flows before movements in working capital (556) (725) (891)   

Effect of foreign exchange rate changes 548 176 (166)   

Movement in trade and other receivables 16 13 49
Movement in trade and other payables 782 (1,758) (820)
Movement in inventories 924 1,150 2,251   
Net change in working capital 1,722 (595) 1,480   

Taxation paid (217) — —   

Net cash generated from/(used in) operating activities 1,497 (1,144) 423   

Cash and cash equivalents (which are presented as a single class of assets on the face of the interim condensed consolidated 
statement of financial position) comprise cash at bank and other short-term, highly-liquid investments with a maturity of 
three months or less.
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10.	 Related party transactions

Directors of the Company are all Non-Executive and by way of remuneration, receive only an annual fee which is 
denominated in Sterling.

Unaudited Unaudited Audited
6 months 6 months 12 months

1 Jul 2025– 1 Jul 2024– 1 Jul 2024–
31 Dec 2025 31 Dec 2024 30 Jun 2025

US$’000 US$’000 US$’000

Directors’ fees 90 89 183   

The Directors are considered to be the key management personnel (as defined under IAS 24) of the Company. Directors’ 
fees outstanding as at 31 December 2025 were US$138,000 (31 December 2024: US$ nil, 30 June 2025: US$94,000).

Management fee

Management fee is a quarterly fixed fee of US$300,000 for the calendar year 2021 onwards. At the option of the Board, 
from 1 January 2025 the management fee may be reduced to US$80,000 per month with one month’s notice given to 
the Manager. The aggregate amount of the management fees and any realisation fees paid to the Manager for each 
calendar year from 2024 onwards shall not exceed the amount which is equal to 4.99% of the lower of the Group’s market 
capitalisation and net asset value as calculated at close of business on the last business day of the previous calendar year. 
The fee cap for the calendar year 2025 is set at US$968,879 (calendar year 2024: US$1,439,816). The fee cap for the calendar 
year 2026 has been set at US$269,959. Management fees for the 6 months ended totalled US$484,000 (6 months ended 31 
December 2024: US$600,000, 12 months ended 30 June 2025: US$1,084,440) with US$468,879 (31 December 2024: US$ nil, 
30 June 2025: US$284,440) outstanding as at 31 December 2025.

Realisation fee

A realisation fee was payable on deals originated and secured by the Manager which shall be linked to the sales price 
achieved. The realisation fee is currently active until 31 December 2025. The realisation fee is payable upon the sale of 
individual properties and becomes payable 10 business days after completion. Up to the end of 2025, where the sale price 
of the asset was 90% or more of the value of the relevant asset as at 30 September 2019 (the “Carrying Value”) a fee of 2.5% 
of net proceeds (net of debt, costs and taxes) (“Net Proceeds”) was payable; where the sale price of an asset was more than 
80% but less than 90% of the Carrying Value of the relevant asset, a realisation fee of 1.5% of Net Proceeds was payable; and 
where the sale price of an asset is less than 80% of the Carrying Value, no realisation fee shall be payable.

As detailed above, the fee cap for 2025 onwards will be reset on 1 January of the relevant calendar year based on the 
market capitalisation or net asset value (as applicable) at close of business on the last business day of the previous calendar 
year. Any realisation fee achieved on strata sales of units at The Waterside will be subject to the retention of 50% until all units 
have been sold. Realisation fees for the period totalled US$1,000 (6 months ended 31 December 2024: US$1,000, 12 months 
ended 30 June 2025: US $nil) of which US$46,000 (6 months ended 31 December 2024: US$46,000, 12 months ended 30 
June 2025: US$46,000) was deferred until sale of all units at The Waterside.
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10.	� Related party transactions (continued)

Realisation fee (continued)

The Manager’s appointment is terminable by the Manager or the Company on not less than 3 months’ notice. The 
Company may terminate the Management Agreement with immediate effect, if either or both of the Principals are removed 
from their position of full-time employment with the Manager or ceases to be available for any reason beyond the Manager’s 
reasonable control and the Manager fails, within three months (or six months in the case of one only) of such event, to 
cause to be made available the services of a competent replacement(s) of equivalent skill and experience. The Management 
Agreement may also be terminated with immediate effect by either the Manager or the Company if the other party has gone 
into liquidation, administration or receivership or has committed a material breach of the Management Agreement.

Leasing and Tenancy Management and Property Management Services Agreement

Bela Vista operates as an affiliate of the Manager, Sniper Capital Limited. The two entities share overlapping directorship, 
reflecting a close strategic and operational relationship. Both Bela Vista and the Manager are ultimately owned by the 
same beneficial stakeholders, which may influence governance and decision-making processes and facilitate the execution 
processes.

The Group and Bela Vista entered into a Leasing and Tenancy Management and Property Management Services 
Agreement, under which Bela Vista provides property services to the Group in respect of asset management, tenant 
management and leasing at The Waterside. Bela Vista is paid a leasing and tenancy management fee based on a percentage 
of the monthly rental receivable by The Waterside and fixed fees for property management services and the staff costs and 
overhead incurred.

During the year, leasing and tenancy management and property management services fees of US$154,000 (HK$1,202,000) 
(6 months ended 31 December 2024: US$178,000 (HK$1,428,000), 12 months ended 30 June 2025: US$342,000 
(HK$2,664,000)) were paid. As at 31 December 2025 US$Nil (6 months ended 31 December 2024: US$Nil, 12 months 
ended 30 June 2025: US $Nil) was outstanding.

11.	 Taxation provision

As at period-end, the following amounts are the outstanding tax provisions.

Unaudited Unaudited Audited
31 Dec 2025 31 Dec 2024 30 Jun 2025

US$'000 US$'000 US$'000

Non-current liabilities
Deferred taxation 1,224 3,900 2,288   

Current liabilities
Provisions for Macanese taxations 740 189 449   
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11.	� Taxation provision (continued)

Deferred taxation

The Group has recognised the deferred tax liability for the taxable temporary difference relating to the investment property 
carried at fair value and has been calculated at a rate of 12%.

Provision for Macanese taxations

The Group has made provisions for property tax and complementary tax arising from its Macau business operations.

Tax Reconciliation

Unaudited Unaudited Audited
6 months 6 months 12 months

1 Jul 2025– 1 Jul 2024– 1 Jul 2024–
31 Dec 2025 31 Dec 2024 30 Jun 2025

US$’000 US$’000 US$’000

Accounting loss before taxation (8,397) (2,605) (16,691)   
Exempt from income tax in Guernsey — — —
Movement in deferred tax provision 1,081 705 2,285
Movement in provision for Macanese taxation (613) — (216)   
At the effective income tax rate of (5.6)%  
(31 Dec 2024: (27.1)%, 30 Jun 2025: (12.4)%) 468 705 2,069   

The differences between the taxation for the period and the movement in taxation provisions are due to the foreign 
exchange movements and Macanese taxation paid during the period.
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12.	 Share capital

Ordinary shares

Unaudited Unaudited Audited
31 Dec 2025 31 Dec 2024 30 Jun 2025

US$'000 US$'000 US$'000

Authorised:
300 million ordinary shares of US$0.01 each 3,000 3,000 3,000   

Issued and fully paid:
61.8 million (31 December 2024: 61.8 million;  
30 June 2025: 61.8 million) ordinary shares of US$0.01 each 618 618 618   

The Company has one class of ordinary shares which carries no rights to fixed income.

The Board has publicly stated its commitment to undertake share buybacks at attractive levels of discount of the share price 
to Adjusted NAV. In order to continue this strategy, the Board renewed this authority at the 2025 Annual General Meeting.

Currently cash reserves are applied to meet and repay debt obligations and no buyback programme is in place.

13.	 Subsequent events

During the period, the Group entered into sales and purchase agreements to dispose of four units at The Waterside and the 
remaining villa at The Fountainside, which sales were completed by February 2026 and with the net proceeds of US$10.9 
million applied to meet loan repayments.

Subsequent to the period end, a further 2 units at The Waterside have been contracted for sale with proceeds of US$0.4 
million received as of the date of this report, leading to 12 The Waterside units remain available for sale. Upon completion 
and loan repayments made, it is anticipated that the projected combined loan-to-value ratio for The Waterside facility and The 
Fountainside facility would lower to 56.3% based on valuations from December 2025.
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