NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

e MWK

For the year ended 31 December 2020 EZE=—ZE=FF+-_A=+—HILFE

GENERAL INFORMATION

The Company is an exempted company incorporated in Bermuda
with limited liability and its shares are listed on The Stock Exchange
of Hong Kong Limited (“Stock Exchange”). The addresses of the
Company's registered office and principal office in Hong Kong are
disclosed in the section head “Corporate Information” of this annual
report. Details of the substantial shareholders of the Company
are disclosed in the paragraph headed “Substantial Shareholders'
Interests in the Securities of the Company” in the section headed

“Directors’ Report” of this annual report.

The consolidated financial statements are presented in Hong Kong
dollar (“"HK$"), which is same as the functional currency of the
Company and all amounts are rounded to the nearest thousand
(HK$'000) except otherwise indicated.

The Company's principal activity is investment holding and the
principal activities of its principal subsidiaries and associates are set

out in Notes 49 and 50 respectively.

APPLICATION OF NEW AND AMENDMENTS
TO HKFRSs

The accounting policies adopted in these consolidated financial
statements for the year ended 31 December 2020 are consistent
with those followed in the preparation of the Group's consolidated
financial statements for the year ended 31 December 2019 except

as described below.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #R& B R M &L
For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

2.

APPLICATION OF NEW AND AMENDMENTS 2.

TO HKFRSs (Cont'd)

In the current year, the Group has applied the Amendments to
References to the Conceptual Framework for Financial Reporting
in HKFRS Standards and the following amendments to Hong Kong
Financial Reporting Standards (“HKFRSs") (“Other Amendments")
issued by the Hong Kong Institute of Certified Public Accountants
("HKICPA") for the first time, which are mandatorily effective for
the annual period beginning on or after 1 January 2020 for the
preparation of these consolidated financial statements:

HKFRS 3 (Amendments) Definition of a Business

HKFRS 9, HKAS 39 and Interest Rate Benchmark Reform

HKFRS 7 (Amendments)

HKFRS 16 (Amendments)  Covid-19-Related Rent Concessions'

HKAS 1 and HKAS 8

(Amendments)

Definition of Material

! Effective for annual periods beginning on or after 1 June 2020
and early application is permitted

The application of the Amendments to References to the Conceptual
Framework for Financial Reporting in HKFRS Standards and the
Other Amendments had no material impact on the Group's financial
positions and performance for the current and prior years and/or on

the disclosures set out in these consolidated financial statements.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VIR

For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

APPLICATION OF NEW AND AMENDMENTS 2.
TO HKFRSs (Cont'd)

The Group has not early adopted the following new and
amendments to HKFRSs (“new and amended HKFRSs") that have

been issued but are not yet effective.
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HKFRSs (Amendments)

HKFRS 3 (Amendments)
HKFRS 9, HKAS 39, HKFRS 7,

HKFRS 4 and HKFRS 16

(Amendments)

HKFRS 10 and HKAS 28

(Amendments)

HKFRS 17

HKAS 1 (Amendments)

HKAS 16 (Amendments)

HKAS 37 (Amendments)

Annual Improvements to HKFRSs
2018-2020

Reference to the Conceptual
Framework®

Interest Rate Benchmark Reform —
Phase 2!

Sale or Contribution of Assets
between an Investor and
its Associate or Joint Venture*

Insurance Contracts and the related
amendments®

Classification of Liabilities as
Current or Non-current and
related amendments to Hong
Kong Interpretation 5 (2020)*

Property, Plant and Equipment —

Proceeds before Intended Use?

Onerous Contracts —

BN BREER 20185 %2020 F

(BETA) Bz EARERE
AR F 2 du?

BENBREENEIR SIREESIER?

CHES

EENBRSENSR - FIREEYE -

BECHEREI% - 124

EEMBEREERNET -
BENBREERNEIRR
EAMEREERE 165
(BEIK)

ERNBRELNEI0K K

REZEREBENT

BRGERE28H Py YN PAE
(B3TA) BELERLAE

BRMBREENE1TH

R AR RARBE T

Cost of Fulfilling a Contract?

! Effective for annual periods beginning on or after 1 January 2021
2 Effective for annual periods beginning on or after 1 January 2022
3 Effective for annual periods beginning on or after 1 January 2023

4 Effective for annual periods beginning on or after a date to be
determined

The directors of the Company (“Directors”) are in the process of
assessing the potential impact of the new and amended HKFRSs
but are not yet in a position to determine whether the new and
amended HKFRSs will have a significant impact on how the Group's
performance and financial position are prepared and presented.
The new and amended HKFRSs may result in changes in the future
as to how the performance and financial position are prepared and

presented.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

3,

SUMMARY OF SIGNIFICANT ACCOUNTING 3.

POLICIES

These consolidated financial statements have been prepared in
accordance with HKFRSs (which include all Hong Kong Financial
Reporting Standards, Hong Kong Accounting Standards (“HKASs")
and Interpretations) issued by the HKICPA and accounting principles
generally accepted in Hong Kong. In addition, these consolidated
financial statements include applicable disclosures required by the
Rules Governing the Listing of Securities on the Stock Exchange
("Listing Rules”) and the disclosure requirements of the Hong Kong

Companies Ordinance (Cap. 622).

As at 31 December 2020, the Group's current liabilities exceeded
its current assets by approximately HK$1,508,939,000 (2019:
HK$1,138,575,000). Notwithstanding the above result, these
consolidated financial statements have been prepared on a going

concern basis.

The management closely monitors the Group's financial performance
and liquidity position. The validity of the going concern basis
depends upon the success of the Group's future operations, its
ability to generate adequate cash flows in order to meet its financial
obligations as and when they fall due, and its ability to refinance or
restructure its borrowings such that the Group can meet its future

working capital and financing requirements.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #RE& B iR KR M

For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

SUMMARY OF SIGNIFICANT ACCOUNTING 3. FEESHHEMHMEw

POLICIES (Cont'd)

As at 31 December 2020, the Group had unutilised bank facilities.
Based on the latest communications with the banks, the Directors
are not aware of any intention of the principal banks to withdraw
their bank facilities or require early repayment of the borrowings, and
the Directors believe that the existing bank facilities will be renewed
or roll-overed when their current terms expire given the good track
records and relationships the Group has with the banks. Further, the

Group has unutilised loan facility from a Director.

The Directors have reviewed the Group's cash flow projections
prepared by the management. The cash flow projections cover a
period of not less than twelve months from 31 December 2020.
Based on the cash flow projections, the Group will have sufficient
financial resources to meet its financial obligations as and when they
fall due in the coming twelve months from 31 December 2020. The
management has made key assumptions on the projections with
regard to the anticipated cash flows from the Group's operations,
capital expenditures and the continuous availability of bank facilities.
The Group's ability to achieve the projected cash flows depends on

the continuous availability of bank facilities from the banks.

In view of the above, the Directors are of the opinion that there will
be sufficient financial resources available to the Group to enable
it to meet its liabilities as and when they fall due and to continue
as a going concern. Accordingly, the Directors have prepared these

consolidated financial statements on a going concern basis.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

3,

SUMMARY OF SIGNIFICANT ACCOUNTING 3.

POLICIES (Cont'd)

Change in presentation and classification of certain revenue

items

In the current year, the Group has changed its accounting policy for
the presentation and classification in its consolidated statement of
comprehensive income of building management fee income and
property management services income (previously presented in and
classified as "Other Income”) and interest income from bonds and
other forms of debt securities and dividend income from listed and
unlisted equity investments (previously presented in and classified
as “Investment Income, Net"). The Group has determined that these
items should now be presented in and classified as "Revenue” of the
Group under the new accounting policy (“Reclassification”) for the

following reasons:

- Interest income from bonds and other forms of debt
securities and dividend income from listed and unlisted
equity investments are earned from investments by the
Group in various debt and equity securities. Such securities
investments are now amongst the principal activities of the
Group and comprise three out of the six reportable segments
of the Group. The Group's strategy with regard to securities
investments is to maintain securities investment portfolio for
treasury management and invest in securities investments
and treasury products with attractive yield and good prospect
in order to bring stable and satisfactory realised return in long
run. Following the reduction of the scale of operations of
the Group for sales of development properties and holding
of investment properties for generation of rental income in
recent years, the revenue contribution of the interest income
and dividend income from these securities investments have
become more and more significant to the Group. In the recent
years, the Group has committed significant financial and
managerial resources in pursuance of its securities investment
strategies. Hence, the interests and dividends derived by
the Group from its investments in these securities are now
amongst the main revenue-generating activities of the Group
and are not incidental to the main revenue-generating activities

of the Group.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #RE& B iR KR M

For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

SUMMARY OF SIGNIFICANT ACCOUNTING 3. FEESHHEMHMEw

POLICIES (Cont'd)

Change in presentation and classification of certain revenue
items (Cont'd)

- Building management fee income and property management
services income are earned from provision of building and
property management services. The provision of building
and property management services is a significant activity of
the Group, entailing the employment of the highest number
of employees amongst all revenue-generating activities of
the Group. Hence, the provision of building and property
management services are now amongst the main revenue-
generating activities of the Group and are not incidental to the

main revenue-generating activities of the Group.

Further, in the opinion of the Directors, the Reclassification results
in the consolidated financial statements providing reliable and
more relevant information, taking into account the practice adopted
by other listed companies in Hong Kong for the presentation
and classification of similar items as the subject matter of the

Reclassification.
The amounts of the adjustments to the line items in the consolidated
statement of comprehensive income affected by the Reclassification

are as follows:

For the year ended 31 December 2019:

Revenue 1 ON
Cost of goods and services provided 1244 & & & AR 7% 2 B AR

Gross profit E7
Other income HaA
Investment income, net TEBAFEE

ETRAEBEIRDE 2B (E)

- BFEEBRAMIEEERBEAT
RRHEEBFLYEEBRRE DR < 18
HEFRMEEERBAAEE AT
BEB  EAKEMEELERAEHT
FERAKZBET A - Bt - 22
FRYEERRBECK /A EBHESD
ZEBEERAEY A AEELIE
EEWRNEBSPIIFRE -

AN EREEBERREM EWARBEEE
REFOPERA NZAB 225 ROEMER
MZI1BD - RRREEMBEREAREHN D
FRZERTMRHEAERERBEIER -

FerzERaBRXRTENERXEEHROE
EZEMTARBZ BT

BE-S-NFT-A=T-ALEE:

As previously

reported Reclassification As restated
AR KEHHEFE E7
HK$'000 HK$'000 HK$'000
FET FET FET
538,986 770,966 1,309,952
(27,535) (15,962)™ (43,497)
511,451 755,004 1,266,455
59,910 (39,147) 20,763
1,885,677 (715,857)@ 1,169,820

—B-BEER  EABEEE

143



NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS %R & B # #aR M &

For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

3. SUMMARY OF SIGNIFICANT ACCOUNTING 3. FESHHEMHMEw
POLICIES (Cont'd)

Change in presentation and classification of certain revenue ETWAEBENRSE 228 (H)
items (Cont'd)

The amounts of the adjustments to the line items in the consolidated FETEHKNGERKXTFERNEEZXLENSES
statement of comprehensive income affected by the Reclassification B EMTAREBZBWT  (B)

are as follows: (Cont'd)

For the year ended 31 December 2020: BE-Z-_ZTF+_A=+—HILFE:
Amounts without Effects of
Reclassification Reclassification As reported
I
REHFDE REHDE
EEZSH BHZY Sl
HK$'000 HK$'000 HK$'000
FET FET FHET
Revenue A 418,984 2,622,480 3,041,464
Cost of goods and services provided R4 & & & AR 7 2 B AR (63,449) (16,489)™ (79,938)
Gross profit EF 355,535 2,605,991 2,961,526
Other income HaA 318,011 (36,743)™ 281,268
Investment income (expenses), net & E WA (F)/F58 2,141,419 (2,569,248)? (427,829)
Notes: BitsE
(1) These relate to building management fee income of approximately (1) HHEREZINERSERBRAZEFER
HK$27,822,000 (2019: HK$28,225,000) and property B8 A 427,822,000 75 (Z T — 4 -
management services income of approximately HK$25,410,000 28,225,000/8 7T) & ¥ % & 1 AR 75 WA &)
(2019: HK$26,884,000), amounted to approximately 25,410,000/ 7T (ZZ — L% : 26,884,000
HK$53,232,000 (2019: HK$55,109,000) in aggregate I + @A H4953,232,0008 L (=ZF
now presented in and classified as revenue, net of building — L : 55,109,000/ 7T) - IKRE 25| K
management fee expenses of approximately HK$16,489,000 DERRHEEMRBRB IR A EFER
(2019: HK$15,962,000) now presented in and classified as cost BRI 416,489,000 L (ZE —NF -
of goods and services provided. 15,962,000/ 7T) 178 °
(2) These relate to interest income from bonds and structured Q) WHREBZNRDBRBAZES REHE
products of approximately HK$596,092,000 (2019: M 2 BRI 49596,092,0007 7T (=
HK$715,857,000), dividend income from listed equity T — N4 : 715,857,000 7T)  _FHARA
investments of approximately HK$1,969,757,000 (2019: nil) and "EZREWALT,969,757,0008E T (=
from unlisted equity investment of approximately HK$3,399,000 Z-hF:BRFLTRAKEZRS
(2019: nil) now presented in and classified as revenue. WA #93,399,000/ 0 (Z T —NF : £)4H
The Reclassification has no effect on the profit for the year and hence REFHOVEFRYRFE R EZE - At
on the earnings per share figures presented in the consolidated 2IREE2ERRRRAZBRAEFIEFT T
statement of comprehensive income. myE o
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #RE& B iR KR M

For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

SUMMARY OF SIGNIFICANT ACCOUNTING 3. FESHE#HMEw
POLICIES (Cont'd)

Change in presentation and classification of certain revenue ETHAEBRI RS E2BE(E)
items (Cont'd)

The amounts of the adjustments to the line items in the consolidated FERERNERTERNBEERLENSHEFE
statement of cash flows affected by the Reclassification are as P TIAAEZ & FMNT !

follows:

For the year ended 31 December 2019: BEZZ-NFT-A=+—RHLFE:

As previously

reported Reclassification As restated
BEFHR KEHHEFE E]
HK$'000 HK$'000 HK$'000
FET FET FHET
Operating activities REXEK
Adjustments for: A T3 E1E 2 FHE
Interest income 2 U A (724,505) 715,857 (8,648)
Operating cash flows before EEESHEHZ
movements in working capital KERESRE 487,750 715,857 1,203,607
Decrease in debtors, deposits, other  FEUARTA ~ &4 -~ HAibEIK
receivables and prepayments IRIE RIERRIER 238,655 (27,693) 210,962
Cash used in operating activities AREEEB R (760,119) 688,164 (71,955)
Net cash used in operating activites ~ ARG & RS FRE (838,424) 688,164 (150,260)
Investing activities REXEK
Interest received B FI B 694,870 (688,164) 6,706
Net cash generated from investing KEREEG 2B EFHE
activities 1,712,768 (688,164) 1,024,604
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

3,

SUMMARY OF SIGNIFICANT ACCOUNTING 3.

POLICIES (Cont'd)

Change in presentation and classification of certain revenue

items (Cont'd)

RE MR

FESTHEHMEw

ETWAEB 2SR B2 28 (H)

The amounts of the adjustments to the line items in the consolidated FeaRengkTEMNEERXLENSEEE
statement of cash flows affected by the Reclassification are as FiEmTURARZSBOT  (B)

follows: (Cont'd)

For the year ended 31 December 2020:

Operating activities
Adjustments for:
Interest income
Dividend income from listed and
unlisted investments
Operating cash flows before
movements in working capital
(Increase) decrease in debtors,
deposits, other receivables and
prepayments
Decrease in financial assets measured
at fair value through profit or loss
Cash generated from operating
activities
Net cash generated from operating

activities

Investing activities

Dividends received from listed and
unlisted investments

Interest received

Net cash generated from (used in)

investing activities

REER

B T5IEH L HE
RN
EHRFELETREZ

FEWARIA ~ e - Hit
FENS BR TR I FR AN R
(4% ) Rk >

BRBEEARRATE
FFEZEREERD

REREEH 2R

KEREERH RS FE

B EMRIFLETREZ
[Re=)

B YFE

xERREBREXERBZ
e FR
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BE-_Z-EF+-_A=t+—RIEE:

Amounts
without
Reclassification
rE¥E
REHIE
EEZSH
HK$'000

FET

(602,797)

(1,973,156)

(4,474)

(88)

5,433,757

5,391,202

5,220,432

1,971,482
654,708

2,553,615

Effects of
Reclassification

REHDE
BRI

HK$'000
FTExT

596,092

1,973,156

2,569,248

51,283

(1,674)

2,618,857

2,618,857

(1,971,482)
(647,375)

(2,618,857)

As reported

53R
HK$'000
TExT

(6,705)

2,564,774

51,195

5,432,083

8,010,059

7,839,289

7,333

(65,242)




NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #RE& B iR KR M

For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

SUMMARY OF SIGNIFICANT ACCOUNTING 3. FEESHHEMHMEw

POLICIES (Cont'd)

These consolidated financial statements have been prepared under
the historical cost basis, except for certain properties and financial
instruments, which are measured at their fair values as explained in

the accounting policies set out below.
Fair value measurements

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, regardless of whether that
price is directly observable or estimated using another valuation
technique. In estimating the fair value of an asset or a liability,
the Group takes into account the characteristics of the asset or
liability if market participants would take those characteristics into
account when pricing the asset or liability at the measurement
date. Fair value for measurement and/or disclosure purposes in
these consolidated financial statements is determined on such a
basis, except for share-based payment transactions that are within
the scope of HKFRS 2 “Share-based Payment”, leasing transactions
that are accounted for in accordance with HKFRS 16 “Leases”, and
measurements that have some similarities to fair value but are not
fair value, such as net realisable value in HKAS 2 “Inventories” or

value-in-use in HKAS 36 “Impairment of Assets”.

In addition, for financial reporting purposes, fair value measurements
are categorised into Level 1, 2 or 3 based on the degree to which
the inputs to the fair value measurements are observable and the
significance of the inputs to the fair value measurements in its

entirety, which are described as follows:

Level 1: inputs are quoted prices (unadjusted) in active markets for
identical assets or liabilities that the entity can access at the

measurement date;
Level 2: inputs are inputs, other than quoted prices included within
Level 1, that are observable for the asset or liability, either

directly or indirectly; and

Level 3: inputs are unobservable inputs for the asset or liability.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #R& B R M &L
For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

3. SUMMARY OF SIGNIFICANT ACCOUNTING 3. FESHHEMHMEw
POLICIES (Cont'd)

(a)

Basis of consolidation

Subsidiaries

The consolidated financial statements incorporate the financial
statements of the Company and entities (including structured
entities) controlled by the Company and its subsidiaries.
Control is achieved when the Company: (i) has power over
the investee; (ii) is exposed, or has rights, to variable returns
from its involvement with the investee; and (iii) has the ability

to use its power to affect its returns.

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 listed above.

Consolidation of a subsidiary begins when the Group obtains
control over the subsidiary and ceases when the Group loses
control of the subsidiary. Specifically, income and expenses
of a subsidiary acquired or disposed of during the year are
included in the profit or loss from the date the Group gains
control until the date when the Group ceases to control the

subsidiary.

Profit or loss and each item of other comprehensive income
are attributed to the owners of the Company and to the
non-controlling interests. Total comprehensive income and
expense of subsidiaries is attributed to the owners of the
Company and to the non-controlling interests even if this

results in the non-controlling interests having a deficit balance.

When necessary, adjustments are made to the financial
statements of subsidiaries to bring their accounting policies in

line with the Group's accounting policies.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VIR

For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

3. SUMMARY OF SIGNIFICANT ACCOUNTING 3. FESHHEMHMEw
POLICIES (Cont'd)

(a)

Basis of consolidation (Cont'd)

Subsidiaries (Cont'd)

All intragroup assets and liabilities, equity, income, expenses
and cash flows relating to transactions between members of

the Group are eliminated in full on consolidation.

Non-controlling interests in subsidiaries are presented
separately from the Group's equity therein, which represent
present ownership interests entitling their holders to a
proportionate share of net assets of the relevant subsidiaries

upon liquidation.

Business combinations or asset acquisitions

Optional concentration test

Effective from 1 January 2020, the Group can elect to apply
an optional concentration test, on a transaction-by-transaction
basis, that permits a simplified assessment of whether an
acquired set of activities and assets is not a business. The
concentration test is met if substantially all of the fair value
of the gross assets acquired is concentrated in a single
identifiable asset or group of similar identifiable assets.
The gross assets under assessment exclude cash and cash
equivalents, deferred tax assets, and goodwill resulting from
the effects of deferred tax liabilities. If the concentration test is
met, the set of activities and assets is determined not to be a

business and no further assessment is needed.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #R& B R M &L
For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

3. SUMMARY OF SIGNIFICANT ACCOUNTING 3. FESHHEMHMEw
POLICIES (Cont'd)

(a)

Basis of consolidation (Cont'd)

Subsidiaries (Cont'd)

Business combinations or asset acquisitions (Cont'd)

Business combinations

Acquisitions of businesses are accounted for using the
acquisition method. The consideration transferred in a
business combination is measured at fair value, which is
calculated as the sum of the acquisition-date fair values of
the assets transferred by the Group, liabilities incurred by the
Group to the former owners of the acquiree and the equity
interests issued by the Group in exchange for control of the
acquiree. Acquisition-related costs are generally recognised in

profit or loss as incurred.

Non-controlling interests that are present ownership interests
and entitle their holders to a proportionate share of the
entity's net assets in the event of liquidation may be initially
measured either at fair value or at the non-controlling interests’
proportionate share of the recognised amounts of the
acquiree’s identifiable net assets. The choice of measurement
basis is made on a transaction-by-transaction basis. Other
types of non-controlling interests are measured at their fair
value or, when applicable, on the basis specified in another
HKFRS.

Asset acquisitions

When the Group acquires a group of assets and liabilities
that do not constitute a business, the Group identifies and
recognises the individual identifiable assets acquired and
liabilities assumed by allocating the purchase price first to
investment properties which are subsequently measured
under fair value model and financial assets/financial liabilities
at the respective fair values, the remaining balance of the
purchase price is then allocated to the other identifiable assets
and liabilities on the basis of their relative fair values at the
date of purchase. Such a transaction does not give rise to

goodwill or bargain purchase gain.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VIR

For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

3. SUMMARY OF SIGNIFICANT ACCOUNTING 3. FESHHEMHMEw
POLICIES (Cont'd)

(a)

Basis of consolidation (Cont'd)

Changes in the Group’s ownership interests in existing

subsidiaries

Changes in the Group's ownership interests in existing
subsidiaries that do not result in the Group losing control
over the subsidiaries are accounted for as equity transactions.
The carrying amounts of the Group’s interests and the non-
controlling interests are adjusted to reflect the changes in their
relative interests in the subsidiaries. Any difference between
the amount by which the non-controlling interests are adjusted
and the fair value of the consideration paid or received is
recognised directly in equity and attributed to owners of the

Company.

When the Group loses control of a subsidiary, a gain or loss is
recognised in profit or loss and is calculated as the difference
between (i) the aggregate of the fair value of the consideration
received and the fair value of any retained interest and (i) the
previous carrying amount of the assets (including goodwill),
and liabilities of the subsidiary attributable to the owners of
the Company and any non-controlling interests. All amounts
previously recognised in other comprehensive income in
relation to that subsidiary are accounted for as if the Group
had directly disposed of the related assets or liabilities of
the subsidiary (i.e. reclassified to profit or loss or transferred
to another category of equity as specified/permitted by
applicable HKFRSs). The fair value of any investment retained
in the former subsidiary at the date when control is lost that is
regarded as the fair value on initial recognition for subsequent
accounting under HKFRS 9 “Financial Instruments”, when
applicable, the cost on initial recognition of an investment in

an associate or a joint venture.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS %R & B # #aR M &

For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

3. SUMMARY OF SIGNIFICANT ACCOUNTING 3. FESHHEMHMEw
POLICIES (Cont'd)

(b)

Goodwill

Gooduwill arising from an acquisition of a business is carried
at cost as established at the date of acquisition of the
business less accumulated impairment losses, if any (see the

accounting policy above).

Goodwill is measured as the excess of the sum of the
consideration transferred, the amount of any non-controlling
interests in the acquiree, and the fair value of the acquirer's
previously held equity interest in the acquiree (if any) over the
net of the acquisition-date amounts of the identifiable assets
acquired and the liabilities assumed. If, after reassessment, the
net of the acquisition-date amounts of the identifiable assets
acquired and liabilities assumed exceeds the sum of the
consideration transferred, the amount of any non-controlling
interests in the acquiree and the fair value of the acquirer's
previously held equity interest in the acquiree (if any), the
excess is recognised immediately in profit or loss as a bargain

purchase gain.

For the purposes of impairment testing, goodwill is allocated to
each of the Group's cash-generating units (“CGUs") (or groups
of CGUs) that is expected to benefit from the synergies of the

combination.

A CGU to which goodwill has been allocated is tested for
impairment annually, or more frequently when there is
indication that the unit may be impaired. If the recoverable
amount of the CGU is less than its carrying amount, the
impairment loss is allocated first to reduce the carrying amount
of any goodwill allocated to the unit and then to the other
assets of the unit on a pro-rata basis based on the carrying
amount of each asset in the unit. Any impairment loss for
goodwill is recognised directly in profit or loss. An impairment
loss recognised for goodwill is not reversed in subsequent

periods.

On disposal of the relevant CGU, the attributable amount of
goodwill is included in the determination of the gain or loss on

disposal.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VIR

For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

3. SUMMARY OF SIGNIFICANT ACCOUNTING 3. FESHHEMHMEw
POLICIES (Cont'd)

()

Investments accounted for using the equity method

An associate is an entity over which the Group has significant
influence and that is neither a subsidiary nor an interest in a
joint venture. Significant influence is the power to participate in
the financial and operating policy decisions of the investee but

is not control or joint control over those policies.

A joint venture is a joint arrangement whereby the parties
that have joint control of the arrangement have rights to
the net assets of the joint arrangement. Joint control is the
contractually agreed sharing of control of an arrangement,
which exists only when decisions about the relevant activities

require unanimous consent of the parties sharing control.

The results and assets and liabilities of associates and joint
ventures are incorporated in the consolidated financial
statements using the equity method of accounting, except
when the investment, or a portion thereof, is classified as held
for sale, in which case it is accounted for in accordance with
HKFRS 5 “Non-current Assets Held for Sale and Discontinued
Operations”. Under the equity method, an investment in
an associate or a joint venture is initially recognised in the
consolidated statement of financial position at cost and
adjusted thereafter to recognise the Group's share of the profit
or loss and other comprehensive income of the associate or
joint venture. When the Group's share of losses of an associate
or a joint venture exceeds the Group's interest in that associate
or joint venture (which includes any long-term interests that,
in substance, form part of the Group's net investment in the
associate or joint venture), the Group discontinues recognising
its share of further losses. Additional losses are recognised only
to the extent that the Group has incurred legal or constructive
obligations or made payments on behalf of the associate or

joint venture.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #R& B R M &L
For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

3. SUMMARY OF SIGNIFICANT ACCOUNTING 3. FESHHEMHMEw
POLICIES (Cont'd)

()

Investments accounted for using the equity method
(Cont'd)

An investment in an associate or a joint venture is accounted
for using the equity method from the date on which the
investee becomes an associate or a joint venture. On
acquisition of the investment in an associate or a joint
venture, any excess of the cost of the investment over the
Group's share of the net fair value of the identifiable assets
and liabilities of the investee is recognised as goodwill, which
is included within the carrying amount of the investment.
Any excess of the Group's share of the net fair value of
the identifiable assets and liabilities over the cost of the
investment, after reassessment, is recognised immediately in

profit or loss in the period in which the investment is acquired.

The Group assesses whether there is an objective evidence
that the interest in an associate or a joint venture may be
impaired. When any objective evidence exists, the entire
carrying amount of the investment (including goodwill) is
tested for impairment in accordance with HKAS 36 as a
single asset by comparing its recoverable amount (higher
of value-in-use and fair value less costs of disposal) with
its carrying amount. Any impairment loss recognised is not
allocated to any asset, including goodwill, that forms part of
the carrying amount of the investment. Any reversal of that
impairment loss is recognised in accordance with HKAS 36
to the extent that the recoverable amount of the investment

subsequently increases.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B B| R M &
For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

3. SUMMARY OF SIGNIFICANT ACCOUNTING 3. FESHHEMHMEw
POLICIES (Cont'd)

()

Investments accounted for using the equity method
(Cont'd)

When the Group ceases to have significant influence over an
associate or joint control over a joint venture, it is accounted
for as a disposal of the entire interest in the investee with a
resulting gain or loss being recognised in profit or loss. When
the Group retains an interest in the former associate or joint
venture and the retained interest is a financial asset within the
scope of HKFRS 9, the Group measures the retained interest
at fair value at that date and the fair value is regarded as its
fair value on initial recognition. The difference between the
carrying amount of the associate or joint venture and the fair
value of any retained interest and any proceeds from disposing
of the relevant interest in the associate or joint venture is
included in the determination of the gain or loss on disposal of
the associate or joint venture. In addition, the Group accounts
for all amounts previously recognised in other comprehensive
income in relation to that associate or joint venture on
the same basis as would be required if that associate or
joint venture had directly disposed of the related assets or
liabilities. Therefore, if a gain or loss previously recognised
in other comprehensive income by that associate or joint
venture would be reclassified to profit or loss on the disposal
of the related assets or liabilities, the Group reclassifies the
gain or loss from equity to profit or loss (as a reclassification
adjustment) upon disposal/partial disposal of the relevant

associate or joint venture.

The Group continues to use the equity method when an
investment in an associate becomes an investment in a joint
venture or an investment in a joint venture becomes an
investment in an associate. There is no remeasurement to fair

value upon such changes in ownership interests.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #R& B R M &L
For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

3. SUMMARY OF SIGNIFICANT ACCOUNTING 3. FESHHEMHMEw
POLICIES (Cont'd)

()

(d)

Investments accounted for using the equity method
(Cont'd)

When the Group reduces its ownership interest in an associate
or a joint venture but the Group continues to use the equity
method, the Group reclassifies to profit or loss the proportion
of the gain or loss that had previously been recognised in
other comprehensive income relating to that reduction in
ownership interest if that gain or loss would be reclassified to

profit or loss on the disposal of the related assets or liabilities.

When a group entity transacts with an associate or a joint
venture of the Group, profits and losses resulting from the
transactions with the associate or joint venture are recognised
in the consolidated financial statements only to the extent of
interests in the associate or joint venture that are not related to

the Group.

Impairment losses (other than goodwill and intangible

assets with indefinite useful lives)

At the end of the reporting period, the Group reviews the
carrying amounts of its tangible assets and intangible assets
with finite useful lives to determine whether there is any
indication that those assets have suffered an impairment loss.
If the recoverable amount of an asset is estimated to be less
than its carrying amount, the carrying amount of the asset
is reduced to its recoverable amount. An impairment loss is

recognised immediately in profit or loss.

When an impairment loss subsequently reverses, the carrying
amount of the asset is increased to the revised estimate of
its recoverable amount, but so that the increased carrying
amount does not exceed the carrying amount that would have
been determined had no impairment loss been recognised
for the asset in prior years. A reversal of an impairment loss is

recognised immediately in profit or loss.

CHINESE ESTATES HOLDINGS LIMITED ANNUAL REPORT 2020

(@

(d)

R EARZRE(E)

HWARERDERBERFHAE AT
CHEAREAMASEEBERBES

% BABRRABREREERRE
EXBEREFHIEEER  AIXEH
AR BERRESMERNCRE
fb 2T S T R 2 be ) M s S B IR EE T

EEEEREAEEIBENFALR/E
NEETRHE - BHREQRKAER

AXZMELZENRERENBE R
*TEJZ/-\’é’ A2 A on BN 6% (B A A B
RERE M TERKRIER

HEBRBEREREAFHELE
BRI

RBERR - AEEGBREBLEE
REERERFHZENVEEZRE
B NEEZEEESBHBAEMRME
BRZBR - WAt EEZN KBS E
EREREE ZEEZREESH
EHAWEEE - REBRBREESNE
MR o

WREBEREEERD - EEZREE
EREEMET 2Tk -
Frigm 2z REENSSRERTFER
AREERARREBREZERATZER
1B - BEKE 2 D & AR 825 g

=7
o °



NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VIR

For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

3. SUMMARY OF SIGNIFICANT ACCOUNTING 3. FESHEHBEw
POLICIES (Cont'd)

(e)

Investment properties and investment properties under

construction

Investment properties are properties held to earn rental
income and/or for capital appreciation including properties
under construction for such purpose and land held for a

currently undetermined future use.

Investment properties are initially measured at cost, including
any directly attributable expenditure. Subsequent to initial
recognition, investment properties are measured at fair value,
adjusted to exclude any prepaid or accrued operating lease

income.

Gains or losses arising from changes in the fair value of
investment properties are included in profit or loss for the

period in which they arise.

Construction costs incurred for investment properties under
construction are capitalised as part of the carrying amount of

the investment properties under construction.

Leasehold land held for undetermined future use is regarded
as held for capital appreciation purpose and classified as an
investment property, and carried at fair value. Changes in fair
value of the leasehold land are recognised directly in profit or

loss for the period in which changes take place.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #R& B R M &L
For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

3. SUMMARY OF SIGNIFICANT ACCOUNTING 3. FESHHEMHMEw
POLICIES (Cont'd)

(e)

Investment properties and investment properties under

construction (Cont'd)

An investment property is derecognised upon disposal or
when the investment property is permanently withdrawn
from use and no future economic benefits are expected from
its disposal. Any gain or loss arising from derecognition of
the property (calculated as the difference between the net
disposal proceeds and the carrying amount of the property) is
included in profit or loss for the period in which the property is

derecognised.

An investment property is transferred at fair value to property,
plant and equipment when the property begins to be occupied
by the owner or of development with a view to owner-
occupation. Gain or loss arising from change in fair value of
the investment property upon the transfer is included in profit

or loss.

An owner-occupied property is transferred from property, plant
and equipment to investment properties at fair value when it
is evidenced by the end of owner-occupation. The difference
between the carrying amount and the fair value at the date
of transfer is recognised in other comprehensive income
and accounted for as a revaluation increase or decrease in
accordance with HKAS 16 “Property, Plant and Equipment”.
On the subsequent sale or retirement of assets, the relevant

revaluation reserve is transferred directly to retained profits.

A property is transferred from investment property to stock
of properties when, and only when, there is a change in use,
evidenced by commencement of development with a view to
sale. Any difference between the fair value of the property at
the date of change in use and its previous carrying amount is

recognised in profit or loss.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VIR

For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

3. SUMMARY OF SIGNIFICANT ACCOUNTING 3. FESHHEMHMEw
POLICIES (Cont'd)

®

(8)

Property, plant and equipment

Property, plant and equipment are stated at cost less
subsequent accumulated depreciation and accumulated

impairment losses, if any.

Depreciation is provided to write off the cost of property, plant
and equipment (other than properties under development)
over their estimated useful lives and after taking into account
their estimated residual values, using the straight-line method,

at the following rates per annum:

Type Basis

Leasehold land Over the remaining lives of the

leases
Buildings Over the shorter of the remaining
unexpired period of the lease and
40 years
Leasehold Over the shorter of lease terms and
improvement 6 years

Furniture, fixtures and 3 to 10 years
equipment
Yachts and motor 3to 10 years

vehicles

An item of property, plant and equipment is derecognised
upon disposal or when no future economic benefits are
expected to arise from the continued use of the asset. Any
gain or loss arising from derecognition of the asset (calculated
as the difference between the net disposal proceeds and the
carrying amount of the asset) is included in profit or loss in the

period in which the asset is derecognised.
Stock of properties
Stock of properties including completed properties which are

held-for-trading, is stated at the lower of cost and net realisable

value.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #R& B R M &L
For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

3. SUMMARY OF SIGNIFICANT ACCOUNTING 3. FESHHEMHMEw
POLICIES (Cont'd)

(8)

(h)

Stock of properties (Cont'd)

The cost of completed properties held for sale is determined
by apportionment of the total development costs, including
borrowing costs capitalised, attributable to unsold units. Net
realisable value is estimated by the management of the Group
based on prevailing market conditions, which represents the
estimated selling price less estimated costs to be incurred in

selling the property.

The amount of any write-down of or provision for completed
properties held for sale is recognised as an expense in the
period when the write-down or loss occurs. The amount of
any reversal of any write-down or provision, arising from an
increase in net realisable value, is recognised as a reduction in
the amount of completed properties held for sale recognised

as an expense in the period in which the reversal occurs.

Inventories

Inventories comprise finished goods and raw materials for
cosmetics products, which are stated at the lower of cost and

net realisable value.

Cost represents the invoiced cost of inventories. Costs are
assigned to individual items on the weighted-average basis.
Net realisable value is the estimated selling price in the
ordinary course of business, less applicable variable selling

expenses.

Intangible assets

Trading rights, exchange rights and trademark

Trading rights, gold and silver exchange rights and trademark
are stated at cost less accumulated amortisation and less any

identified impairment loss. The amortisation period adopted

for intangible assets is five years.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B B| R M &
For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

3. SUMMARY OF SIGNIFICANT ACCOUNTING 3. FESHHEMHMEw
POLICIES (Cont'd)

)

Financial instruments

Financial assets and financial liabilities are recognised in the
consolidated statement of financial position when a group
entity becomes a party to the contractual provisions of the
financial instruments. Financial assets and financial liabilities
are initially measured at fair value. A financial asset or financial
liability (unless it is a trade receivable without a significant
financing component) is initially measured at fair value plus
or minus, for an item not at fair value through profit or loss
("FVTPL"), transaction costs that are directly attributable to its
acquisition or issue. A trade receivable without a significant
financing component is initially measured at the transaction

price.

Financial assets

All recognised financial assets are subsequently measured in
their entirety at either amortised cost or fair value, depending

on the classification of the financial assets.

() Classification and subsequent measurement of financial

assets

Financial assets that meet the following conditions are
subsequently measured at amortised cost (except for
debt investments that are designated as at FVTPL on

initial recognition):

. the financial asset is held within a business model
whose objective is to hold assets in order to

collect contractual cash flows; and

. the contractual terms of the financial asset give
rise on specified dates to cash flows that are
solely payments of principal and interest on the

principal amount outstanding.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS %R & B # #aR M &

For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

3. SUMMARY OF SIGNIFICANT ACCOUNTING
POLICIES (Cont'd)

)

Financial instruments (Cont'd)

Financial assets (Cont'd)

®

Classification and subsequent measurement of financial
assets (Cont'd)

Financial assets that meet the following conditions are
subsequently measured at FVTOCI:

. the financial asset is held within a business model
whose objective is achieved by both collecting
contractual cash flows and selling financial asset;
and

. the contractual terms of the financial asset give
rise on specified dates to cash flows that are
solely payments of principal and interest on the

principal amount outstanding.

All other financial assets that are other than those
categorised as amortised cost and FVTOCI above, are

categorised as measured at FVTPL.

A financial asset is held-for-trading if:

. it has been acquired principally for the purpose of

selling in the near term;

. on initial recognition it is a part of a portfolio of
identified financial instruments that the Group
manages together and has a recent actual pattern

of short-term profit-taking; or

. it is a derivative that is not designated and

effective as a hedging instrument.

In addition, the Group may irrevocably designate a
financial asset that is required to be measured at the
amortised cost or FVTOCI as measured at FVTPL if doing
so eliminates or significantly reduces an accounting
mismatch.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #RE& B iR KR M

For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

3. SUMMARY OF SIGNIFICANT ACCOUNTING 3. FESHEHBEw
POLICIES (Cont'd)

()  Financial instruments (Cont'd) (G) =®MIAGEH)
Financial assets (Cont'd) THEE(E
() Classification and subsequent measurement of financial () THEESEREEZGERE)

assets (Cont'd)

(1) BERAREERNIOX

(1) Amortised cost and effective interest method

The effective interest method is a method
of calculating the amortised cost of a debt
instrument and allocating interest income over
the relevant period. The effective interest rate is
the rate that exactly discounts estimated future
cash receipts (including all fees and points paid
or received that form an integral part of the
effective interest rate, transaction costs and other
premiums or discounts) through the expected life
of the debt instrument or, where appropriate, a
shorter period, to the net carrying amount at initial

recognition.

Interest income is recognised using effective
interest method for financial assets measured
subsequently at amortised cost. Interest income
is recognised in profit or loss and is included in

revenue or investment income as appropriate.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #R& B R M &L
For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

3. SUMMARY OF SIGNIFICANT ACCOUNTING 3. FESHHEMHMEw
POLICIES (Cont'd)

() Financial instruments (Cont'd) (G) =®MIAGEH)
Financial assets (Cont'd) THEE(E
() Classification and subsequent measurement of financial () THEESEREEZGERE)

assets (Cont'd)

(2) Financial assets measured at FVTOCI 2) BRAHMEEEEIREA

According to HKFRS 9, the Group may make
an irrevocable election (on an instrument-by-
instrument basis) to designate investments in
equity instruments as at FVTOCI. Designation at
FVTOCI is not permitted if the equity investment
is held-for-trading. A financial asset is held-for-
trading if it has been acquired principally for the
purpose of selling it in the near term or it is a
derivative that is not designated and effective as a

hedging instrument.

Investments in equity instruments at FVTOCI are
initially measured at fair value plus transaction
costs. Subsequently, they are measured at fair
value with gains and losses arising from changes
in fair value recognised in other comprehensive
income and accumulated in the financial assets
measured at FVTOCI reserve. Fair value is
determined in the manner described in Note 5(c)

to the consolidated financial statements.

Dividend income is recognised in profit or loss

and is included in revenue.

The Group has designated all investments in
equity instruments (listed or unlisted) that are not
held-for-trading as at FVTOCI since the application
of HKFRS 9.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #RE& B iR KR M

For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

3. SUMMARY OF SIGNIFICANT ACCOUNTING 3. FESHEHBEw
POLICIES (Cont'd)

()  Financial instruments (Cont'd) (G) =®MIAGEH)
Financial assets (Cont'd) THEE(E
() Classification and subsequent measurement of financial () THEESEREEZGERE)

assets (Cont'd)

(3) Financial assets measured at FVTPL (3) BEBEZURBAFETS

Financial assets measured at FVTPL comprise
derivatives that are not designated and effective
as hedging instruments and club and corporate

debentures.

Investments in equity instruments are classified
as FVTPL, unless the Group designates such
investment that is not held-for-trading as at
FVTOCI on initial recognition (see (i)(2) above).

Debt instruments that do not meet the amortised
cost and FVTOCI criteria (see above) are
measured at FVTPL. In addition, debt instruments
that meet the amortised cost criteria but are
designated as at FVTPL are measured at FVTPL.
A debt instrument may be designated as at
FVTPL upon initial recognition if such designation
eliminates or significantly reduces a measurement
or recognition inconsistency that would otherwise
arise from measuring assets or liabilities or
recognising the gains and losses on them on

different bases.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS %R & B # #aR M &

For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

3. SUMMARY OF SIGNIFICANT ACCOUNTING 3. FESHHEMHMEw

POLICIES (Cont'd)

(j) Financial instruments (Cont'd)
Financial assets (Cont'd)

() Cassification and subsequent measurement of financial
assets (Cont'd)

(3) Financial assets measured at FVTPL (Cont'd)

Financial assets measured at FVTPL are
measured at fair value at the end of the reporting
period, with any gains or losses arising from
remeasurement recognised in profit or loss.
The net gain or loss recognised in profit or loss
is included in investment income. Fair value is
determined in the manner described in Note 5(c)

to the consolidated financial statements.

Interest income on debt instruments at FVTPL
is recognised in profit or loss and is included in

revenue.

(i) Impairment of financial assets

The Group performs impairment assessment under
expected credit loss (“ECL") model on financial assets
(including debtors, deposits and other receivables,
securities trading receivables and deposits, pledged
deposits, time deposits, bank balances and cash,
and advances to associates/joint venture/investee
companies) which are subject to impairment
assessment under HKFRS 9. The amount of ECL is
updated at each reporting date to reflect changes in

credit risk since initial recognition.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VIR

For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

3. SUMMARY OF SIGNIFICANT ACCOUNTING 3. FESHHEMHMEw
POLICIES (Cont'd)

)

Financial instruments (Cont'd)

Financial assets (Cont'd)

(i)

Impairment of financial assets (Cont'd)

Lifetime ECL represents the ECL that will result from
all possible default events over the expected life of the
relevant instrument. In contrast, 12-month ECL (“12m
ECL") represents the portion of lifetime ECL that is
expected to result from default events that are possible
within 12 months after the end of the reporting period.
Assessment is done based on the Group's historical
credit loss experience, adjusted for factors that are
specific to the debtors, general economic conditions
and an assessment of both the current conditions at
the reporting date as well as the forecast of future

conditions.

The Group always recognises lifetime ECL for trade
receivables. The ECL on these assets are assessed
individually for significant balances or collectively using a

provision matrix with appropriate groupings.

For all other instruments, the Group measures the
loss allowance equal to 12m ECL, unless when there
has been a significant increase in credit risk since
initial recognition, the Group recognises lifetime ECL.
The assessment of whether lifetime ECL should be
recognised is based on significant increases in the
likelihood or risk of a default occurring since initial

recognition.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #R& B R M &L
For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

3. SUMMARY OF SIGNIFICANT ACCOUNTING 3. FESHHEMHMEw
POLICIES (Cont'd)

(j) Financial instruments (Cont'd)

Financial assets (Cont'd)

(i)

Impairment of financial assets (Cont'd)

Significant increase in credit risk

In assessing whether the credit risk has increased
significantly since initial recognition, the Group compares
the risk of a default occurring on the financial instrument
as at the reporting date with the risk of a default
occurring on the financial instrument as at the date of
initial recognition. In making this assessment, the Group
considers both quantitative and qualitative information
that is reasonable and supportable, including historical
experience and forward-looking information that is

available without undue cost or effort.

In particular, the following information is taken into
account when assessing whether credit risk has

increased significantly:

. an actual or expected significant deterioration in
the financial instrument’s external (if available) or

internal credit rating;

. significant deterioration in external market

indicators of credit risk;

. existing or forecast adverse changes in business,
financial or economic conditions that are expected
to cause a significant decrease in the debtor’s

ability to meet its debt obligations;

. an actual or expected significant deterioration in

the operating results of the debtor;

. an actual or expected significant adverse change
in the regulatory, economic, or technological
environment of the debtor that results in a
significant decrease in the debtor’s ability to meet

its debt obligations.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VIR

For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

3. SUMMARY OF SIGNIFICANT ACCOUNTING 3. FESHHEMHMEw
POLICIES (Cont'd)

)

Financial instruments (Cont'd)

Financial assets (Cont'd)

(i)

Impairment of financial assets (Cont'd)

Significant increase in credit risk (Cont'd)

Irrespective of the outcome of the above assessment,
the Group presumes that the credit risk has increased
significantly since initial recognition when contractual
payments are more than 30 days past due, unless the
Group has reasonable and supportable information that

demonstrates otherwise.

The Group regularly monitors the effectiveness of
the criteria used to identify whether there has been a
significant increase in credit risk and revises them as
appropriate to ensure that the criteria are capable of
identifying significant increase in credit risk before the

amount becomes past due.
Definition of default

For internal credit risk management, the Group considers
an event of default occurs when information developed
internally or obtained from external sources indicates
that the debtor is unlikely to pay its creditors, including
the Group, in full.

Irrespective of the above, the Group considers that
default has occurred when a financial asset is more than
90 days past due unless the Group has reasonable and
supportable information to demonstrate that a more

lagging default criterion is more appropriate.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS %R & B # #aR M &

For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

3. SUMMARY OF SIGNIFICANT ACCOUNTING 3. FESHHEMHMEw
POLICIES (Cont'd)

1)

Financial instruments (Cont'd)

Financial assets (Cont'd)

(i)

Impairment of financial assets (Cont'd)
Write-off policy

The Group writes off a financial asset when there is
information indicating that the counterparty is in severe
financial difficulty and there is no realistic prospect of
recovery, for example, when the counterparty has been
placed under liquidation or has entered into bankruptcy
proceedings, or in the case of trade receivables, when
the amounts are over one year past due, whichever
occurs sooner, unless the Group has reasonable and
supportable information to demonstrate a later period
is more appropriate. Financial assets written off may
still be subject to enforcement activities under the
Group's recovery procedures, taking into account legal
advice where appropriate. A write-off constitutes a
derecognition event. Any subsequent recoveries are

recognised in profit or loss.

Measurement and recognition of ECLs

The measurement of ECL is a function of the probability
of default, loss given default (i.e. the magnitude of the
loss if there is a default) and the exposure at default.
The assessment of the probability of default and loss
given default is based on historical data and forward-
looking information. Estimation of ECL reflects an
unbiased and probability-weighted amount that is
determined with the respective risks of default occurring
as the weights. The Group uses a practical expedient in
estimating ECL on trade receivables using a provision
matrix taking into consideration historical credit loss
experience, adjusted for forward-looking information that

is available without undue cost or effort.

Generally, the ECL is the difference between all
contractual cash flows that are due to the Group in
accordance with the contract and the cash flows that
the Group expects to receive, discounted at the effective

interest rate determined at initial recognition.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VIR

For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

3. SUMMARY OF SIGNIFICANT ACCOUNTING 3. FESHHEMHMEw
POLICIES (Cont'd)

(j) Financial instruments (Cont'd)

Financial assets (Cont'd)

(i)

(i)

Impairment of financial assets (Cont'd)

Credit-impaired financial assets

At each reporting date, the Group assesses on a
forward-looking basis whether financial assets carried at
amortised cost are credit-impaired. A financial asset is
“credit-impaired” when one or more events that have a
detrimental impact on the estimated future cash flows

of the financial asset have occurred.

Evidence that a financial asset is credit-impaired includes

observable data of the following events:

. significant financial difficulty of the issuer or
borrower;

. a breach of contract such as a default or past due
event;

. the lender(s) of the borrower, for economic or

contractual reasons relating to the borrower's
financial difficulty, having granted to the borrower
a concession(s) that the lender(s) would not

otherwise consider; or

. it is becoming probable that the borrower will
enter bankruptcy or other financial reorganisation,
or the disappearance of an active market for a

security because of financial difficulties.

Derecognition of financial assets

Financial assets are derecognised when the contractual
rights to receive cash flows from the assets expire or,
the financial assets are transferred and the Group has
transferred substantially all the risks and rewards of

ownership of the financial assets to another entity.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS %R & B # #aR M &

For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

3. SUMMARY OF SIGNIFICANT ACCOUNTING 3. FESHEHBEw
POLICIES (Cont'd)

)

Financial instruments (Cont'd)

Financial assets (Cont'd)

(i)

Derecognition of financial assets (Cont'd)

On derecognition of a financial asset, except for an
investment in equity instrument that is classified as
FVTOC]|, the difference between the asset's carrying
amount and the sum of the consideration received and

receivable is recognised in profit or loss.

On derecognition of an investment in equity instrument
that is classified as at FVTOCI, the cumulative gain or
loss previously accumulated in the financial assets
measured at FVTOCI reserve is not reclassified to profit

or loss, but is transferred to retained profits.

Financial liabilities and equity instruments

®

Classification and measurement

Financial liabilities and equity instruments issued by a
group entity are classified as either financial liabilities
or equity instruments according to the substance
of the contractual arrangements entered into and
the definitions of a financial liability and an equity

instrument.

An equity instrument is any contract that evidences
a residual interest in the assets of the Group after
deducting all of its liabilities. The Group's financial
liabilities are generally classified into (i) financial liabilities
at FVTPL and (i) other financial liabilities subsequently
measured at amortised cost. The accounting policies
adopted in respect of financial liabilities and equity

instruments are set out below.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VIR

For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

3. SUMMARY OF SIGNIFICANT ACCOUNTING 3. FESHHEMHMEw
POLICIES (Cont'd)

)

Financial instruments (Cont'd)

Financial liabilities and equity instruments (Cont'd)

®

Classification and measurement (Cont'd)

Q)

@

Financial liabilities at FVTPL

Financial liabilities at FVTPL, representing those as
held-for-trading, comprise derivatives that are not

designated and effective as hedging instruments.

Financial liabilities at FVTPL are measured at fair
value, with changes in fair value arising from
remeasurement recognised directly in profit or

loss in the period in which they arise.

Other financial liabilities subsequently measured

at amortised cost and effective interest method

Other financial liabilities are subsequently
measured at amortised cost, using the effective
interest method. Interest expense that is not
capitalised as part of costs of an asset is included

in finance costs.

The effective interest method is a method of
calculating the amortised cost of a financial
liability and allocating interest expense over the
relevant period. The effective interest rate is
the rate that exactly discounts estimated future
cash payments (including all fees and points
paid or received that form an integral part of the
effective interest rate, transaction costs and other
premiums or discounts) through the expected life
of the financial liability or, where appropriate, a
shorter period, to the net carrying amount at initial

recognition.

Interest expense is recognised using effective
interest method for financial liabilities, other than
those financial liabilities at FVTPL.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS %R & B # #aR M &

For the year ended 31 December 2020 E T -_ZTF+_A=+—HILFE

3. SUMMARY OF SIGNIFICANT ACCOUNTING 3. FESFHEHE®w

POLICIES (Cont'd)

(j) Financial instruments (Cont'd)
Financial liabilities and equity instruments (Cont'd)
() Cassification and measurement (Cont'd)
(3) Equity instruments

Equity instruments issued by the Company are
recorded at the proceeds received, net of direct

issue costs.

Repurchase of the Company’s own equity
instruments is recognised and deducted directly
in equity. No gain or loss is recognised in profit or
loss on the purchase, sale, issue or cancellation of

the Company’s own equity instruments.

(i) Derecognition of financial liabilities

Financial liabilities are derecognised when the Group's
obligation specified in the relevant contract is discharged,
cancelled or expires. The difference between the
carrying amount of the financial liability derecognised
and the consideration paid and payable is recognised in

profit or loss.
Derivative financial instruments

Derivatives are initially recognised at fair value at the date
a derivative contract is entered into and are subsequently
remeasured to their fair value at the end of the reporting
period. The resulting gain or loss is recognised in profit or loss

immediately.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VIR

For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

3. SUMMARY OF SIGNIFICANT ACCOUNTING 3. FESHE#HSEw
POLICIES (Cont'd)

)

(k)

Financial instruments (Cont'd)

Financial guarantee contract

A financial guarantee contract is a contract that requires the
issuer to make specified payments to reimburse the holder
for a loss it incurs because a specified debtor fails to make
payment when due in accordance with the original or modified
terms of a debt instrument. Financial guarantee contract
liabilities are measured initially at their fair values and, if not
designated as at FVTPL and do not arise from a transfer of an

asset, are measured subsequently at the higher of:

the amount of the loss allowance determined in
accordance with HKFRS 9 (see financial assets above);

and

the amount initially recognised less, where appropriate,
the cumulative amortisation recognised over the

guarantee period.

Revenue recognition

The Group recognises revenue when (or as) a performance

l"

obligation is satisfied, i.e. when “control” of the goods or
services underlying the particular performance obligation is

transferred to the customer.

A performance obligation represents a good or service (or
a bundle of goods or services) that is distinct or a series of

distinct goods or services that are substantially the same.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #R& B R M &L
For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

3. SUMMARY OF SIGNIFICANT ACCOUNTING 3. FESHHEMHMEw
POLICIES (Cont'd)

(k)

Revenue recognition (Cont'd)

Control is transferred over time and revenue is recognised
over time by reference to the progress towards complete
satisfaction of the relevant performance obligation if one of the

following criteria is met:

the customer simultaneously receives and consumes
the benefits provided by the Group's performance as

the Group performs;

the Group's performance creates and enhances an asset

that the customer controls as the Group performs; or

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.

Otherwise, revenue is recognised at a point in time when the

customer obtains control of the distinct good or service.

A contract asset represents the Group's right to consideration
in exchange for goods or services that the Group has
transferred to a customer that is not yet unconditional. It is
assessed for impairment in accordance with HKFRS 9. In
contrast, a receivable represents the Group's unconditional

right to consideration.

A contract liability represents the Group's obligation to transfer
goods or services to a customer for which the Group has
received consideration (or an amount of consideration is due)

from the customer.

A contract asset and a contract liability relating to a contract are

accounted for and presented on a net basis.

Revenue is measured at the fair value of the consideration

received or receivable.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VIR

For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

3. SUMMARY OF SIGNIFICANT ACCOUNTING 3. FESHHEMHMEw
POLICIES (Cont'd)

(k)

Revenue recognition (Cont'd)

Rental income, including rental invoiced in advance from
properties under operating leases, is recognised in profit or

loss on a straight-line basis over the term of the relevant lease.

Building management fee income, property management
services income and management fee income are recognised
in accordance with terms of respective agreements over the
relevant period in which the services are rendered. Revenue
from provision of building and property management services
is recognised over time as the customer simultaneously
receives and consumes the benefit provided by the Group’s

performance as the Group performs.

Sales of securities investments are recognised on a trade date

basis.

Brokerage income on dealings in securities and futures
contracts is recognised at the point in time when the relevant

contract notes are executed.

Dividend income from investments is recognised when the

Group's right to receive payment has been established.

Revenue from sales of cosmetics products is recognised at the
point in time when goods are delivered and titles have been

passed.

Interest income from a financial asset is accrued on a time
basis by reference to the principal outstanding and at the
effective interest rate applicable, which is the rate that exactly
discounts the estimated future cash receipts through the
expected life of the financial asset to that asset's net carrying

amount at initial recognition.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

RE MR

3. SUMMARY OF SIGNIFICANT ACCOUNTING 3. FESHHEMHMEw
POLICIES (Cont'd)

U]

Taxation

Income tax expense represents the sum of the tax currently

payable and deferred tax.

The tax currently payable is based on taxable profit for the
year. Taxable profit differs from profit before tax as reported in
the consolidated statement of comprehensive income because
of items of income or expense that are taxable or deductible
in other years and items that are never taxable or deductible.
The Group's liability for current tax is calculated using tax rates
that have been enacted or substantively enacted by the end of

the reporting period.

Deferred tax is recognised on temporary differences
between the carrying amounts of assets and liabilities in the
consolidated financial statements and the corresponding tax
bases used in the computation of taxable profit. Deferred tax
liabilities are generally recognised for all taxable temporary
differences. Deferred tax assets are generally recognised for
all deductible temporary differences to the extent that it is
probable that taxable profits will be available against which
those deductible temporary differences can be utilised. Such
deferred tax assets and liabilities are not recognised if the
temporary difference arises from goodwill or from the initial
recognition (other than in a business combination) of other
assets and liabilities in a transaction that affects neither the

taxable profit nor the accounting profit.

Deferred tax liabilities are recognised for taxable temporary
differences associated with investments in subsidiaries,
associates and joint venture, except where the Group is able
to control the reversal of the temporary difference and it is
probable that the temporary difference will not reverse in the

foreseeable future.

The carrying amount of deferred tax assets is reviewed at the
end of each reporting period and reduced to the extent that
it is no longer probable that sufficient taxable profits will be

available to allow all or part of the assets to be recovered.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VIR

For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

3. SUMMARY OF SIGNIFICANT ACCOUNTING 3. FESHHEMHMEw
POLICIES (Cont'd)

U

(m)

Taxation (Cont'd)

Deferred tax assets and liabilities are measured at the tax rates
that are expected to apply in the period in which the liability
is settled or the asset is realised. Current and deferred tax are
recognised in profit or loss, except when they relate to items
that are recognised in other comprehensive income or directly
in equity, in which case, the current and deferred tax are also
recognised in other comprehensive income or directly in equity
respectively. Where current tax or deferred tax arises from the
initial accounting for a business combination, the tax effect is

included in the accounting for the business combination.

For leasing transactions in which the tax deductions are
attributable to the lease liabilities, the Group applies HKAS 12
“Income Taxes” requirements to right-of-use assets and
lease liabilities separately. Temporary differences on initial
recognition of the relevant right-of-use assets and lease
liabilities are not recognised due to application of the initial
recognition exemption. Temporary differences arising from
subsequent revision to the carrying amounts of right-of-use
assets and lease liabilities, resulting from remeasurement of
lease liabilities and lease modifications, that are not subject
to initial recognition exemption are recognised on the date of

remeasurement or modification.

Deferred tax assets and liabilities are offset when they relate to
income taxes levied by the same tax authority and the entity
intends to settle its current tax assets and liabilities on a net

basis.

Leasing

Definition of 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.

For contracts entered into or modified or arising from business
combinations on or after the date of initial application, the
Group assesses whether a contract is or contains a lease based
on the definition under HKFRS 16 at inception, modification
date or acquisition date, as appropriate. Such contract will not
be reassessed unless the terms and conditions of the contract

are subsequently changed.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #R& B R M &L
For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

3. SUMMARY OF SIGNIFICANT ACCOUNTING 3. FESHHEMHMEw
POLICIES (Cont'd)

(m) Leasing (Cont'd) (m) HE®E

The Group as lessee

Allocation of consideration to components of a contract

For a contract that contains a lease component and one or
more additional lease or non-lease components, the Group
allocates the consideration in the contract to each lease
component on the basis of the relative stand-alone price of
the lease component and the aggregate stand-alone price of

the non-lease components.

Short-term leases and leases of low-value assets

The Group applies the short-term lease recognition exemption
to short-term leases of assets (i.e. those leases that have a
lease term of twelve months or less from the commencement
date and do not contain a purchase option). The Group also
applies the lease of low-value assets recognition exemption
to lease of office equipment that are considered as low value.
Lease payments on short-term leases and leases of low-value
assets are recognised as expenses on a straight-line basis over

the lease term.

Right-of-use assets

The Group recognises right-of-use assets at the
commencement date of the lease (i.e. the date which the
underlying asset is available for use). Right-of-use assets are
measured at cost, less any accumulated depreciation and
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, estimated costs to be incurred by the lessee in
restoring the underlying asset to the condition required by the
terms and conditions of the lease, and lease payments made
at or before the commencement date less any lease incentives
received. Unless the Group is reasonably certain to obtain
ownership of the leased asset at the end of the lease term, the
recognised right-of-use assets are depreciated on a straight-
line basis over the shorter of its estimated useful life and the

lease term. Right-of-use assets are subject to impairment.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #RE& B iR KR M

For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

3. SUMMARY OF SIGNIFICANT ACCOUNTING 3. FESHHEMHMEw
POLICIES (Cont'd)

(m) Leasing (Cont'd) (m) HEE)

The Group as lessee (Cont'd)

Right-of-use assets (Cont'd)

The Group presents right-of-use assets as a separate line item

in the consolidated statement of financial position.

Refundable rental deposits

Refundable rental deposits paid are accounted for under
HKFRS 9 and initially measured at fair value. Adjustments to
fair value at initial recognition are considered as additional

lease payments and included in the cost of right-of-use assets.

Lease liabilities

At the commencement date of a lease, the Group recognises
lease liabilities measured at the present value of lease
payments to be made over the lease term. In calculating
the present value of lease payments, the Group uses the
incremental borrowing rate at the lease commencement
date if the interest rate implicit in the lease is not readily

determinable.

The lease payments include:

. fixed payments (including in-substance fixed lease

payments) less any lease incentives receivable;

. variable lease payments that depend on an index or a
rate, initially measured using the index or rate as at the

commencement date;

. amounts expected to be payable by the Group under

residual value guarantees;

. the exercise price of a purchase option if the Group is

reasonably certain to exercise the option; and

payments of penalties for terminating a lease, if the
lease term reflects the Group exercising an option to

terminate the lease.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS %R & B # #aR M &

For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

3. SUMMARY OF SIGNIFICANT ACCOUNTING 3. FESFHEHE®w

POLICIES (Cont'd)

(m) Leasing (Cont'd)
The Group as lessee (Cont'd)
Lease liabilities (Cont'd)

After the commencement date, the amount of lease liabilities
is increased to reflect the accretion of interest and reduced for

the lease payments made.

The Group remeasures lease liabilities (and makes a
corresponding adjustment to the related right-of-use assets)

whenever:

. change in the lease term or change in the assessment
of exercise of a purchase option to purchase the
underlying asset, in which case the related lease
liability is remeasured by discounting the revised lease
payments using a revised discount rate at the date of

reassessment;

change in lease payments arising from change in an
index or rate or expected payment under a guaranteed
residual value, in which cases the related lease liability is
remeasured by discounting the revised lease payments

using the initial discount rate.

The Group presents lease liabilities as a separate line item in

the consolidated statement of financial position.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VIR

For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

3. SUMMARY OF SIGNIFICANT ACCOUNTING 3. FESHHEMHMEw
POLICIES (Cont'd)

(m) Leasing (Cont'd)

(m)

The Group as lessee (Cont'd)

Lease modifications

For a lease modification that is not accounted for as a separate
lease, the Group remeasures the lease liability based on the
lease term of the modified lease by discounting the revised
lease payments using a revised discount rate at the effective

date of the modification.

The Group as lessor

Rental income from operating leases is recognised in profit
or loss on a straight-line basis over the term of the relevant
lease. Initial direct costs incurred in negotiating and arranging
an operating lease are added to the carrying amount of the
leased asset and recognised as an expense on a straight-line

basis over the lease term.

Foreign currencies

In preparing the financial statements of each individual group
entity, transactions in currencies other than the functional
currency of that entity (foreign currencies) are recorded at the
rates of exchange prevailing at the dates of the transactions. At
the end of the reporting period, monetary items denominated
in foreign currencies are retranslated at the rates prevailing at
that date. Non-monetary items carried at fair value that are
denominated in foreign currencies are retranslated at the rates
prevailing on the date when the fair value was determined.
Non-monetary items that are measured in terms of historical

cost in foreign currencies are not retranslated.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #R& B R M &L
For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

3. SUMMARY OF SIGNIFICANT ACCOUNTING 3. FESHHEMHMEw
POLICIES (Cont'd)

(m)

Foreign currencies (Cont'd)

Exchange differences arising from the settlement of monetary
items, and on the translation of monetary items, are
recognised in profit or loss in the period in which they arise,
except for exchange differences arising from a monetary
item that forms part of the Company’s net investment in a
foreign operation, in which case, the exchange differences
are recognised in other comprehensive income and will be
reclassified from equity to profit or loss on disposal of the
foreign operation. Exchange differences arising from the
retranslation of non-monetary items carried at fair value are
included in profit or loss for the period in which they arise,
except for exchange differences arising from the retranslation
of non-monetary items in respect of which gains and losses
are recognised directly in other comprehensive income, in
which case, the exchange differences are also recognised

directly in other comprehensive income.

For the purposes of presenting the consolidated financial
statements, the assets and liabilities of the Group's foreign
operations are translated into the presentation currency of
the Group (i.e. HK$) using the exchange rate prevailing at the
end of each reporting period. Income and expense items are
translated at the average exchange rates for the period, unless
exchange rates fluctuate significantly during that period, in
which case, the exchange rates at the dates of transactions
are used. Exchange differences arising, if any, are recognised
in other comprehensive income and accumulated in the
translation reserve. Such exchange differences are recognised
in profit or loss in the period in which the foreign operation is

disposed of.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VIR

For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

3. SUMMARY OF SIGNIFICANT ACCOUNTING 3. FESHHEMHMEw
POLICIES (Cont'd)

(m)

(0)

Foreign currencies (Cont'd)

On the disposal of a foreign operation (i.e. a disposal of the
Group's entire interest in a foreign operation, or a disposal
involving loss of control over a subsidiary that includes a
foreign operation, or a disposal involving loss of joint control
over a joint venture that includes a foreign operation, or a
disposal involving loss of significant influence over an associate
that includes a foreign operation), all of the exchange
differences accumulated in the translation reserve in respect of
that operation attributable to the owners of the Company are

reclassified to profit or loss.

In relation to a partial disposal of a subsidiary that does not
result in the Group losing control over the subsidiary, the
proportionate share of accumulated exchange differences is
reattributed to non-controlling interests and is not recognised
in profit or loss. For partial disposals of associates or joint
venture that do not result in the Group losing significant
influence or joint control, the proportionate share of the
accumulated exchange differences is reclassified to profit or

loss.

Borrowing costs

Borrowing costs directly attributable to the acquisition,
construction or production of qualifying assets, which are
assets that necessarily take a substantial period of time to get
ready for their intended use or sale, are added to the cost of
those assets. Capitalisation of such borrowing costs ceases
when the assets are substantially ready for their intended use

or sale.

All other borrowing costs are recognised in profit or loss in the

period in which they are incurred.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #R& B R M &L
For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

3. SUMMARY OF SIGNIFICANT ACCOUNTING
POLICIES (Cont'd)

(p)

(q)

U]

Retirement benefit costs

Payments to defined contribution retirement benefit schemes
are recognised as expenses when employees have rendered

service entitling them to the contributions.

Provisions

Provisions are recognised when the Group has a present
obligation as a result of a past event, it is probable that the
Group will be required to settle the obligation, and a reliable

estimate can be made of the amount of the obligation.

The amount recognised as a provision is the best estimate
of the consideration required to settle the present obligation
at the end of the reporting period, taking into account the
risks and uncertainties surrounding the obligation. Where a
provision is measured using the cash flows estimated to settle
the present obligation, its carrying amount is the present value

of those cash flows.

Related parties

(i) A person, or a close member of that person’s family, is

related to the Group if that person:

(1) has control or joint control of the Group;

(2) has significant influence over the Group; or

(3) is a member of the key management personnel

of the Group or the Group's parent.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B B| R M &
For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

3. SUMMARY OF SIGNIFICANT ACCOUNTING 3. FESHHEMHMEw
POLICIES (Cont'd)

(r) Related parties (Cont'd)

(i) An entity is related to the Group if any of the following

conditions applies:

M

@

3

®

®)

®

)

®

the entity and the Group are members of the
same group (which means that each parent,
subsidiary and fellow subsidiary is related to the

others).

one entity is an associate or a joint venture of the
other entity (or an associate or a joint venture of
a member of a group of which the other entity is

a member).

both entities are joint ventures of the same third

party.

one entity is a joint venture of a third entity and

the other entity is an associate of the third entity.

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.

the entity is controlled or jointly controlled by a

person identified in (i).

a person identified in (i)(1) has significant
influence over the entity or is a member of the
key management personnel of the entity (or of a

parent of the entity).

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 parent of the

Group.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #R& B R M &L
For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

3. SUMMARY OF SIGNIFICANT ACCOUNTING 3. FESHHEMHMEw
POLICIES (Cont'd)

V)

()

®

Related parties (Cont'd)

A related party transaction is a transfer of resources, services or
obligations between the Group and a related party, regardless

of whether a price is charged.

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.

Contingent liabilities

A contingent liability is a possible obligation that arises from
past events and whose existence will only be confirmed by
the occurrence or non-occurrence of one or more uncertain
future events not wholly within the control of the Group. It can
also be a present obligation arising from past events that is not
recognised because it is not probable that outflow of economic
resources will be required or the amount of obligation cannot
be measured reliably. A contingent liability is not recognised
but is disclosed in the notes to the consolidated financial
statements. When a change in the probability of an outflow
occurs so that outflow is probable, it will then be recognised

as a provision.

Operating segments

Operating segments are reported in a manner consistent
with the internal management reporting provided to the
chief operating decision-makers. Segment assets consist
primarily of investment properties, financial assets and other
assets. Segment liabilities comprise financial liabilities and
other liabilities. The Group evaluates performance on the
basis of profit or loss from operations after tax expense and
non-controlling interests but not including the major non-
cash items. The major non-cash items are unrealised fair
value changes on investment properties and other properties
together with their, if applicable, respective deferred tax, and

impairment loss of goodwill (if any).
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B B| R M &
For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

POLICIES (Cont'd)
(u) Dividend distribution

Dividend distribution to the Company’s shareholders is
recognised as a liability in the consolidated statement of
financial position in the period in which the dividends are
approved by the Company's shareholders or directors, where

appropriate.
(v) Government grants

Government grants are not recognised until there is reasonable
assurance that the Group will comply with the conditions

attaching to them and that the grants will be received.

Government grants are recognised in profit or loss on
a systematic basis over the periods in which the Group
recognises as expenses the related costs for which the grants

are intended to compensate.

Government grants related to income that are receivable
as compensation for expenses or losses already incurred or
for the purpose of giving immediate financial support to the
Group with no future related costs are recognised in profit
or loss in the period in which they become receivable. Such

grants are presented under other income.

4. CRITICAL ACCOUNTING JUDGMENTS AND

ESTIMATES

In the application of the Group’s accounting policies, which are
described in Note 3, the management of the Group is required to
make judgments, estimates and assumptions about the carrying
amounts of assets and liabilities that are not readily apparent from
other sources. The estimates and underlying assumptions are based
on historical experience and other factors that are considered to be

relevant. Actual results may differ from these estimates.

The estimates and underlying assumptions are reviewed on an
ongoing basis. Revisions to accounting estimates are recognised in
the period in which the estimate is revised if the revision affects only
that period, or in the period of the revision and future periods if the

revision affects both current and future periods.

3. SUMMARY OF SIGNIFICANT ACCOUNTING 3. FESHHEMHMEw
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #R& B R M &L
For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

4,

CRITICAL ACCOUNTING JUDGMENTS AND 4.

ESTIMATES (contd)
Critical judgments in applying accounting policies

The followings are the critical judgments, apart from those involving
estimations, that the management of the Group has made in the
process of applying the Group’s accounting policies and that have
the most significant effect on the amounts recognised in these

consolidated financial statements.

Fair value of unquoted financial assets measured at FVTOCI

As described in Note 5(c), the management of the Group uses
its judgments in selecting an appropriate valuation technique for
financial instruments not quoted in an active market. Valuation
techniques commonly used by market practitioners are applied.
The Group's unlisted equity securities with carrying amounts of
approximately HK$1,593,220,000 (2019: HK$1,603,891,000) are
valued using a discounted cash flow analysis and with reference
to the fair values of the underlying properties and assets based
on assumptions supported, where possible, by observable market
prices or rates. The estimation of fair value of these unlisted equity
securities also includes some assumptions not supported by

observable market prices or rates.

Allowance for credit losses in respect of trade and other

receivables

The Group determines the allowance for credit losses in respect of
trade and other receivables based on the ECLs. Allowance for credit
losses in respect of trade receivables is assessed on lifetime ECL
while other receivables is assessed on 12m ECL as there had been

no significant increase in credit risk since initial recognition.

The policy for allowance for credit losses in respect of trade and
other receivables of the Group is based on the evaluation of
collectability and aging analysis of accounts and on management's
judgment. A considerable amount of judgment is required in
assessing the ultimate realisation of these receivables, including
the current creditworthiness and the past collection history of each
debtor. If the financial conditions of debtors of the Group were to
deteriorate, resulting in an impairment of their abilities to make

payments, additional allowances may be required.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #RE& B iR KR M

For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

CRITICAL ACCOUNTING JUDGMENTS AND 4.

ESTIMATES (contd)
Critical judgments in applying accounting policies (Cont'd)
Fair value of investment properties

The Group's investment properties are stated at fair value based on
the valuations performed by independent professional valuers. In
determining the fair value, the valuers have based on methods of
valuation which involve certain estimates. In relying on the valuation
reports, the management of the Group has exercised its judgments
and is satisfied that the methods of valuation are reflective of the
current market conditions, as detailed in Note 19. Should there be
any changes in assumptions due to change in market conditions, the

fair value of the investment properties will change in future.
Key sources of estimation uncertainty

The followings are the key assumptions concerning the future,
and other key sources of estimation uncertainty 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 year.
Deferred tax assets

As at 31 December 2020, a deferred tax asset of approximately
HK$19,107,000 (2019: HK$4,108,000) in relation to unused tax
losses has been recognised in the consolidated statement of financial
position. The realisability 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 the consolidated
statement of comprehensive income for the period in which such a

reversal takes place.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS %R & B # #aR M &

For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

4,

CRITICAL ACCOUNTING JUDGMENTS AND 4.

ESTIMATES (contd)

Key sources of estimation uncertainty (Cont'd)
Write-down of stock of properties

In accordance with the accounting policies as stated in Note 3, the
Group performs regular reviews on the estimated net realisable
values of the stock of properties in order to assess if, when the
estimated net realisable values declining below the corresponding
carrying amounts, any write-down of stock of properties is required.
The management of the Group has taken into account of the
prevailing market conditions, valuations or estimated unit selling
price from independent property valuers and internally available
information and exercised considerable judgments in making these
estimates.

Impairment loss in respect of investments accounted for
using the equity method

The management of the Group determines whether investments
accounted for using the equity method have suffered any
impairment whenever events or changes in circumstances indicate
that the carrying amounts may not be recoverable, according to their
recoverable amounts determined by the CGUs based on value-
in-use calculations. The determination of impairment indication
requires significant judgments, and the calculations require the use
of estimates which are subject to change of economic environment
in future.

FINANCIAL INSTRUMENTS

(@) Categories of financial instruments
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(a) =RMIEBER

2020 2019
HK$'000 HK$'000
FERT FAT
Financial assets SRIEE
Financial assets measured at fair value BBBEARBRATETE
through profit or loss ZEMEE 3,550,536 9,038,353
Financial assets measured at fair value 378 38 L 2 T Ml s DA S AR
through other comprehensive income ARTEFECZCREE 14,407,220 20,182,543
Amortised cost BIERAR 2,324,483 1,448,550
Financial liabilities cRAaE
Amortised cost BB 8,562,855 14,453,581
Derivative financial instrument PTEERT A 111 6,060
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VIR

For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

5. FINANCIAL INSTRUMENTS (contd)

(b)

Financial risk management objectives and policies

The Group's major financial instruments include equity
investments, bonds, investments held-for-trading, structured
products, club and corporate debentures, derivative financial
instrument, advances to/from associates/joint venture/
investee companies/non-controlling shareholders, debtors,
deposits and other receivables, securities trading receivables
and deposits, pledged deposits, time deposits, bank balances
and cash, borrowings, creditors and accruals, securities
trading and margin payable, lease liabilities and deposits
received. Details of these financial instruments are disclosed
in respective notes. The risks associated with these financial
instruments and the policies on how to mitigate these risks are
set out below. The management of the Group manages and
monitors these exposures to ensure appropriate measures are

implemented on a timely and effective manner.

There has been no change to the Group's risk exposure
relating to financial instruments or the manner in which it

manages and measures the risks.

Market risk

(i) Foreign currency risk

The Group is mainly exposed to foreign exchange
risk arising from future commercial transactions, and
from recognised assets and liabilities. The functional
currency of the Company and its major subsidiaries in
Hong Kong is HK$ in which most of the transactions
are denominated. The functional currencies of those
subsidiaries operating in the United Kingdom and the
PRC are Pound Sterling (“GBP") and Renminbi ("RMB")
respectively in which most of their transactions are
denominated. The Group is mainly exposed to foreign
exchange risk in respect of exchange fluctuations
of HK$ against GBP and RMB. The conversion of
RMB into other currencies is subject to the rules and
regulations of foreign exchange control promulgated by
the government of the PRC. The Group currently does
not have foreign currency hedging policy in respect of
foreign currency assets and liabilities. The Group will
monitor its foreign currency exposure closely and will
consider hedging significant foreign currency exposure

should the need arise.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS %R & B # #aR M &

For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

5. FINANCIAL INSTRUMENTS (contd) 5.

(b) Financial risk management objectives and policies
(Cont'd)

Market risk (Cont'd)
(i) Foreign currency risk (Cont'd)

The Group's exposure to foreign currency risk at the end

of the reporting period is as follows:

Assets EE

United States dollar ("US$") E(Ex)
GBP %

RMB AR

Euro (“EUR") BT ([BRoTl)
Liabilities =N

uss =

GBP HeE

RMB AR

EUR BT

Sensitivity analysis

The following table details the Group's sensitivity to a
5% increase and decrease in HK$ against the relevant
foreign currencies. As HK$ is pegged to US$, it is
assumed that there would be no material currency risk
exposure between US$ and HK$ and therefore US$ is

excluded from the sensitivity analysis below.

5% is the sensitivity rate used when reporting foreign
currency risk internally to key management personnel
and represents management's assessment of the

reasonably possible change in foreign exchange rates.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VIR

For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

5. FINANCIAL INSTRUMENTS (contd)

(b)

Financial risk management objectives and policies
(Cont'd)

Market risk (Cont'd)

®

Foreign currency risk (Cont'd)
Sensitivity analysis (Cont'd)

The sensitivity analysis includes outstanding foreign
currency denominated monetary items, and adjusts their
translations at the end of the reporting period for a 5%
change in foreign currency rates. The sensitivity analysis
includes external loans as well as loans to/from foreign
operations within the Group where the denomination
of the loan is in a currency other than the functional
currency of the lender or the borrower; but excluding
exposure resulting from the translation of the financial
statements of foreign operations into the Group's
presentation currency.

A positive number below indicates an increase in profit
where the relevant currencies strengthen 5% against
HK$. For a 5% weakening of the relevant currencies
against HK$, there would be an equal and opposite
impact on the profit.

Impact of 2
GBP e
RMB AR
EUR BT

There would be no material impact on the Group's
other components of equity for the years ended
31 December 2020 and 2019.

The net effect of the Group’s sensitivity to foreign
currency risk was attributable to the Group’s monetary
assets and liabilities with exposure to foreign currency
risk at the end of the reporting period.

5.
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= o

Profit (loss)

A (& 18)
2020 2019
HK$'000 HK$'000
FTET TAT
70,624 66,012
9,882 9,229
(1,446) 23
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #R& B R M &L
For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

5. FINANCIAL INSTRUMENTS (contd) 5. T B
(b) Financial risk management objectives and policies (b) SREREEEERBEGE)
(Cont'd)
Market risk (Cont'd) mEE (&)
(i) Cash flow interest rate risk (i) BewENEER

The Group has variable-rate interest-bearing assets
and liabilities including time deposits, bank balances,
sales proceeds held by a third party and borrowings
(2019: also included advance to an associate) and is
therefore exposed to cash flow interest rate risk. Details
of these financial instruments are disclosed in respective
notes. The Group currently does not have interest
rate hedging policy. However, the management of the
Group monitors interest rate exposure and will consider
hedging significant interest rate exposure should the

need arise.

The Group's cash flow interest rate risk is mainly
concentrated on the fluctuation of Hong Kong Interbank
Offered Rate ("HIBOR"), London Interbank Offered Rate
("LIBOR") or costs of funds of financial institutions or a

bank (2019: also included prime rate).

Sensitivity analysis

The following demonstrates the sensitivity to a
reasonable possible change in interest rates with all
other variables held constant, of the Group's profit
before tax (through the impact of floating rates in
advance to an associate, time deposits, bank balances,

sales proceeds held by a third party and borrowings).

If the floating rates had been 50 basis points higher/
lower, with all other variables held constant, the Group's
profit before tax for the year ended 31 December
2020 would decrease/increase by approximately
HK$30,242,000 (2019: HK$64,144,000). This was
mainly attributable to the Group's exposure to interest

rates on its variable-rate borrowings.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VIR

For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

5. FINANCIAL INSTRUMENTS (contd)

(b)

Financial risk management objectives and policies
(Cont'd)

Market risk (Cont'd)

(i)

(i)

Cash flow interest rate risk (Cont'd)
Sensitivity analysis (Cont'd)

There would be no material impact on the Group's
other components of equity for the years ended
31 December 2020 and 2019.

The Group's sensitivity to interest rates has decreased
during the current year mainly due to the decrease in

net debt carries at variable-rate.
Price risk

The Group's investments classified as financial assets
measured at FVTPL, financial assets measured at FVTOCI
and derivative financial instrument presented as current
liability which are measured at fair value at the end of
each reporting period and expose the Group to price
risk. At the end of the reporting period, the Group held
investments in certain high yield and fixed-rate bonds.
High yield bonds are bonds that are typically rated
below investment grade or are unrated and therefore
are generally more vulnerable to economic cycles as
they typically fall more in value than investment grade
bonds given higher default risk and higher investors
risk adversity. For bonds with fixed-rate coupons, they
are more susceptible to fluctuations in interest rates. As
interest rates move upward, the value of the bonds wiill
generally fall. Furthermore, the longer the tenor of the
bonds, the more sensitive they will be to interest rate

changes.

The management of the Group manages this exposure
by maintaining a portfolio of investments with different
risk profiles. In addition, the Group has appointed a
special team to monitor the price risk and will consider

hedging the risk exposure should the need arise.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS %R & B # #aR M &

For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

5. FINANCIAL INSTRUMENTS (contd)

(b) Financial risk management objectives and policies
(Cont'd)

Market risk (Cont'd)
(iii)  Price risk (Cont'd)
Sensitivity analysis

The sensitivity analysis below has been determined
based on the exposure to price risk at the end of the

reporting period.

If prices had been 5% higher/lower, the Group's profit
before tax for the year ended 31 December 2020 would
increase/decrease by approximately HK$177,532,000
(2019: HK$452,221,000). This was due to the changes
in fair value of financial assets measured at FVTPL and

derivative financial instrument.

If prices had been 5% higher/lower, the Group's other
components of equity for the year ended 31 December
2020 would increase/decrease by approximately
HK$720,361,000 (2019: HK$1,009,127,000) as a
result of the changes in fair value of financial assets
measured at FVTOCL.

Credit risk

The Group's maximum exposure to credit risk in the event of
the counterparties’ failure to perform their obligations as at
31 December 2020 in relation to each class of recognised
financial assets is the carrying amounts of those assets as
stated in the consolidated statement of financial position. The
Group's time deposits and bank balances are deposited with
banks of high credit quality in Hong Kong, Mainland China and

overseas.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VIR

For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

5. FINANCIAL INSTRUMENTS (contd)

(b)

Financial risk management objectives and policies
(Cont'd)

Credit risk (Cont'd)

The Group made transactions with counterparties with
acceptable credit quality in conformance to the Group's
treasury policies to minimise credit exposure. Acceptable
credit ratings from reputable credit rating agencies and scrutiny
of financials for non-rated counterparties are two important
criteria in the selection of counterparties. The credit quality of
counterparties will be closely monitored over the life of the
transaction. The Group reviews its financial counterparties
periodically in order to reduce credit risk concentrations relative

to the underlying size and credit strength of each counterparty.

In an attempt to forestall adverse market movement, the
Group also monitors potential exposures to each financial
institution counterparty. In addition, the Group reviews the
recoverable amount of each individual debt at the end of the
reporting period to ensure that adequate allowance for credit
losses are made for irrecoverable amounts. In this regard, the
Directors consider that the Group's credit risk is significantly

reduced.

The Group applies the simplified approach to provide for ECLs
prescribed by HKFRS 9, which permits the use of the lifetime
ECL provision for trade receivables. To measure the ECLs,
trade receivables have been grouped based on shared credit
risk characteristics. The Group has performed historical analysis
and identified the key economic variables impacting credit
risk and ECL, and also considers the available reasonable and

supportive forwarding-looking information.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

5. FINANCIAL INSTRUMENTS (contd)

(b)

Financial risk management objectives and policies
(Cont'd)

Credit risk (Cont'd)

As at 31 December 2020, trade receivables that are
individually significant have been separately assessed for
impairment, after taking into consideration, the background
and reputation of the customers, historical settlement records
and past experiences at the end of each reporting period. The
Group makes periodic assessments on the recoverability of the
trade receivables by using a provision matrix to measure ECL.
The provision rates are based on days past due for groupings
of various customer segments with similar financial strength
and any disputes with the debtors. The calculation reflects
reasonable and supportable information that is available at
the reporting date about past events, current conditions and
forecasts of future economic conditions. For the year ended
31 December 2020, the Directors were in the opinion that,
an allowance for credit losses in respect of trade receivables
of approximately HK$2,852,000 (2019: nil) was recognised in
the consolidated statement of comprehensive income. Details

are set out in Note 32.

For all other receivables, the Group measures the loss
allowance equal to 12m ECL and assessed individually, unless
when there has been a significant increase in credit risk since
initial recognition, the Group recognises lifetime ECL. The
assessment of whether lifetime ECL should be recognised
is based on significant increases in the likelihood or risk of a

default occurring since initial recognition.

The credit quality of the advances to related parties has been
assessed with reference to historical information about the
default rates and financial position of the counterparties. These
balances were assessed individually based on 12m ECL. The
Directors are of the opinion that the credit risk of the advances
to related parties is low due to the current creditworthiness
of the debtors and sound collection history of the receivables
due from them. For the year ended 31 December 2020,
allowance for credit losses of approximately HK$56,000 (2019:
HK$982,000) was recognised in the consolidated statement

of comprehensive income.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VIR

For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

5. FINANCIAL INSTRUMENTS (contd)

(b)

Financial risk management objectives and policies
(Cont'd)

Credit risk (Cont'd)

Investments in bonds are limited to financial institutions or
investment counterparties with high quality. When making
decisions on investments in bonds, the management of
the Group has also made reference to the credit ratings
of the issuers and guarantors (if any) which, however,
are not an assurance as to the issuers’ and/or guarantors’
creditworthiness or the risks, returns or suitability of the bonds.
Risks in particular specific to certain types of bonds held by
the Group are: (i) high yield bonds — they in general carry
high credit risk as they are often subject to higher risk of issuer
default as they are typically rated below investment grade or
are unrated; (ii) perpetual bonds — their coupon payments
may be deferred or suspended subject to the terms and
conditions of the bonds and they are often callable after a
call protection period (related risk is detailed in the liquidity
risk below); and (iii) contingent convertible bonds — issued
by financial institutions that are deeply subordinated in the
capital structure, typically Tier 1 or Tier 2 securities. The key
characteristic of contingent convertible bonds is that the
issuer can either write off the principal amount or convert it
to shares without causing a default on the bond. There could
be a specific hard capital ratio trigger or declaration of non-
viability event by the regulator for the write off or conversion
to equity to happen. The Group may be exposed to a higher
issuer credit risk and may experience substantial losses or
lose the entire value of investment as a result of a trigger
event. Other than the above, there may be additional risks
associated with trading of bonds over-the-counter (“OTC")
because OTC transactions are generally subject to limited
regulation and therefore less transparent in transaction details
such as volume, price formation, etc. There may also be
additional risks for investments located in an emerging market
which may involve certain risks associated with political and
economic uncertainty. In view of the specific risks above, the
Group has appointed the special team as disclosed in Note

5(b)(iii) above to closely monitor the risks.

The credit risk for pledged deposits, time deposits, bank
balances and deposits with clearing house are insignificant
because the counterparties are banks and clearing house with

high credit ratings.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

5. FINANCIAL INSTRUMENTS (contd)

(b)

Financial risk management objectives and policies
(Cont'd)

Credit risk (Cont'd)

The Group's concentration of credit risk by geographical
location is mainly in Hong Kong, Europe and Mainland
China. As at 31 December 2020, the Group was subject
to investment concentration risk as there were (i) bonds
investment with three (2019: four) same issuer groups with
their respective amount of approximately HK$600,206,000,
HK$778,547,000 and HK$793,759,000 (2019:
HK$1,032,341,000, HK$1,067,082,000, HK$1,435,959,000
and HK$1,607,451,000) presented as financial assets
measured at FVTPL; and (i) equity security of a listed company
of HK$12,814,000,000 (2019: HK$18,576,000,000)
presented as financial assets measured at FVTOCI, which
represented a major portion of the Group's investment
portfolio as determined by the management of the Group.
Investment concentration risk may materialise when the
market in which those bonds are traded is constricted (related
risk is detailed in liquidity risk below), or when the fair value
of those bonds/that listed equity security are declined (related
risk is detailed in price risk above). The Group also monitors
regularly to avoid over-concentration (such as investment
products and underlying foreign exchange, etc.) of the

investment portfolio.

Liquidity risk

The Group's certain bonds and listed equity securities were
pledged to the financial institutions to secure margin and
securities facilities granted to the Group in respect of securities
transactions. Under adverse market conditions, the Group
may be called by the financial institutions upon at short notice
to make deposits to repay the margin loans. If the required
deposits are not made within the prescribed time, the Group's
securities may be liquidated by the financial institutions

without the Group's consent.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VIR

For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

5. FINANCIAL INSTRUMENTS (contd)

(b)

Financial risk management objectives and policies
(Cont'd)

Liquidity risk (Cont'd)

Certain bonds held by the Group carried fixed-rate coupon are
accompanied with call rights, the issuers may call and redeem
the bonds early if interest rates fall. The Group may face
reinvestment risk when issuers exercised its right to redeem
the bond before it matures. Besides, some bonds may not
have an active secondary market. In case of the market in
which the bonds are traded is illiquid, the Group may run the
risk of either having to retain the investment until the end of

the term or selling it before maturity at an unfavourable price.

The Group manages liquidity risk by maintaining adequate
bank deposits and cash, monitoring forecast and actual cash
flows and matching the maturity profiles of financial assets and

financial liabilities.

The liquidity risk is under continuous monitoring by the
management of the Group. Reports with maturity dates
of bank borrowings and thus the liquidity requirement
are provided to the management of the Group for review
periodically. The management of the Group will contact the

bankers for renewals of bank borrowings whenever necessary.

The following tables detail the Group’s remaining contractual
maturity for its non-derivative financial liabilities based on the
agreed repayment terms. The tables have been drawn up
based on the undiscounted cash flows of financial liabilities
based on the earliest date on which the Group can be
required to pay. The tables include both interest and principal

cash flows.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #R& B R M &L
For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

5. FINANCIAL INSTRUMENTS (contd) 5. EM T Rw
(b) Financial risk management objectives and policies (b) LREMREEEERBEGE)
(Cont'd)

Liquidity risk (Cont'd) HEBELERE(E)

At 31 December 2020
W-2-%F+-A=1-A

Weighted

average  On demand Total Total
effective orwithin  Within2to undiscounted carrying
interest rate 1 year 5years  cash flows amount
ik 37 RERD KBRS REE
BBRA= -FR  WEELE hELR B
HK$'000 HK$'000 HK$'000 HK$'000
TR TR TR TR

Non-derivative financial liabilities FTESRER
Borrowings f&& 131% 5389221 1986676 7375897 7,263,832
Lease liabilties HEAE 2.12% 69,122 58,415 121,537 125,190
Creditors and accruals FEf RROR BB AR - 158,469 - 158,469 158,469
Securities trading and margin payable fEf *’%*%ﬁ&ﬁ&f Eokia - 38,883 - 38,883 38,883
Amounts due to associates REBERARN - - 260,344 260,344 260,344
Amounts due to investee companies r8 Tﬁi‘&ﬁ - - 581,898 581,898 581,898
Amounts due to non- controlling shareholders X & 3EHE Hxﬁx% - - 275 275 275
Total &g 5,655,695 2,887,608 8,543,303 8,428,891

At 31 December 2019
RIZ-AE+-A=1—-H
Weighted

average  Ondemand Total Total
effective or within Within 2to  undiscounted carying
interest rate 1 year 5 years cash flows amount
METH RESH TR REE
3k —£f  WEELE nERR am
HK$'000 HK$'000 HK$'000 HK$'000
FHEL FHEL FHEL FHEL

Non-derivative financial liabilities FTELREE
Borrowings - 3.26% 9,657,992 4,340,769 13,998,761 13,442,259
Lease liabilties HEaE 247% 50,571 85,825 136,596 132,054
Creditors and accruals BB R BR TR = 151,010 = 151,010 151,010
Securities trading and margin payable ERESRR %EEIEM%.@% - 11,246 - 11,246 11,246
Amounts due to associates REBERTR - - 212419 212419 212419
Amounts due to investee companies REETE 5 - - 368,563 368,563 368,563
Amounts due to non-controlling shareholders R & FEE Hxﬁx?m\ - - 333 333 333
Total fam 9870819 5,007,909 14,878,728 14317884
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VIR

For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

5. FINANCIAL INSTRUMENTS (contd)

(b)

Financial risk management objectives and policies
(Cont'd)

Liquidity risk (Cont'd)

In addition to the items as set out in the above liquidity risk
tables, the maximum amount the Group could be required to
settle under (i) financial guarantee provided by the Group in
respect of a banking facility utilised by an investee company
and (ii) indemnity given to a third party in relation to an
investee company is approximately HK$613,830,000 (2019:
(i) financial guarantees provided by the Group in respect of
banking facilities utilised by a joint venture and an investee
company and (i) indemnity given to a third party in relation
to an investee company of HK$703,830,000) in aggregate,
if such amount is claimed by the counterparties to the
guarantee(s) or indemnity at any time within the guaranteed
or indemnity period. Details of the guarantee(s) and indemnity

are set out in Note 45.

Secured bank borrowings with repayment on demand clause
are included in the “On demand or within 1 year” time band
of maturity analysis in the above liquidity risk tables. At the end
of the reporting period, the total undiscounted cash flow of
the borrowings amounted to approximately HK$798,980,000
(2019: HK$627,090,000). Taking into account the Group's
financial position, the Directors do not believe that it is
probable that the financial institutions will exercise their
discretionary rights to demand immediate repayment. The
Directors believe that such borrowings will be repaid in
accordance with the scheduled repayment dates as set out in
the loan agreements, details of which are set out in the tables

below (include both interest and principal cash flows).

5.

€I AEw
b) LREAREERERKEE)

B ELmE(E

BRIUUERBDESRAKRIIZZEER © &
SEAEOE—BBEIREQTNDHAZ
BT EEEMR —HRITREZHH
ERUARGNE-—HBEIKREAREHR
ME=ZARTZHAERE  RERK
WEREAREBERERZ S ERREZ
ERIBERBZERSEAHRNA
613,830,000/ 7L (ZZ—N4E : ()sh—
MEERARR—HEIKRERTTRZ
RITEEEMARITIREZ ZHEIHE
BARHE—HESREAREER
F=FRTFZRERBEZER2EAL
703,830,000/ 7T) ° R L BERE
B EFIAMIFESS -

MR EREREGRR B ERRITEE
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS %R & B # #aR M &

For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

5. FINANCIAL INSTRUMENTS (contd)

(b) Financial risk management objectives and policies
(Cont'd)

Liquidity risk (Cont'd)

Maturity analysis — secured bank borrowings with repayment

on demand clause based on scheduled repayments

Non-derivative financial liability FTESREE
Borrowings 5
Non-derivative financial liability FTESRERE
Borrowing &
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5. @M I Hw

(b)

CRAREEERERBEGE)

B ELmE(E

BRI WT-HI e B K (ER IR A Z B

HIRTTIE B A AT EN

At 31 December 2020
R=2=2F+t=-A=t-H

Total Total

Within Within 2  undiscounted carrying

1 year to5years  cash flows amount

AURRE REE

—£R  WEERF REBHE L]

HK$'000 HK$'000 HK$'000 HK$'000

TR THET TR THET

11,757 781,223 798,980 775,169

At 31 December 2019

RZE-NF+ZA=+—-H

Total Total

Within Within 2 undiscounted carrying

1 year to 5 years cash flows amount

ARRR S REE

—£8  WEELE MERE Fik

HK$'000 HK$'000 HK$'000 HK$'000

TET THER TET TET

13,600 613,490 627,090 592,476




NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B B| R M &
For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

FINANCIAL INSTRUMENTS (contd) 5. €T A
(b) Financial risk management objectives and policies (b) SREREEEZERBXGE)
(Cont'd)
Liquidity risk (Cont'd) REBELEEE
The following tables detail the Group's remaining contractual TERFINAEBITESHRIARTALY
maturity for its derivative financial instruments. The tables have FEZIER c TRIODERMTETIAZTER
been drawn up based on the undiscounted gross cash inflows Waaga 2 RARB @ MA KR L 2R
and outflows on the derivatives that require gross settlements. B UBTAINEBFEZRERE -
For cash flows denominated in currency other than HK$, the RRERARERZEXEZReREE
prevailing foreign exchange rate at the end of the reporting BRBTT
period is used to convert the cash flows into HK$.
At 31 December 2020
R=ZB=TF+=HA=+—8H
Total Total
Within  undiscounted carrying
1 year cash flows amount
RUEREE BRTEE
—FR MEAHE k]
HK$'000 HK$'000 HK$'000
FHERT FHET TERT
Derivative gross settlement T THEZRXUAEE
Cross currency swap BHEiE (111)
Inflow mA 1,241,598 1,241,598
Outflow i (1,241,604) (1,241,604)
At 31 December 2019
—NE+ZA=+—H
Total Total
Within undiscounted carrying
1 year cash flows amount
RERRE IRmEE
—FR mE AR Pk
HK$'000 HK$'000 HK$'000
FHET FA&T FHET
Derivative gross settlement T4 T R X WKAEE
Cross currency swap BHEi= (6,060)
Inflow Mtk 1,239,917 1,239,917
Outflow yio (1,247,970) (1,247,970)
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

5. FINANCIAL INSTRUMENTS (contd)

()

Fair value measurements

Financial instruments measured at fair value

The following table analysed the financial instruments which

are measured at fair value at the end of the reporting period

into the three-level hierarchy.

Fair value
NTE
2020 2019
HK$'000 HK$'000
TARL TAR
Financial assets
SHEE
Listed equity securities presented as 12,814,000 18,578,652
financial assets measured at FVTOCI
2IARAEMEAREI R A TE
B ERERE Y FTRAES
Bonds presented as financial assets 3,086,588 8,975,533
measured at FVTPL
%5‘JE%%@T§£§M&WR¥@H§Z
PRHEELER
Unlisted bond presented as financial assets 201,061 -
measured at FVTPL
2 RBRERNRRATEHEL
SREE I LTES
Listed investments held- fortrading presented 152,687 =
as financial assets measured at FVTPL
RIABRERNRBATENEL
SREEZHEEE LTRE
Structured products presented as 52,426 -

financial assets measured at FVTPL
2IBRERENRB AT ENEL
SREEEENER

RE MR

5. @M I Hw

() 2AFEFE

URFPETEZEMTA

Fair value Valuation techniques
hierarchy and key inputs

17
488

Level 1
R

Level 1
-0

Level 3
E=H

Level 1
-1

Level 3
2=l
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ERIRIEHE

Quoted prices in active markets

AR H(E

Quoted prices in active markets

RRMS B

Discounted cash flow methodology

ERRLREA

Quoted prices in active markets

AW H(E

Equity linked notes using Monte Carlo
simulation model

REABRERT D RERRE

Secured loan repackaged note using
discounted cash flow methodology

FERSRENRERERYR
RERER

TEZ=

TRARBERRURATEHAEZSH
B BN DHT o

Significant unobservable inputs

EXKTBEEE

N/A
TER

N/A
TER

Discounted rate of 12.44% and
estimated cash inflow from the bond (note (i)
BRERNDMERES
EHRETA Q)

N/A
TER

Equity growth rate (weekly) ranging
from -0.005% to 0.001%, volatility (weekly)
ranging from 4.897% to 8.256% and
discount rate ranging from 0.05% to 0.06%
(note (ii))

RERRE(EE)NT-0005EZ0001E -
RIE(EE)NF4897EZ82568
BBEAN 005 2006 (7 (i)

Discounted rate of 11.53% and
estimated cash inflow from
the underlying loan (note (i)

BEERANSIERIEEER
RS MA ()



NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

FINANCIAL INSTRUMENTS (contd)

(c) Fair value measurements (Cont'd)

Financial instruments measured at fair value (Cont'd)

Fair value
AYE
2020 2019
HK$'000 HK$'000
THR TR
Financial assets (Cont'd)
SREER)
Club and corporate debentures presented as 57,774 62,820
financial assets measured at FVTPL
iﬁ‘JZ%ZEiETE?éL\A&H%’RiﬁEEZ
SHEESERARES
Unlisted equity securities presented as 1,593,220 1,603,891
financial assets measured at FVTOC]
2IARAAN 2 ENEN R ATE
STECERER E LTRAZS
17,951,756 29,220,896
Financial liability
tRER
Derivative financial instrument m 6,060
— Cross currency swap
fTESBIA
- B8

5. @M I Hw

() 2AFEFEGE)

Fair value Valuation techniques
hierarchy and key inputs
AVHE

ARE HERWRIEHE

Level 2
EZ/

Market comparison

miE L REE

Discounted cash flow: forecast
distribution, discount rate and
contract terms (i any)

HRRSRE  BHZHK
BRERANER(0E)

Level 3
E=H

Reference to the fair value of the

underlying property
SERBNEILTE

Net asset value (note (iif))

BEFE ()

Level 2
B2

Discounted cash flow methodology
based on spot and forward
exchange rates and yield curves of
the currency

BERSREE RALEZAH
RERER N RMEEM R

—E-BEER

URFEFEZLHBTAGE)

Significant unobservable inputs

EXKTRERE
N/A
NER

Forecast distribution taking into account
management's experience and
the estimated terminal value (note (i)
BHZARDEREEBER R
BREEMEE)

Discount rates ranging from

12.37% to 20.23%

(2019: 11.83% to 18.87%) (note (i))
BRENT1237EE2023E

(ZZ-NF : 183EZ1887E) ()

Fair value of the underlying property
based on valuation model (note (i))

EREERAETRANEL
DA

N/A
TER

N/A
TER

EABEEE

RE VIR

209



NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

5. FINANCIAL INSTRUMENTS (contd)

O]

Fair value measurements (Cont'd)

Financial instruments measured at fair value (Cont'd)

Notes:

(i)  The higher the estimated cash flow from the underlying
bond/loan, forecast distribution, estimated terminal value
and fair value of the underlying property, the higher the fair
value. The higher the discount rate, the lower the fair value.

(i)  The higher the equity growth rate, the higher the fair value.
The higher the equity volatility and discount rate, the lower
the fair value.

(i) The Group has determined that the net asset value
represents the fair value at the end of the reporting period.

The Group's policy is to recognise transfers into and out of fair
value hierarchy levels as at the date of the events or changes

in circumstances that caused the transfer.

There were no transfers amongst Level 1, Level 2 and
Level 3 in the fair value hierarchy during the years ended
31 December 2020 and 2019 and no change in valuation

techniques used in prior years.

The fair value of financial instruments traded in active markets
is based on quoted market prices at the end of each reporting
period. A market is regarded as active if quoted prices are
readily and regularly available from an exchange, dealer,
broker, industry group, pricing service, or regulatory agency,
and those prices represent actual and regularly occurring
market transactions on an arm'’s length basis. The quoted
market price used for financial assets held by the Group is the

current bid price. These instruments are included in Level 1.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VIR

For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

5. FINANCIAL INSTRUMENTS (contd)

()

Fair value measurements (Cont'd)

Financial instruments measured at fair value (Cont'd)

The movement during the years in the balances of Level 3 fair

value measurement is as follows:

At 1 January 2019 RZZE-NFE—A—H
Net unrealised gain arising from RNTEEBmMEEZ
change in fair value REB W T
At 31 December 2019 RZZE-NEF+A
=+—Aa
Purchases during the year REREA
Disposals during the year RERLE

RENBEIBERFE

Net return of capital contribution

during the year
Net gain (loss) arising from N EZ B EE 2 W
change in fair value (B#H) %8
At 31 December 2020 R-BE-E%+ZA
=+-8

Notes:

(i)  The gain (loss) included in profit or loss for the year related
to unlisted bond and structured products held at the end
of the reporting period are reported as investment income
(expenses).

(i)  The gain (loss) included in other comprehensive income for
the relevant years related to unlisted equity securities held
at the end of the reporting periods are reported as changes
of financial assets measured at FVTOCI reserve.

5. SMIHw

(0 AFEHE®

URFPEGTEZEMTAE)

E=RATENBEBRACE 22D

o -

Unlisted bond
presented as
financial assets
measured at

Unlisted
Structured equity
products securities

presented as
financial assets
measured at

presented as
financial assets
measured at

FVTPL FVTPL FvTOCI
2 AREE
2IREB 2iREE Hitt 2 m s
BRURBR BiRURMR URRAFE
AVEFEZ AVEFEZ HEZEMEE
tREEZ CREEZ Z¥EWm
FLHES HFBREER A E S
HK$'000 HK$'000 HK$'000
FAT FET FHT
(note (i) (note (i) (note (i)
(PEQ)) (BEEG)) GEIO)
= = 1,200,307
S S 403,584
- - 1,603,891
195,672 137,438 -
- (83,148) S
- - (9,312)
5,389 (1,864) (1,359)
201,061 52,426 1,593,220
BT
() HMRBEMRFAZFELTERK
HEUEERABGFAFEZKRE
(E51E) 5 ABRF 2 RE KA (F
%) °
(i) HMRBEERFAZIFLETRAFE

2t A BB EL 2 A 2 I
% (F518) 31/ ¥R B £ 12 TS A
RBATEH B2 @ MAE Y bl
288 -

SBRCREEH  EAEEENE
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #R& B R M &L
For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

5. FINANCIAL INSTRUMENTS (contd) 5. R TR

(c) Fair value measurements (Cont'd)

Financial instruments not measured at fair value

The Directors consider that the carrying amounts of the
Group's financial instruments that are not measured at fair

value approximate to their fair values.

CAPITAL RISK MANAGEMENT

The Group's primary objectives when managing capital are to
safeguard the abilities of the entities in the Group to continue
as a going concern, so that it can continue to provide returns for
shareholders of the Company and benefits for other stakeholders, by
pricing products and services commensurately with the level of risk

and by securing access to finance at a reasonable cost.

The Directors actively and regularly review and manage the Group's
capital structure to maximise the returns to shareholders of the
Company through the optimisation of the debt afforded by a sound
capital position, and make adjustments to the capital structure in
light of changes in economic conditions. The Group's overall strategy

remains unchanged from 2019.

As at 31 December 2020, the capital structure of the Group mainly
consists of debts, which include borrowings from banks and other
financial institutions, lease liabilities, pledged deposits, time deposits,
bank balances and cash, and total equity, comprising issued share
capital, reserves, retained profits and non-controlling interests. The
Directors consider the cost of capital and the risks associated with
each class of capital to monitor its capital structure on the basis of
a gearing ratio. The Group has a target gearing ratio not higher than
5009, determined as the proportion of net debt to equity. This ratio is
expressed by as a percentage of net borrowings over the total equity.
Net borrowings are calculated as total borrowings and lease liabilities
(as shown in the consolidated statement of financial position) less

cash and bank balances and pledged deposits.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #RE& B iR KR M

For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

CAPITAL RISK MANAGEMENT (contd) 6. EXEREE®

The gearing ratios were as follows: EREEELENT :
2020 2019
HK$'000 HK$'000
FERT FAT
Borrowings — current (note (7)) BE - REME () 5,312,436 9,240,299
Borrowings — non-current (note (i)) B8 - 3EREME (HEE(3)) 1,951,396 4,201,960
Lease liabilities — current (note (ii)) HEEE - REME ) 67,300 47,929
Lease liabilities — non-current (note (ii)) MEBRE - EREIEE (M EE() 57,890 84,125
Total debt [EesTEE: 7,389,022 13,574,313
Less: Cash and bank balances and A B RIBITERAR
pledged deposits (note (iii)) HARTF 2B EE i) (1,915,048) (839,542)
Net debt BERERE
(total debt less cash and (EReEREe &
bank balances and pledged deposits) RITAEER A R IHIF R 5,473,974 12,734,771
Securities investments and treasury products BERRERMEER
(note (iv)) (HH5E(v)) 16,306,762 27,554,185
Less: Net debt R BIFE (5,473,974) (12,734,771)
Net cash REFE
(Securities investments and (BHFEER
treasury products less net debt) W& EmREEER) 10,832,788 14,819,414
Total equity (note (v)) AR (V) 28,780,250 33,590,361
Net debt to equity ratio B FRR AR AR s b X
(excluding securities investments and (TMBREBRARRER
treasury products) MEER) 19.0% 37.9%
Net debt to equity ratio ERF R B AR AR R L K Net cash Net cash
(including securities investments and (BREBHFERER position position
treasury products) MEEM) REFEMRR REFRAN
—EoTEFE  gAE¥%EE 213




NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

6.

CAPITAL RISK MANAGEMENT (contd)

Notes:
(i)  Borrowings are detailed in Note 36.
(i) Lease liabilities are detailed in Note 21(b).

(i)  Cash and bank balances and pledged deposits comprise time
deposits, bank balances and cash and pledged deposits at the end
of the reporting period.

(iv)  Securities investments and treasury products are detailed in
Notes 27(i), (i), (i) and 28(j).

(v)  Total equity includes issued share capital, reserves, retained profits
and non-controlling interests at the end of the reporting period.

Net debt to equity ratio (excluding securities investments and

treasury products) remained stable.

In relation to brokerage business, Fair Eagle Finance Credit Limited,
Fair Eagle Futures Company Limited and Fair Eagle Securities
Company Limited, three wholly-owned subsidiaries of the Company,
are required to maintain financial resources in accordance with
the specified amount requirements that apply to them under the
Securities and Futures Ordinance imposed by Securities and Futures
Commission. The requirements are internally reviewed on a daily
basis and reports are required to submit to Securities and Futures

Commission monthly. Full compliance is observed during the year.

Save as disclosed above, neither the Company nor any of its

subsidiaries are subject to externally imposed capital requirements.
REVENUE

Revenue represents the aggregate amounts of commission from
brokerage, settlement charges from brokerage, cosmetics goods sold
less returns, building and property management services income,
amounts received and receivable from property rental income,
interest income from bonds and structured products, dividend
income from listed and unlisted equity investments and gain on

sales of investments held-for-trading, are analysed as follows:
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #RE& B iR KR M

For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

REVENUE (contd) 7. WA
2020 2019
HK$'000 HK$'000
FET FAT
(restated)
(F7)
Revenue from contracts with customers: HEFRAEHNZBA -
Recognised at a point in time IR — 5 B 1R
Brokerage and cosmetics income EHD RIS R AL AR R B WA 20,220 16,023
Recognised over time R—REFE AR
Building and property management BFRMEEBRBEA
services income 53,232 55,109
73,452 71,132
Revenue from other sources: HAb SRR Z WA -
Property rental income MERS WA 373,461 522,963
Interest income from F BEUA 596,092 715,857
— bonds (note (i)) - &FH Q) 585,686 713,991
— structured products (note (i)) - @Bt E S CEEEG) 10,406 1,866
Dividend income from A& B M A 1,973,156 -
— listed equity investments (note (ii)) - ERRARE (D) 1,969,757 -
— unlisted equity investment - FE_ETRRAIZE (I EE(iT))
(note (iii)) 3,399 S
Gain on sales of investments HERFEEE 2 IRE RS
held-for-trading 25,303 -
2,968,012 1,238,820
Total revenue Nk 3,041,464 1,309,952
Notes: FI5E -
(i)  The interest income from bonds and structured products were (i) BHREREBUHEGZAERATIREEA

derived from financial assets measured at FVTPL.

(i) The dividend income from listed equity investments with
amount of approximately HK$2,077,000 and approximately
HK$1,967,680,000 were derived from financial assets measured
at FVTPL and financial assets measured at FVTOCI respectively.

(i) The dividend income from unlisted equity investment was derived
from financial assets measured at FVTOCI.

(ii)

(iil)

BRUARBATEAEZEMEE -

FTRAREZRBBRATIRE BRI
HEUARBAFEFEZEREERBBR
EerEEa kB AFEFEZS @
BE @89 5#44/2,077,0008 TR
1,967,680,000/& 7T °

FELTRARE ZBRBWATIREEBE

MEERSEARBRAFEAEZCME
o

SBRCREEH  EAEEENE

2+
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #R& B R M &L
For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

8.

OPERATING SEGMENTS

The Group determines its operating segments based on the reports
reviewed by the chief operating decision-makers that are used to

make strategic decisions.

The Group has six reportable segments — (i) property development
and trading; (ii) property leasing for retail; (iii) property leasing for
non-retail; (iv) listed equity investments at FVTOCI; (v) investments
and treasury products at FVTPL; and (vi) unlisted investments,
investment holding and brokerage, and the remaining businesses
grouped under all other segments. The segmentations are based on
the information about the operation of the Group that management

of the Group uses to make decisions.

Principal activities are as follows:

Property development and

Property development and sales

trading of trading properties
Property leasing
— Retail —  Property leasing from retail
properties
— Non-retail — Property leasing from non-retalil
properties
Listed equity investments — Listed equity securities at FVTOCI
at FVTOCI
Investments and treasury — Securities investments in

products at FVTPL investments held-for-trading,
OTC trading and
structured products
Unlisted investments, — Unlisted securities investments,
investment holding and trading and brokerage
brokerage
All other segments — Cosmetics distribution and
trading, provision of building
and property management

services and others

The Group evaluates performance on the basis of profit or loss from
operations after tax expense and non-controlling interests but not
including the major non-cash items. The major non-cash items are
unrealised fair value changes on investment properties and other
properties together with their, if applicable, respective deferred tax,

and impairment loss of goodwill (if any).
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VIR

For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

OPERATING SEGMENTS (contd)

Unallocated corporate assets mainly comprised leasehold land and
building for own use, right-of-use assets, deferred tax assets and tax

recoverable.

Unallocated corporate liabilities mainly comprised tax liabilities, bank
borrowings, amounts due to associates, amounts due to investee
companies, amounts due to non-controlling shareholders, lease

liabilities, deferred tax liabilities and derivative financial instrument.

During the current year, the chief operating decision-makers
changed the measurement of segment revenue to include building
management fee income and property management services
income, interest income from bonds and structured products and
dividend income from listed and unlisted equity investments as
these revenue items are now included in the Group's consolidated
revenue (see Note 3 for details of this change in accounting policy).
Accordingly, the prior year's segment revenue and relevant items as

the subject matter of the Reclassification have been restated.

The Group's reportable segments are strategic business units that
operate different activities. They are managed separately because
each business unit has different markets and requires different

marketing strategies.

Further, the business units are also managed to operate in different
countries separately. Revenue and results are attributed to countries

on the basis of the property or asset location.

There was no (2019: one) major customer who individually
accounted for over 10% of the Group’s revenue for the year ended
31 December 2020. Revenue of approximately HK$174,695,000
was derived from a customer in non-retail property leasing segment

in the United Kingdom for the year ended 31 December 2019.

8.

ESESE®
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B ERMAE  BEHBEENRTRE
B -

Aoz ARBEIERERBARE  RITE
E  RABZQRFIEA  RARIREQRK
H - REJFFERBIRFOR HERAE BTN
HEEARITESRTIA -
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B BRFERBRARMEEEREK
A BERREBEERZFBMARE LT R
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS %R & B # #aR M &

For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

8. OPERATING SEGMENTS (contd)

Operating segment information is presented below:

Consolidated Statement of Comprehensive Income
For the year ended 31 December 2020

Major cash items excluding in
revenue
- Hong Kong
- Other countries

Revenue
Revenue from external customers
- Hong Kong
- United Kingdom
- Mainland China
- Other countries

Revenue from extemal customers
Attributable property sales from
associate/investee company
- Hong Kong
Attributable rental revenue from
associates/investee company
- Hong Kong
— Mainland China

Result

Segment result
- Hong Kong
- United Kingdom
— Mainland China
- Other countries

WAMSZEERERA

-ER
- AtEIR

A
REINDEP A
-&%
- %8
- PEAE
- A{tEIR

RESNDEFZIA
FEEBERT/ RRRS
PGES -
-&%
- IV S5
REfEKA
-&R
- PEAE

ES
-&%
- %E
- PEAE
- AtEIR

I

S ESEe

BEHEERZFIWT -

RETERBEBREK
BEr—F-_FFft-A=1+—-HILFE
Unlisted
. Listed  Investments investments,
Property Property leasing equity  andtreasury investment All
development NRAR investments products  holding and other
and trading Retail Non-retail at Fvtocl at FVTPL brokerage segments  Consolidated
BB BBER
EEUE DTS
DR AVEZ  FETRE-

NEBRR DYEZ RER  REEZRR
EE 2E *2E  LTRARE HEER BER% FEAMDE ga
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
TER TER TER TER TER TER TER TER
o o) o 2,112 6,844,054 o = 6,846,826
- - - - 1,100,767 - - 1,100,767
- - - 2,112 1,944,821 = - 1,947,593
- 36,923 138,852 1,967,680 437,219 12,299 64,552 2,651,585
- 34,482 162,479 o ) = o 196,961
- - 75 - - - - 5
- - - - 186,193 - - 186,193
- 71,405 302,056 1,967,680 623,472 12,299 64,552 3,041,464
- 71,405 302,056 1,967,680 623,472 12,299 64,552 3,041,464
11,935 - - - - - - 11,935
- 19,995 44,862 - - - - 64,857
- 21,308 8,197 - - - - 29,505
11,935 112,708 355,115 1,967,680 623,472 12,299 64,552 3,141,761
- 33,664 130,195 1,967,653 (23,746) 11,036 39,259 2,158,061
- 26,890 131,076 = - 143 = 158,109
o O 484 o o) 2,463 o 2,947
- - - - 208,631 - - 208,631
o 60,554 261,755 1,967,653 184,885 13,642 39,259 2,527,748
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For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

OPERATING SEGMENTS (contd) 8. EESH®@
Consolidated Statement of Comprehensive Income (Cont'd) FEZERERRE)
For the year ended 31 December 2020 HE—S_ZF+-A=+—HIFE
Unlisted
. Listed  Investments investments,
Property Property leasing equity  andtreasury investment All
development hRER investments products  holding and other
and trading Retail Non-retail at FvTocl at FVTPL brokerage segments  Consolidated
BB BBER
2ENE DTS
LR ATEZ  FLTRE-
NERER ATEZ RER  REERR
EE £ 34 ¥BE  LTRARE HEER BLBR  FEEEIE g8
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
TER TR iR TER TR TER TEr TR
Share of results of investments BB ENRRE
accounted for using the equity E
method
- Attributable property sales, net - EENEHEFE
- Hong Kong -&R 252 - - - - - - 252
- Attributable gross income - B
- Hong Kong -&% - 18,695 44,579 - - - 2,247 65,521
- Mainland China - REIKRE - 21,308 8,197 - - - - 29,505
~ Mttributable operating cost - EEEERE
- Hong Kong -Fh - (821) (8337) - - - - (9,158)
— Mainland China - REIKRE - (13,390) (3,032) - - - - (16,422)
252 86,346 303,162 1,967,653 184,885 13,642 41,506 2,597,446
Other income A - - 249,836 - - - - 249,836
Finance costs B%ER - - - (31,304) (52,522) - - (83,826)
Other gains and losses EthimREE (4,831) - - - - - - (4,831)
Share of results of investments BUEUBRENEREL
accounted for using the equity x5
method
- Income tax and others - FEH kA (92) (32,247) (13,017) - - - (506) (45,862)
(4,671) 54,099 539,981 1,936,349 132,363 13,642 41,000 2,712,763
Unallocated items AHEIER
Unallocated corporate expenses, net kA # 2 AFFIX FHE (276,949)
Unallocated finance costs KA HBER (131,733)
Income tax expense MRS (76,727)
Non-controlling interests FiERER (31)
Operating profit for the year KAREEAES
attributable to owners of REEZRERT
the Company 2,221,323
Major non-cash items TEFREER
- Unrealised fair value changes on - RENF 2 KE R
investment properties NTEZH(BFERN
(including share of results of INERENRIREZ
investments accounted for E )]
using the equity method) (1,611,535)
~ Deferred tax credit - EEHEED 6,445
Profit for the year attributable to 42 F%H AMELS
owners of the Company AEEZER 622,233
Core profit for the year KAREEAES
attributable to REE 2 BDER
owners of the Company 2,221,323
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For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

8. OPERATING SEGMENTS (contd)

Consolidated Statement of Financial Position
At 31 December 2020

ESESE®

HAMBRRBE
KR-®—®F+-A=+-H

Unlisted
Listed  Investments  investments,
Property Property leasing equity  andtreasury investment All
development nRER investments products  holding and other
and trading Retail Non-retail at FvT0CI at FVTPL brokerage segments  Consolidated
BBHM BBER
EEkE DR
URBR AVEZ  FLmRE:
NEBER DYEZ RER  REERK
EE 2% F2E LTRARE HEER BEBRY HFEEMSE &4
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
ThL TAR TEARL THT TAR ThARL TER TAR
Assets gE
Segment assets AEEE
- Hong Kong -Ek 948,739 1,355,453 7,043,891 12,814,008 1,951,314 362,249 186,279 24,661,933
- United Kingdom -EE = 1,171,231 6,734,639 - - - - 7,905,870
~ Mainland China - hEAR 266,459 - 27,200 - - 640 - 294,299
- Other countries - EfER - - - - 1,604,648 586,390 - 2,191,038
Investments accounted for INEREARZRE
using the equity method
- Hong Kong -BE 44,011 415,351 1,579,177 - - 1,803 8,473 2,048,875
- Mainland China - PEAE - 119,671 30,964 - - - - 150,635
Advances to associates PRBERT
- Hong Kong -BE 641 - 83 - - 2 1221 1,947
- Mainland China - REKKE - 36,977 9,539 - - - - 46,516
Reportable segment assets 2RHEEE 1,259,910 3,098,683 15,425,493 12,814,008 3,555,962 951,084 195,973 37,301,113
Unallocated comorate assets AR NTEE 168,266
Consolidated total assets GREEER 37,469,379
Liabilities af
Segment liabilties 2BRAR
- Hong Kong -B% 62,295 15,541 80,855 768,423 192,424 26,354 5,581 1,151,473
- United Kingdom - #H - 13,302 144,122 - - - - 158,024
~ Mainland China - REKKE 28 - 210 - - 3 - 241
- Other countries - AEE - - - - 129,360 6 - 129,366
Reportable segment liabilies T2RMEEE 62323 28,843 25,787 768,423 321,784 26,363 5,581 1,439,104
Unallocated comorate liabilties o8 PGV 7,250,025
Consolidated total liabiities FRARER 8,689,129
Additions to non-current assets ~ FREBEEFE
(other than financial (SRIAREL
instruments and deferred tax BEEERM
assets) - - 1,063,132* - - 62 5
* included the acquisition of investment properties of Landrich (H.K.) & BIEFBWE—HEMNEBARWEER (S

Limited (“Landrich”) through acquisition of a subsidiary (Note 40)
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Other Material Items

8. OPERATING SEGMENTS (contd)

For the year ended 31 December 2020

Interest income

Finance costs

Net income

Depreciation of:
- Property, plant and equipment
- Right-of-use assets

Fair value changes on investment
properties

Write-down of stock of properties

Share of results of investments
accounted for using the equity
method

Income tax expense

Non-controlling interests

MBBA
HBER

WAFE

wE !

-0%  BRREE
- ERREE
REnEr A TEES

MEFEZRE
BEARSEARRE
ZEE

MR
FRBE R

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VIR

For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

8. EESTH®
HihEBXRIEE
HE—S_ZF+-A=+—HIFE
Consolidated
Adjustments Adjustments statement of
Reportable  for unallocated for major  comprehensive
segments items  non-cash items income
AOBER IEERS RE2E
CES: vk ok i HE 2R KR
HK$'000 HK$'000 HK$'000 HK$'000
TERT TERT TET TERT
603,417 - - 603,417
(83,826) (131,733) = (215,559)
519,591 (131,733) - 387,858
- (25,624) - (25,624)
S (62,564) = (62,564)
S = (1,549,240) (1,549,240)
(4.831) - - (8,831)
23,836 - (62,295) (38,459)
- (76,727) 6,445 (70,282)
- (31) - (31)
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For the year ended 31 December 2020 E T -_ZTF+_A=+—HILFE

8. OPERATING SEGMENTS (contd)

Consolidated Statement of Comprehensive Income
For the year ended 31 December 2019 (restated)

Major cash items excluding in
revenue
- Hong Kong
- Other countries

Revenue
Revenue from external customers
~ Hong Kong
- United Kingdom
- Mainland China
— Other countries

Revenue from external customers
Attributable property sales from
investee company
- Hong Kong
Attributable rental revenue from
associates/joint venture/
investee company
- Hong Kong
- Mainland China

Result

Segment result
- Hong Kong
- United Kingdom
— Mainland China
— Other countries

RE MR

Yz N /-\ *
8. EEISH®
FEDERBEBREK
BE_E-NF+-_H=1+—HIFE(ES])
Unlisted
) Listed Investments investments,
Property Propert leasing equty  and treasury investment Al
development hERE investments products holding and other
and trading Retall Non-retai at Fvrod at FVTPL brokerage segments  Consolidated
BBEM BERR
FEME UARB
PR R¥EZ  FLTRE-
NEERR DTEZ RER  REBRR
EE E34 #2&  LTRERE HEER GERE  AEERSH ga
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
TAL TER TAT TAL Thr TAT TEL Thr
BARSZTEREER
-&% S = o S 2223299 S - 2,223,299
- £{tBIR = 5 = = 138,403 - - 138,403
= = = = 2,361,702 = = 2,361,702
WA
RENPEPZMA
-&% = 42,447 140,641 = 550,829 5,256 65,876 805,049
-EE = 34539 304,661 S S S = 339,200
- hEAR - - 675 - - - - 675
- £{tBIR = - - - 165,028 - - 165,028
S 76,986 445977 S 715,857 5,256 65,876 1,309,952
RENBERZIMA = 76,986 445,977 S 715,857 5,256 65,876 1,309,952
EEEXRERT
NEHE
-&# 10 S S S S S S 10
EBERR/AE
D/ BZREDH
ETON
-&k = 20,864 45,765 S S S = 66,629
-hEKE = 55,043 8,054 S = = = 63,097
10 152,893 499,796 = 715,857 5,256 65,876 1,439,688
ES |
NERE
-E% = 38,031 133,555 ) 1,259,177 (5,106) 4,036 1,467,692
- 5E S 33414 300,555 S = m - 334,080
- PEAE = - 394 - - 209 - 2489
- EpER - - - - 639,995 - = 639,995
= 71,445 434504 (1 1899172 (2,900) 4,036 2,444,256
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B B| R M &
For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

OPERATING SEGMENTS (contd) 8. EESE®W
Consolidated Statement of Comprehensive Income (Cont'd) FEXERBERRE(E)
For the year ended 31 December 2019 (restated) BE—E—NEFF+_A=1—HIFEES)
Unlisted
) Listed Investments investments,
Property Propert leasing equity  and treasury investment Al
development hEHE investments products holding and other
and trading Retall Non-retai at Fvrodl at FvTPL brokerage segments  Consolidated
BBEM BERR
FEME SARBR
AR DTEZ  FLTRE-
NEERR DTEZ RER  REBRR
EE £34 #2E  LTRERE HEER GERE  AEERHA Fa
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
TERL TER TEL TERL Thn TEL TERL TEr
Share of results of investments BUENBERENEREZ
accounted for using the equity EL
method
- Attributable gross income - Bl BE
- Hong Kong -BE - 19673 45,480 - - - 2276 67,429
—Mainland China - hEAR - 55,043 8,054 - - - - 63,097
- Attributable operating cost - EIEEERA
- Hong Kong -FE - (1,009) (7,883) - - - - (8,892)
~ Mainland China - pEAE - (24,979) (2,848) - - - - (27,827)
= 120,173 477,307 m 1,899,172 (2,900) 44312 2,538,063
Finance costs BHER = = = (113,197) (100307) = = (213,504)
Other gains and losses HiaRER (1,619) - (10) - - - (34) (1,663)
Share of results of investments BRENERENRREL
accounted for using the equity E
method
~ Income tax and others - AR RER (47) (41,160) (6073) - - - (387) (47,667)
(1,666) 79,013 471,224 (113,198) 1,798,865 (2,900) 43,891 2275229
Unallocated items RAHBIER
Unallocated corporate expenses, net ~ KAEZ ARAIELFE (256,907)
Unallocated finance costs FHEHBER (156,681)
Loss on dissolution of subsidiaries ~ HEARIBE 2 BB (10,678)
Income tax expense FEREX (152,107)
Non-controlling interests FiERER (1,485)
Operating profit for the year KAREEAES
attributable to owners of REE2RE R
the Company 1,697,371
Major non-cash items TEFREER
- Unrealised fair value changes on - REME 2 &8
investment properties LTEEY(BERE
(including share of results of DEREARREZ
investments accounted for %8
using the equity method) (579,115)
— Deferred tax expense - BIERERR (5,151)
- Impaiment loss of goodwill -BERERE (322,938)
Profit for the year attributable to 42 5 %5 AMEfS
owners of the Company AEE 2R 790,167
Core profit for the year KAREEAES
attributable to REEZBER

owners of the Company 1,697,371
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #R& B R M &L
For the year ended 31 December 2020 E T -_ZTF+_A=+—HILFE

8. OPERATING SEGMENTS (contd) 8. EESEw®w
Consolidated Statement of Financial Position %%Eﬁﬁﬂﬁiﬁﬁﬁ
At 31 December 2019 —E-NF+ZA=1+—H
Unlisted
) Listed Investments investments,
Property Propennky Ie4aismg equty  and treasury investment Al
development il investments products holding and other
and trading Retail Non-retail at vTodi at FVTPL brokerage segments  Consolidated
BiREf BhER
2EKE IARB
JAR B ATEZ  FEDRE-
MEERR ATEZ RER  REABRR
EE g #TE  LTRARE HEER aRRE  MEEMSE e
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
Fitn Fitn FhL Fitn Fitn FhT Fin Fibn
Assets gE
Segment assets HEEE
- Hong Kong -BE 974,604 1,909,092 5,194,356 18,578,662 7,481,050 388,525 192,445 34,718,734
- United Kingdom -E@ = 1,389,050 6940511 = = - - 8329561
- Mainland China - hEKE 256,026 - 29,007 - - 4350 - 289,383
- Other countries - EtoEIR = = S S 1,607,908 558,780 & 2,166,688
Investments accounted for IERENE 2 RE
using the equity method
- Hong Kong -&E 37,704 435,133 1,776,644 = = 1,990 6,228 2,257,699
~ Mainland China - @ﬂi - 133,409 4220 - - - - 175,629
Advances to associates and BABERE
a joint venture *Fﬁéé
- Hong Kong BB 123 - 158,933 - - 2 1,136 160,194
- Mainland China - hEKE - 35,503 11232 - - - - 46,735
Reportable segment assets PEE:GE 1 1,268,457 3,902,187 14,152,903 18,578,662 9,088,958 953,647 199,809 48,144,623
Unallocated comorate assets P8 PANGI-V:3 167,166
Consolidated total assets RREERE 48,311,789
Liabilities gf
Segment liabilties AREE
- Hong Kong - &% 66,619 20,960 75,047 2,904,077 3,697,718 13,948 6,844 6,785,213
- United Kingdom - &f - 14,980 177,445 - - - - 192,425
- Mainland China - hEKE 23 - 197 - - 2 - 22
— Other countries - EBR - - - - 530,990 6 = 530,996
Reportable segment liabilities NERAEEE 66,642 35,940 252,689 2,904,077 4,228,708 13,956 6,844 7,508,856
Unallocated comporate liabiliies P8 PANGI-L 7212572
Consolidated total liabilities RARGELE 14,721,428
Additions to non-current assets FREEERE
(other than financial (EMIAREE
instruments and deferred tax ~ HEEERN)
assets) - - 17813 - - 64 57
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #RE& B iR KR M

For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

8. OPERATING SEGMENTS (contd) 8. EESE®W
Other Material Items HittEXRIEE
For the year ended 31 December 2019 BE T NFT_A=1+—HIFE
Consolidated
Adjustments Adjustments statement of
Reportable for unallocated for major comprehensive
segments items non-cash items income
APBIER TEFRE GA2AE
ERHE ZaE B ZAE Wiz
HK$'000 HK$'000 HK$'000 HK$'000
TER TR THER TER
Interest income FIEWA 724924 = = 724,924
Finance costs HHER (213,504) (156,681) - (370,185)
Net income WA T8 511,420 (156,681) - 354,739
Depreciation of: W&
— Property, plant and equipment -0%  BERERE - (7,384) - (7,384)
- Right-of-use assets - FRREEE - (19,680) - (19,680)
Fair value changes on investment REWME ATEED
properties - - (742,659) (742,659)
Write-down of stock of properties MEFEZRE (681) - = (681)
Impairment loss of goodwill HEREER - - (322,938) (322,938)
Share of results of investments BB EARRE
accounted for using the equity ZEE
method 46,140 = 163,544 209,684
Income tax expense FEREX - (152,107) (5,151) (157,258)
Non-controlling interests i - (1,485) - (1,485)
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS %R & B # #aR M &

For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

9. OTHER INCOME 9. HfzlxA
2020 2019
HK$'000 HK$'000
FHET T
(restated)
27
Included in other income are: HAb WA BIE -
Rental services income HERBHA 3,757 5,071
Leasing administration services and BBITBRES &
property administration services income METB ARG A 5,952 5,665
Advisory and consultancy services income 5 o I R R AR S M A 37 34
Surrender premium and dilapidations BB M W2
settlement received from tenants REWHERFHER
in respect of properties in the United
Kingdom 249,836 2,025
Government subsidy — Employment Support BT aL - [R5
Scheme (note) GEza) 13,741 =
Overprovision of costs in respect of M—EEREAZ
a development project, net BB RR R F R 1,877 6,452
Note: In the current year, the Group successfully applied for funding Miet: RAFE  AEERBFHPEEERE

support from the Employment Support Scheme under the Anti-
epidemic Fund, set up by the Government of Hong Kong Special
Administrative Region of the PRC. The purpose of the funding is to
provide financial support to enterprises to retain their employees
who would otherwise be made redundant. Under the terms of the
grant, the Group is required not to make redundancies during the
subsidy period and to spend all the funding on paying salaries to
the employees.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B B| R M &
For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

10. INVESTMENT (EXPENSES) INCOME, NET 10. RE B WA FHE

2020 2019
HK$'000 HK$'000
FERT FAT
(restated)
Ex)
Financial assets measured at fair value BiBERARBRAFETEZ
through profit or loss: TRMEE
Unrealised gain arising from change in BAEZAFEEEMELEY
fair value of bonds REBE W R 14,912 978,452
Realised (loss) gain arising from change in BEARZAFEEHMELY
fair value of bonds B#IR (58 k=
— Change in fair value - RN TEEY (404,709) 180,905
— Exchange component of change - ER D EE (32,022) 3311
Net (loss) gain arising from change in BEZAFESHMELEZ
fair value of bonds (E518) Wz 558 (421,819) 1,162,668
Unrealised loss arising from change in RrEUNER ATEZS)
fair value of structured products MEEZ REHEE (1,897) -
Realised gain (loss) arising from change in REMERZ A HEZS
fair value of structured products ﬁﬁF 7 B8R (BE) 33 (693)
Net loss arising from change in EEUEERZ ATEZS
fair value of structured products MEE EEFE (1,864) (693)
Unrealised loss arising from change in FEBEBEZREZ A THEE
fair value of investments held-for-trading MES 2 REBEEBE (12,678) =
Unrealised loss arising from change in fair SHERAREF AT EZS
value of club and corporate debentures i & 2 RE IR E 18 (1,646) (13,090)
Realised loss arising from change in BEEFLATEES
fair value of club debentures MEEZ S EREE (223) (1,071)
Loss arising from change in fair value of ERRARESR A TEEZS
club and corporate debentures MmE4 2 B8 (1,869) (14,161)
Financial liabilities measured at fair value BiBEREARMRATEFEZ
through profit or loss: SREE
Unrealised loss arising from change in B AT EE
fair value of cross currency swap MEE 2 REFEE (111) (6,060)
Realised gain (loss) arising from change in EBER AT EEY
fair value of cross currency swap i 2 & 2 B # IR W (B18) 6,060 (1,921)
Net gain (loss) arising from change in EBER AT EER
fair value of cross currency swaps i 2 4 2 Was (B518) /558 5,949 (7,981)
Other investment (expenses) income, net HAbig & (R WA F5E (2,253) 21,339
Interest income from other financial assets EfemEE2FBUMA 6,705 8,648
(427,829) 1,169,820
“E-TEFHR  EABEEE
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #R& B R M &L
For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

11. FINANCE COSTS

MBEHN

2020 2019
HK$'000 HK$'000
FHET FAT
Interest on: FE -
Bank borrowings |ITEE 117,504 157,969
Other borrowings HiEE 70,690 217,801
Lease liabilities HEaE 2,975 1,086
Other interest At A1 2 1 -
Total interest (Note 42) A2 4azE (i EE42) 191,170 376,856
Exchange loss (gain) on translation of foreign SNEIRITREMEEARERZ
currency bank and other borrowings and e 3 518 (W as) 5 %
loan, net 20,232 (13,789)
Other finance costs HanBr %58 A 6,995 7,118
218,397 370,185
Less: Interest capitalised to investment B BREERREE
properties under construction Bz FE (2,838) =
215,559 370,185

During the year ended 31 December 2020, the Group has
capitalised borrowing costs at a rate of 1.87% (2019: nil) per annum
amounted to approximately HK$2,838,000 (2019: nil) on qualifying

REE—
n o R

assets. 2,838,000 L(=F
12. OTHER GAINS AND LOSSES Hit s R g8
2020
HK$'000
FTEx
Included in other gains and losses are: HAb Wz REEBLE
Write-down of stock of properties MEFEZRE (4,831)
Loss on deregistration and striking off/ BB X B EE T K
dissolution of subsidiaries SIBR R, B E1E (2)
Allowance for credit losses recognised BBTHE QAR FIARRZ
in respect of advances to associates, net EEEREETE (27)

EF+_A=+—HLEE
ERERE1.87E (=
).:Jr;tﬁéf}‘n BIREEBEMMEZEERERY
—NEF &) o

TN

2019
HK$'000
TAT

(681)

(10,678)

(982)
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #RE& B iR KR M

For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

13. INCOME TAX EXPENSE

The charge comprises: XHBE

EHEINA

FEMEH

Current tax:

Hong Kong Profits Tax

Other than Hong Kong BB AN R
Overprovision in prior years: BT FE R

Hong Kong Profits Tax FEMEH

Other than Hong Kong

Deferred tax: (Note 30)

Current year (credit) charge

Under the two-tiered profits tax rates regime, the first HK$2,000,000
of profits of the qualifying group entity will be taxed at 8.25%, and
profits above HK$2,000,000 will be taxed at 16.5%. The profits of
group entities not qualifying for the two-tiered profits tax rates regime
will continue to be taxed at a flat rate of 16.5%. The PRC Enterprise
Income Tax for the PRC subsidiaries are calculated at the PRC
Enterprise Income Tax rate of 25% (2019: 25%). Taxation arising
from other jurisdictions is calculated at the rates prevailing in the
relevant jurisdictions. During the year ended 31 December 2020,
the Group is subject to tax rate in the United Kingdom that has been
changed from 20% to 19% as the Group is subject to corporation
tax instead of non-resident landlord income tax effective from 6 April
2020.

BENIMEE

EFERR - (FIRE30)
AEEBE) <

13. REHAX

2020 2019
HK$'000 HK$'000
FHExT FHET
44,271 106,654
42,039 42,475
86,310 149,129
(544) (297)
141 201
(403) (96)
(15,625) 8,225
70,282 157,258

REMNESHMMAL  AEKREEEEY
2,000,000 7T 2 S 1| # #2558 % 8.2 5% 3R B -
i #2382,000,0007 7T 2 i 7 #$ 1=  %£16.5%
JB e PRAENEGHMARS 2 EEEE 2=
BABEIR G — TR 16 5%:RF - FEMH B QT
ZHBEREMEH IR EREMEHE25%
(ZZ—NF : 250)5HH - Hih el AR EA
ZRMIBEDNIRERRERER 2 RITHEHE - K
EEHALEMBEHAE S -_TFUASBETH
MEBEIFEREEAEHAT - MAMKEED
EBEW  MREBE-—T-ZF+-_A=1+—
HIEFERBED B200% 519% °

—E=BEEH
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #R& B R M &L
For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

13. INCOME TAX EXPENSE (contd) 13. T8 HBEX @

The income tax charge for the year can be reconciled to the profit REEZ 2SR HEEES 2ERERET 2B
before tax per the consolidated statement of comprehensive income BADE MERAT
as follows:
2020 2019
HK$'000 % HK$'000 %
TERT THT
Profit before tax BRAEATE 7 692,546 948,910
Tax at the Hong Kong Profits Tax rate BRERRIBHTE6.5%
of 16.5% (2019: 16.5%) (ZZ—NF : 165%)
ATEZHA 114,270 16.5 156,570 165
Tax effect of share of results of BEAEREARRE
investments accounted for using the CEBIHBEE
equity method 6,346 0.9 (34,598) (36)
Tax effect of income not taxable for ?ﬁﬁi‘xﬁﬁ‘;ﬂ@ﬁﬁ
tax purposes WAZBBTE (334,083) (48.2) (175,767) (18.5)
Tax effect of expenses not deductible SHBHE 7FEHIJ ]
for tax purposes (e PRih 5% 263,608 38.1 207,663 219
Tax effect on accelerated accounting BEBREEGCRER) 2
depreciation over tax depreciation MEEHMERR
previously over provided RBHEHBT &
(not provided) 212 - (996) 0.1
Utilisation of tax losses previously not BREANRERZ
recognised HBEE (2,050) (0.3) (8,449) (0.9)
Tax effect of tax losses not recognised AERZHBEER
BB E 18,920 2.7 3,184 03
Overprovision in prior years BEFEBERE (403) (0.1) (96) =
Effect on deferred tax resulting from MELGHERETRIE L
change in tax rate e (1,348) 0.2) - -
Effect of different tax rates of EHEMBERREE
subsidiaries operating in MEBLEEA 2 TR
other jurisdictions BErea 4,810 0.7 9,747 1.0
Tax charge for the year REFHIARZ M 70,282 10.1 157,258 166
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

14. PROFIT FOR THE YEAR

Profit for the year has been arrived at after

(charging) crediting:

Total staff costs:

Staff costs, including Directors’
emoluments

Retirement benefit scheme contributions,
net of forfeited contributions of
approximately HK$28,000
(2019: HK$331,000)

Auditors’ remuneration:
Auditors of the Company
— Current year
Other auditors
— Current year

— Underprovision in prior years

Depreciation of:

— Property, plant and equipment

— Right-of-use assets

Exchange loss, net
Rental expenses from short-term leases

Cost of cosmetics products recognised

Share of tax of associates

Share of tax of a joint venture

Share of tax of investments accounted for
using the equity method (included in
share of results of investments accounted

for using the equity method)

RE VIR

For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

14. RFERF

AERREND F0R)FA

BEMRABER -
EEXRET(BIEEEWE)

RIKEFIFHEMERR - Bk
B8 UK 31 4928,00078 7T
(ZZ—hF : 331,000 7T)

ZHETE 2 -

AR BERZELED
-AFE

H b A2 BEm
-AFE
- BEFERETR

e
-ME - BEEEE
- EREEE

PE S B 1R R
SEUREN PR kA
e % am B A HERR

BhEE QRITHIA

BE—RAERAMREA

BEAREARRE 2HE
(BEFABIERAEDEARIRE
ZEKE)

2020 2019
HK$'000 HK$'000
Fax FHL
(139,310) (133,041)
(8,716) (8,077)
(148,026) (141,118)
(2,065) (2,015)
(519) (546)
(10 O
(25,624) (7,384)
(62,564) (19,680)
(88,188) (27,064)
(902) (709)
(15,654) (37,602)
(5.535) (4,457)
(8,647) (8,135)
313 =
(8,.334) (8,135)
—ECEEER  EAE%EE 231



NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS %R & B # #aR M &

For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

14. PROFIT FOR THE YEAR (contd) 14. AFEimA

2020 2019
HK$'000 HK$'000
FExT FAT
Profit for the year has been arrived at after RFEEHEME HBR)FTA - ()
(charging) crediting: (Cont'd)
Gross proceeds on sales of investments HERFEEEZIRE ZMEHIEA
held-for-trading Rk 365,211 -
Carrying amount of investments HEREERE 2 IREZEmE
held-for-trading disposed of (339,198) -
Transaction costs on sales of investments HERIEEBREZREZZHKA
held-for-trading (710) -
Gain on sales of investments held-for-trading FABARZ HEREEE
included in revenue wE W= 25,303 -
Gross rental income from investment KEMFEHSWALE
properties 373,461 522,963
Less: Direct operating expenses from B AFREEHESWAZ
investment properties that generated REMFEEELERX
rental income during the year (11,914) (13,341)
Direct operating expenses from REEURELERSWAZ
investment properties that REVEEELERX
did not generate rental income
during the year (39,238) (3,673)
322,309 505,949
(Allowance for credit losses recognised) MEWE FHRIA
reversal of allowance for credit losses (BRZEEEERB)
in respect of trade receivables, net BEZEEEIERETE (2,823) 43
Allowance for credit losses recognised TBABE QA RRERR Y
in respect of advances to associates, net EEEBERETE (27) (982)
Write-off of trade receivables BIEWE 5 BRIE 2 3K = (16)
Write-off of other receivable L E A FE U BRTE 2 H 3 = (18)
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #RE& B iR KR M

For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

15. DIRECTORS' EMOLUMENTS

Fees and other emoluments paid or payable to each of the nine

(2019: nine) Directors were as follows:

15. EEM <€

ENXENTAR(CE-NAF  AREFER
Bzl REMMEMT

2020 2019
Retirement Retirement
Salaries benefit Salaries benefit
and other scheme and other scheme
Fee emoluments contributions Total Fee  emoluments  contributions Total
HeR RIKER 58k RIRER
Be Hit# e HE [ ag we e HEE ik

HK$'000 HK$'000 HK$'000
TER TER T

HK$'000 HK§'000 HK$'000 HK$'000 HK$'000
FER TERL TEL TETL TR

Mr. Lau, Ming-wai eyt 300 - - 300 300 - - 300
Ms. Chan, Sze-wan BBt
(note (i)) (Fi3E() - 1,900 144 2,044 - 1,960 144 2,104
Ms. Chan, Hoi-wan BTt
(note (ii)) (P (i) - 100 5 105 - 100 5 105
Ms. Chan, Lok-wan ReBut - 936 76 1,012 - 854 7 926
Mr. Lam, Kwong-wai WHEEE - 3,033 234 3,267 - 2,824 27 3,051
Ms. Amy Lau, Yuk-wai ArEat 240 - - 240 240 - - 240
Mr. Chan, Kwok-wai REREE 300 - - 300 300 - - 300
Ms. Phillis Loh, Lai-ping EERLL 300 - - 300 300 - - 300
Mr. Ma, Tsz-chun SRELE 300 - - 300 300 - - 300
1,440 5,969 459 7,868 1,440 5738 448 7626
Notes: BMI5E

(i)  Ms. Chan, Sze-wan resigned as executive Director and chief
executive officer of the Company with effect from 17 February
2021.

(i)  Ms. Chan, Hoi-wan was appointed as chief executive officer of the
Company with effect from 17 February 2021.

No Directors waived any emoluments for the years ended
31 December 2020 and 2019.

Details of material interests of the Directors in transactions,
arrangements or contracts entered into by subsidiaries of the
Company are disclosed in the section headed "Directors’ Report” of

this annual report.

() BREFBER+TE-_T-_—F_A+tHEH
THITEERARAZITREE 2B -

(i) MIBZTBE-_TE-—F_A+tHRE
RERARRRZITIREEL

EENERNEE T TFR_T-AF+
A=Z+—ALFEARZERBEMNHE -

EARBZMBARRILR S - REREBRZ

EEMNEAN B HABREAFRZ[EETER

SEI-HAKE -
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #R& B R M &L
For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

16. EMPLOYEES’ EMOLUMENTS 16. EEENE
(@) Five highest paid individuals (@ EZEBREFMAL

Of the five individuals with the highest emoluments in the
Group, one (2019: two) was (were) Director(s), details
of his (their) emoluments were included in Note 15. The
emoluments of the remaining four (2019: three) individuals

were as follows:

AEEREAREHEALH  —R(CE
—hF MBB/EF  KRFIZME
ABEEENMEIS c AR (ZF—
NE ZR)BERALZHENT ¢

2020 2019

HK$'000 HK$'000

FExT FHET

Salaries and other benefits e REHMAER 9,948 7,650
Retirement benefit scheme contributions RIKEFIFTEI R 805 616
10,753 8,266

The emoluments of the four (2019: three) individuals were

within the following bands:

ZHE(ZE-NF ZR)ENALZ
MEemEEmT

Number of employees

EBEA™
2020 2019
HK$2,000,001 — HK$2,500,000 2,000,0017T — 2,500,000/ 7T 3 2
HK$2,500,001 — HK$3,000,000 2,500,001 — 3,000,000/ 7T - -
HK$3,000,001 — HK$3,500,000 3,000,0017&7T — 3,500,000/ 7T - -
HK$3,500,001 — HK$4,000,000 3,500,00137T — 4,000,000/ 7T 1 1

During the years ended 31 December 2020 and 2019, no
emoluments were paid by the Group to the five highest paid
individuals, or Director(s), as an inducement to join or upon

joining the Group or as compensation for loss of office.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #RE& B iR KR M

For the year ended 31 December

2020 BEZZ-_TF+-A=1+—HLFE

16. EMPLOYEES' EMOLUMENTS (contd) 16. EEM € w)
(b) Emoluments of senior management (b) SHREEEZHE

Other than the two (2019: two) senior management whose
profiles are included in the section headed “Profiles of Senior
Executives” of this annual report and their emoluments
have been disclosed in the five highest paid individuals
(Note 16(a)), the emolument of the remaining one
(2019: one) senior management was within the band of
HK$1,500,001 to HK$2,000,000 (2019: HK$1,500,001 to

REINRAEE=EHMMAL(FIEE16())
ZRBE(ZE-—NF  MB)=aRERE
B (HERAFRIERITHRAEEN]—
Rz & - Feh—CL(ZF—Hh
F:—()afhBEEZWEBEAR
1,500,001 7L &2,000,0008 70 (ZF —
N :1,500,001% 7LE2,000,000%

HK$2,000,000). I
17. DIVIDENDS 17. RE
2020 2019
HK$°000 HK$'000
FHET FHT
(@  Final dividend for 2019 paid @ RZEZTFXA+—H
on 11 June 2020 of HK1 cent Btz ZE—NF
(2018: HK10 cents) per share RHR S EAR VL
(ZZ—NF:
A 1074L) 19,076 190,762
(b) Interim dividend for 2020 paid by R-ZE-_ZTFHIALH
on 7 September 2020 of BRMz T _TF
HK1 cent (2019: HK1 cent) AR ERRR B AR 1AL
per share (ZZ—N%F:
FRED) 19,076 19,076
Total dividends paid BIRTAR B 4858 38,152 209,838
Final dividend for the year ended 31 December 2020 of HK1 cent EEERRAERBE T _TF+_A=+—
(2019: HK1 cent) per share has been proposed by the board of AIEFEZREREFRIBILCT—NF
Directors and is subject to shareholders' approval at the forthcoming BR1EN) - BFERRRARE 2 EERRE
annual general meeting of the Company. FRE LA -

—B-BEER  EABEEE
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #R& B R M &L
For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

18. EARNINGS PER SHARE 18. BRER
The calculation of the basic and diluted earnings per share RATHEAANEL 2 BREARRETRT TR
attributable to owners of the Company is based on the following B TEIRAHE
data:
2020 2019
HK$'000 HK$'000
FHET FHET
Earnings: By
Earnings for the purposes of basic and HEERERREERTR 2
diluted eamnings per share 27
Profit for the year attributable to owners of RAREBABEERFEZ
the Company i ) 622,233 790,167
Number of shares
RHEE
2020 2019
Number of shares: BRINEE -
Weighted average number of ordinary AEERERREERN
shares for the purposes of basic and LB AR T 88
diluted earnings per share 1,907,619,079 1,907,619,079
Diluted eamings per share for the years ended 31 December 2020 BHE_Z-_ZFR-_ZF-NF+A=+—H
and 2019 were the same as the basic eamings per share as there IHFE - BRI EEEEE - W EAMEFE
were no diluting events during both years. Z RS BN B R R R B AR
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B B| R M &
For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

19. INVESTMENT PROPERTIES

Fair value ’L\\SWE
At 1 January 2019 RZE-NF—HA—H
Additions =
Exchange adjustments BE i, g Ex
Decrease in fair value recognised Rira 2 E RS
in the consolidated statement of WP HER
comprehensive income NEHERD
— unrealised - REW
At 31 December 2019 RZE-NF
+=ZA=+—H

Acquisition of assets through acquisition of 3% & W 38 —FEI HI /B A 7]

a subsidiary (Note 40) Weis & 2= (Fi 5 40)
Construction costs incurred BEEZBRERR
Exchange adjustments I 5 S B
Decrease in fair value recognised RirE 2E R

in the consolidated statement of WP R

comprehensive income NHERD

— unrealised - RER
Carrying amounts IREE
At 31 December 2020 R-B-BHF

+=ZB=+—8~

All of the Group's property interests held under operating leases
to earn rentals or for capital appreciation purposes are measured
using the fair value model and are classified and accounted for as

investment properties.

Property valuations as at 31 December 2020 and 2019 were
carried out by B.l. Appraisals Limited (“B.I. Appraisals”), independent
qualified professional valuer, in respect of the Group's investment
properties in Hong Kong and Mainland China. For the investment
properties in the United Kingdom, the property valuations as at
31 December 2020 and 2019 were carried out by Peak Vision
Appraisals Limited (“Peak Vision Appraisals”), another independent
qualified professional valuer. The valuers have recent relevant
experience in the valuations of similar properties in the relevant

locations.

19. BREWMHE

Properties
Completed under
properties construction Total
RIS RE S HERYE BE
HK$'000 HK$'000 HK$'000
THETT THETT THETT
15,280,848 = 15,280,848
861 = 861
220,457 = 220,457
(742,659) = (742,659)
14,759,507 = 14,759,507
- 900,562 900,562
- 14,926 14,926
247,528 - 247,528
(1,544,752) (4,488) (1,549,240)
13,462,283 911,000 14,373,283

REBEMBRBLERHURRES R ERE
BEzYERaDRABAFEERGE YO8
RIEREMEAR

7?
W
[
’H
-H?

—hEFE+=ZA=+—8"

REEN EC%S/%&QJIKK*Z&QW%EE?’%_L
EERBEXMAEMROBERFEAR2F (R
BRG] ETYERE - ERURERZ
REME  mE—BIAERIEXLEMRE
AEERAR(CREFEDETR T _ZF
R-_ZF-NF+ZA=+—RZYEMHE- A
BT BT A AR B R L 35 2 465

N

—ECREFR FEABEEE
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #RE& B iR R M

For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

19. INVESTMENT PROPERTIES (contd) 19. REYHE»

At the end of the reporting period, the management of the Group
discussed with the independent qualified professional valuers about
the appropriate valuation techniques and key inputs for Level 3 fair

value measurements.

The valuation reports for the investment properties as at
31 December 2020 and 2019 were signed by the respective
directors of B.l. Appraisals and Peak Vision Appraisals, who are
members of The Hong Kong Institute of Surveyors and/or The Royal
Institution of Chartered Surveyors. The valuations were performed
in accordance with “The HKIS Valuation Standards 2020 Edition”
published by The Hong Kong Institute of Surveyors and/or “The RICS
Valuation — Global Standards issued November 2019 (Effective from
31 January 2020)" published by The Royal Institution of Chartered

Surveyors.

The fair value of each investment property is individually determined
at the end of each reporting period based on its market value and
by adopting investment method, direct comparison method and/or
residual method, as appropriate. The investment method relying on
the capitalisation of rental income is based upon estimates of future
results and a set of assumptions specific to each property to reflect
its tenancy status. The fair value of each investment property reflects,
among other things, rental income from current term leases, term
yield rate, assumptions about rental income from future reversion
leases in light of current market conditions, the assumed occupancy
rate and reversionary yield rate. Judgment by the valuers is required
to determine the principal valuation factors, including term vyield
rate and reversionary yield rate. Such yield rates were adopted after
considering the investment sentiments and market expectations of
properties of similar nature. Direct comparison method assumes
each of these properties is capable of being sold in its existing state
with the benefit of vacant possession and by making reference to
comparable sales evidence as available in the relevant markets.
For investment properties under construction at fair value, their
fair values are determined by residual method by deducting the
estimated total outstanding redevelopment costs and an allowance
for developer’s risk and profit from the gross development value of

the proposed redevelopment.

238 CHINESE ESTATES HOLDINGS LIMITED ~ ANNUAL REPORT 2020

RB|EMK  ARECEREEBIAERE
XEEMTRBEBABEIHERMESE =R
FEFEZEIEZEUE -

RZEZZEER_FE-AE+_A=+—0H "
BEME 2 ERE B RBEERTG RRET
HWEEBCESEE  RERBBIEMESS
BR/UERFTIEMEEEE - 25 HE
TETEBNSREGEM 2 [EH B2/
BRI T _SFRAIEHERE
FTRIEREgMEM Z[ERFETASMES
HE-2XEAR-_ZT-hF+—-AEME=
TTF-A=1+—BERIET -

BEREMEZ ATFEREREHARBIEET
B WERKRREE  BELBUERHRIHE
BEEGRERBERATE) MEREE - REETS
TBERCESWA - XUBZEMERKE
B2 R— RO ERRA/KE - ARBRE
MEMR - BEREMEZ A FERBR(EH
BR)ABHENBR2ESEA BHBMRZ
E#H=x - ERBEHTRHRREREOMEHE
FRAZRERR  BROEEEREFDRE - 1
ErTXE2AERR(BREEANBMRZOHRE R
18 57 [0 3R %) B 78 e 4 (EL B 1F L 4 B - VR A
ERmHREEDERRERA LTS EAUE
EMEZES - ERLBERRZEDERB
AUABERRERER2RB@TS LA HER
ZHEER - MRAFEZHEEPREYEN
5 ERVFEDUNBREEXEBEHREER
BB 2 FEBENRGET AR 2 ERK TR
URERAZBEBRENE 2 RFEZEMETE °



NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #RE& B iR KR M

For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

19. INVESTMENT PROPERTIES (contd) 19. REMZE ®
The following tables analysed the investment properties which TRARBRERRUATFEAZZREMESZ
are measured at fair value at the end of the reporting period ZERSBH(ERRBEBYHMELRFE 135
into the three-level hierarchy as defined in HKFRS 13 “Fair Value [R T ER 2R EIEE — L) DT o

Measurement” which is further elaborated in Note 3.

Fair value Level 1 Level 2 Level 3
DA E— BZR g
HK$'000 HK$'000 HK$'000 HK$'000
FET FiET FHET FHETT
Recurring fair value REHEQIFE
measurements: FTE
Completed properties SRR 13,462,283 - 842,278 12,620,005
Properties under construction FErh 911,000 - - 911,000
At 31 December 2020 R-ZBZZF
+=A=+—H 14,373,283 - 842,278 13,531,005
Completed properties BRI
At 31 December 2019 R-F—NF
+=A=+—8 14759507 - 1295824 13,463,683
Certain investment properties located in Hong Kong and Mainland DERE_RAVEFEZETUREERT
China categorised as Level 2 fair value measurement are determined BIRREZREMENBELEEET - 2E7]
using direct comparison method with reference to the recent selling HUEBMEZHFLGTFIREE  MEEBRLZ
prices of comparable properties on a price per square foot basis FARURMBEEME 2R RAE

which are adjusted to reflect the conditions and locations of the

related properties.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #RE& B iR R M

For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

19. INVESTMENT PROPERTIES (contd) 19. REYHE»

Details of valuation techniques used and key inputs to valuation on RBERRSBERE-RATEAZZIRED
investment properties which are categorised as Level 3 fair value EZHEMERZ MR Z8E 2 FIBN
T

measurement at the end of the reporting period are as follows:

Significant
unobservable
Fair value Valuation techniques inputs Range
NYE B EXFUBEEE HE
2020 2019
HK$'000 HK$'000
TiEn TATL
Properties held for investment 5,005,820 5412550  Combination of direct (1) Reversionary yield; and 2.50% to 4.75%
in Hong Kong comparison method and ERERRE: R (2019: 2.50% 10 4.750%)
UREB 2 BERENE investment method (2) Market rent per square foot ~ 250EZ4.75E
ERUBERREL AR sYIRzmEEE (Z2-NF : 250EZ4T5E)
Properties under construction 911,000 - Residual method Estimated redevelopment costs ~ N/A
in Hong Kong NuERE it ERAA il
UREEz BERY %
Properties held for investment 7,614,185 8,051,133 Combination of direct (1) Reversionary yield; and 3.50% to 5.75%
in the United Kingdom comparison method and ERERE; & (2019: 3.13% to 5.00%)
URREZBERENE investment method (2) Market rent per square foot ~ 3.50BZ5.758
ERNBERREER A BERRzMHAS (ZZ-NE :313BZ5008)
Total 13,531,005 13,463,683
&g
Reversionary yield is the rate taking into account the capitalisation of BERBHET G REEHSWABERE - WE
potential rental income, nature of the property and prevailing market MERERTRGEHZLEE - GFFRZMIS
conditions. Market rent per square foot is the market rent taking into HEe I REEME TSI HEEREERR S
account the direct comparable market transactions to the related JHzmIBHES - At ZERK AR RTXD
properties. Estimated redevelopment costs are the costs to be EREIHE IR -
expended to complete the properties.
The fair value measurements are negatively correlated to the NP EFERERDHRE R 2 ERKAK
reversionary yield and the estimated redevelopment costs, while Rt - MEGFEFRzTHES UKL -

positively correlated to the market rent per square foot.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #RE& B iR KR M

For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

19. INVESTMENT PROPERTIES (contd) 19. REMZE ®
Movements of investment properties which are categorised as PRERE-RATEAEZREMERFANZ
Level 3 fair value measurement during the year are as follows: BT
2020 2019
HK$°000 HK$'000
FET FHT
At 1 January Hm—A—A 13,463,683 13,984,232
Acquisition of assets through acquisition of FRE—ERE L
a subsidiary (Note 40) U iE & & (fi 51 40) 900,562 -
Construction costs incurred EEZEENR 14,926 -
Additions NE - 861
Exchange adjustments PE 5 A 245,863 221,112
Decrease in fair value recognised Rire 2 E R
in the consolidated statement of WMERPERZ
comprehensive income ~NHERD
— unrealised - REBR (1,094,029) (742,522)
Carrying amounts fREE
At 31 December Rt=—H=+-—-H 13,531,005 13,463,683
There were no transfers into or out of Level 3 fair value measurement REBEE_Z-_TFER_FT-NF+_HA=+—
during the years ended 31 December 2020 and 2019 and no HIEFER  B=HAFEFEZREMEY
change in valuation techniques used as compared with those in prior MmEANEL  MATAZHERINTEBTFE
years. In estimating the fair value of the properties, their current use FRAMREEE - RAEFMEZIATE WX
equates to the highest and best use of the properties. ZENRRSERERS REEAR -
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #RE& B iR R M

For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

20. PROPERTY, PLANT AND EQUIPMENT 20. ¥ - BMENRE
Furniture, Yachts and
Leasehold Leasehold fixtures and motor
land  Buildings improvement equipment vehicles Total
HE B -
HELH BF WEEE EERRHE EEREHR k]
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
THT THT THER THER THER THER
Cost BA
At 1 January 2019 RZZ-NF—-A—H 26,540 4,625 12,753 27,661 82,229 153,808
Additions NE - - 14,226 2,847 - 17,073
Disposals/written off HE /HisH - - (1,608) (2,120) - (3,728)
Exchange adjustments i A% (594) (103) - (12) - (709)
At 31 December 2019 R-ZE-AF+=-A=+—H 25,946 4,522 25,371 28,376 82,229 166,444
Additions RE = = 45,278 11,368 91,065 147,711
Disposals/written off HE /HisH - - (11,144) (1,947) (33,813) (46,904)
Exchange adjustments X AR 1,712 298 - 35 - 2,045
At 31 December 2020 R-ZE-EF+-A=+-H 27,658 4,820 59,505 37,832 139,481 269,296
Depreciation E
At 1 January 2019 RZZ2-NF—A—H 2,225 493 12,738 21,503 80,195 117,154
Charge for the year KEFHE 475 104 2,679 2,583 1,543 7384
Elimination upon disposals/  H& /Hifi ks
written off i - - (1,605) (1,930) - (3,535)
Exchange adjustments B 5% (59) (13) - an - (83)
At 31 December 2019 RZE-NE+ZA=t+-H 2,641 584 13,812 22,145 81,738 120,920
Charge for the year KEEHE 468 102 19,261 3,457 2,336 25,624
Elimination upon disposals/ & /i $58%
written off By - - (11,144) (1,832) (33,813) (46,789)
Exchange adjustments RS 203 45 - 31 - 279
At 31 December 2020 R-B-ZF+-A=1-H 3,312 731 21,929 23,801 50,261 100,034
Carrying amounts REE
At 31 December 2020 R-Z-EF+=-A=+-H 24,346 4,089 37,576 14,031 89,220 169,262
At 31 December 2019 RZE-AF+=A=1+—H 23,305 3,938 11,559 6,231 491 45,524
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

21. RIGHT-OF-USE ASSETS AND LEASE

LIABILITIES

RE VIR

For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

The Group leases assets including properties and equipment. Most

of the leases of properties are negotiated for term ranging from

one to three years while lease of equipment is negotiated for five

years. Information about leases for which the Group is a lessee is

presented below:

(a) Right-of-use assets

Cost
At 1 January 2019
Additions

At 31 December 2019
Additions
Written off on expiry of lease

At 31 December 2020
Depreciation
At 1 January 2019

Charge for the year

At 31 December 2019
Charge for the year
Elimination upon written off

on expiry of lease

At 31 December 2020

Carrying amounts
At 31 December 2020

At 31 December 2019

R-_ZE—NF—HA—H

S
i

R-F-NF+=-A=+—~H
NE
FE 40 5) H RS 3 3

R=2=%F+=A=+—H
K

R-_F-NF—A—H
AFEITE
R-_F-h&F+=-A=+—8H
AEEITE

HRLAO B ER A K B

H3H

R-B-®F+-A=+—8

SREE
R-ZE-ZEF+ZA=1T—H

RZE—-NF+=-—A=+—H

2. FAREEREESE

AEEAR 2 BERBRYMERRZME - KB
EZHEOBRCENA—Z2=F  MRE2ZHE
HNERZEBRESF - BREAKEEREABEA
ZHEEEMZHMT

(a) FEREEE
Properties Equipment Total
LIES BB HE
HK$'000 HK$'000 HK$'000
TET TET TAET
6,593 1,232 7,825
148,754 = 148,754
155,347 1,232 156,579
51,880 = 51,880
(365) - (365)
206,862 1,232 208,094
19,218 462 19,680
19,218 462 19,680
62,102 462 62,564
(365) = (365)
80,955 924 81,879
125,907 308 126,215
136,129 770 136,899
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #R&

For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

21. RIGHT-OF-USE ASSETS AND LEASE
LIABILITIES (contd)

ISR R MY EE

2. FHAREEREEEE:®

(b) Lease liabilities (b) HEEME

2020 2019
HK$'000 HK$'000
FExT FHT

Lease liabilities payable within a period of: AR T HEENEEAE
Less than one year —FLT 67,300 47,929
More than one year but within two years —F LA L ETBEMmF 50,297 50,539
More than two years but within five years LI MRS RS 7,593 33,586
125,190 132,054
Less: Amounts due within one year W —FREHZ 8 (67,300) (47,929)
Amounts due after one year —FRIEZ KA 57,890 84,125

The amounts recognised in profit or loss in relation to leases are
disclosed in Notes 11 and 14.

BT ERAMAE L SERAMEIR14
R -

The total cash outflow for leases for the year ended RBEZ-_ZFT_ZZF+=ZA=+—H
31 December 2020 was approximately HK$74,050,000 (2019: EFEE -HE Z iﬁ emMEBEHAR
HK$54,559,000). 74,050,000 L (ZF—1F : 54,559,000/
JT) °
22. INTANGIBLE ASSETS 2. BLEE
Trading and
exchange
rights Trademark Total
EERESE [af B
HK$'000 HK$'000 HK$'000
FAET FAT FAT
Cost R
At 1 January 2019, 756 Z-NF—H—HB
31 December 2019 and —NF+ZA=+—RHkK
31 December 2020 :$f$¢+fﬂ_+ H 2,705 14,300 17,005
Amortisation and impairment #8 & R &
At 1 January 2019, R=ZZT—-NF—AHA—A8"
31 December 2019 and —NF+ZA=+—AHK
31 December 2020 —E-EFF+ZA=+—H 2,705 14,300 17,005
Carrying amounts REE
At 31 December 2020 R-B-Z2F+=-A=+—H = o =
At 31 December 2019 RZE-NF+ZA=+—8H - - -
The above intangible assets have definite useful lives. Such intangible FEEEAEBREERFY - WUBERE

assets are amortised on a straight-line basis over five years.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #RE& B iR KR M

For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

23. GOODWILL 23. &
HK$'000
FAT
Cost A
At 1 January 2019, R—ZZE—NEF—HA—H"
31 December 2019 and —E-AFE+ZA=F+—8K
31 December 2020 —EBTFE+-_R=+—H 370,686
Impairment WE
At 1 January 2019 RZE-NF—H—H 47,748
Impairment loss for the year AFERERE 322,938
At 31 December 2019 and RZFE-NF+ZA=+—HBRK
31 December 2020 —EEF+-A=+—H 370,686
Carrying amounts IREE
At 31 December 2020 R-Z-Z2F+=-A=+—H -
At 31 December 2019 R-ZE-NF+-A=+—H -
Impairment testing of goodwill BERERNR
For the purpose of impairment testing, goodwill acquired through RETRENS  RETERAHELZBE
certain business combinations has been allocated to the Group's ENREAEECREELSEN  BRELEE
CGUs, which in all cases were determined to be investment BNBRARMBEE CIREMSE - FTEREHE
properties owned by subsidiaries. All goodwill was fully impaired and BERAELDNBEFERER °

was recognised in prior years.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

23. GOODWILL (Cont'd)

Impairment testing of goodwill (Cont'd)

The recoverable amount for the CGU operated in the United
Kingdom had been determined based on value-in-use calculation
using five-year cash flow projections approved by the Directors.
The pre-tax discount rate adopted as at 31 December 2019
was approximately 5.20% per annum for the United Kingdom
property business which was applied to the cash flow projection
when assessing the recoverability of the CGU containing goodwill.
Cashflows beyond that five-year period had been extrapolated
at nil growth rate in the calculation of the terminal value. As at
31 December 2019, the management noted that the anchor tenant
of the investment property of the Group located in the United
Kingdom would surrender the lease in the first quarter of 2020
and thereafter asset enhancement work to the investment property
was expected to carry out by the Group. Based on this assumption,
an independent qualified professional valuer had carried out a
value-in-use calculation of the CGU operated in the United Kingdom,
with the recoverable amount for the United Kingdom CGU of
approximately HK$3,269,118,000 as at 31 December 2019. The
Group recognised a full impairment loss of goodwill of approximately
HK$322,938,000 attributable to the United Kingdom CGU as at
31 December 2019.

In the preparation of the value-in-use calculation, there were a
number of assumptions and estimates involved for the preparation
of the cash flow projections. Key assumptions included gross
income, discount rates and time period required for the asset
enhancement work which were determined by the Directors based
on past performance and their expectation for market development.
The values assigned to key assumptions were based on historical
experience, current market conditions, approved forecasts and
consistent with external information sources. Gross income was
budgeted gross income. The discount rates used were determined
with reference to weighted average cost of capital of similar
companies in the industry reflected specific risks relating to the
industry. Time period required for the asset enhancement work was
determined based on time required for similar work of comparable
investment property. The estimated future cash inflow and cash
outflow derived from asset enhancement was excluded in the value-

in-use calculation.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #RE& B iR KR M

For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

24. INVESTMENTS ACCOUNTED FOR USING 24, LERZEARZKRE
THE EQUITY METHOD

2020 2019
HK$'000 HK$'000
FHET FET
(@) Interests in associates: @ WtEATIERE
Cost of investments in associates REREE N AR
— unlisted -kt 1,204,736 1,204,736
Share of post-acquisition profits/losses HAERERERN, BB R
and other comprehensive income/ Hih 2 AR S
expenses net of dividends received MR E WA B 994,774 1,020,234
2,199,510 2,224,970
(b) Interest in a joint venture: (note) b) —HEEARER: ()
Cost of investment in a joint venture HE—HEERRKAE
— unlisted -3ELET - 150
Share of post-acquisition profits BEW B R T - 208,208
- 208,358
2,199,510 2,433,328
Note: During the year ended 31 December 2019, the Group further e RBE_ZT—-—AF+_A=+T—HLF
subscribed 1% equity interest in Landrich so that the Group F - AEEE-FRBEELRZ10RAKE
held 519 equity interest in Landrich as at 31 December 2019. &w MARERZZE-NEF+A=+—
Pursuant to the shareholders’ agreements, it requires unanimous AREEB 2510 AER - BRERR
consent from all shareholders of Landrich for decisions about # o HEEEBRREEMERR —HF
the relevant activities. The Group did not have control over E-RZZE-—NE+ZRA=+—8 &%
Landrich under the shareholders’ agreements notwithstanding E 5B EMEBS00RAERE - BRE
the Group held more than 50% equity interest in Landrich as at RERBZEIN EEIEHE - WERE S EAR
31 December 2019 and Landrich was therefore classified as a AEBZAERTA -
joint venture of the Group.
During the year ended 31 December 2020, the Group acquired REBEZE-_ZT_TF+_A=+—HILF
the remaining 49% of the entire issued share capital of Landrich B AEBWEERRT49%2EE ET
and Landrich has become a wholly-owned subsidiary of the R - MEMEKARARZ —HE2EHE
Company thereafter. Details of the acquisition are set out in EWEAR - ZWEEEZFBE2EHINRN
Note 40. M EE40/A
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #R& B R M &L
For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

24. INVESTMENTS ACCOUNTED FOR USING 24, LERZEARZKRE®

THE EQUITY METHOD (contd)

Particulars of the Group's principal associates as at 31 December
2020 are set out in Note 50.

The Company provided corporate guarantees to secure bank
borrowings granted to its associates and joint venture in prior years.
The fair value of the financial guarantee contract at initial recognition
was determined by an independent qualified professional valuer,
and was recognised as investments accounted for using the equity
method and financial guarantee liabilities in the Group's consolidated

statement of financial position.

As at 31 December 2020, the investment properties held by the
Group's principal associates (2019: associates and joint venture)
were revalued by B.I. Appraisals. B.I. Appraisals continues to adopt
investment method and/or direct comparison method as the
valuation methodologies. As at 31 December 2019, for investment
properties under construction at fair value, their fair value were
determined by residual method. The valuation methods and
significant assumptions applied in determining the fair values of

investment properties are detailed in Note 19

All of the associates (2019: associates and joint venture) are
accounted for using the equity method in these consolidated

financial statements.

The information below reflects the amounts presented in the
unaudited financial statements of associates (2019: associates and
joint venture) which were prepared in accordance with HKFRSs
adjusted for the differences arising from accounting policies and
different financial year-end dates between the Group and the

associates and joint venture, if any.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #RE& B iR KR M

For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

24. INVESTMENTS ACCOUNTED FOR USING 24, LERZEARZKRE®
THE EQUITY METHOD (contd)

(a) Interests in associates () HEATER
The summarised financial information in respect of the REBMEBZHE NG -BEHEERARA
Group's material associate, Finedale Industries Limited, is set Al B ERBESIN AT
out below:
Finedale Industries Limited EHEEERQF
2020 2019
HK$'000 HK$'000
FET FAT
Non-current assets EmBEE 3,684,000 3,709,000
Current assets MEEE 651,890 578,704
Current liabilities mEBE (71,963) (86,905)
Net assets BERE 4,263,927 4,200,799
Revenue A 114,383 110,173
Profit (loss) for the year REEa A (ER) 63,128 (47,729)
Total comprehensive income (expenses) REE2ENE (ZH) 858
for the year 63,128 (47,729)
Reconciliation of the summarised financial Bhea N A s 2 ARTE(E B
information presented to the carrying amount IS E R Z SR -
of its interest in the associate:
Net assets at 1 January R—A—BZEESFE 4,200,799 4,248,528
Total comprehensive income (expenses) REErEE L) @58
for the year 63,128 (47,729)
Net assets at 31 December ®n+-—A=+—82
BEFE 4,263,927 4,200,799
Interest held by the Group REEFE 2 B 33.33% 33.330%
Group's interest in the associate and REBERZBE N2
the carrying amount W NMREE 1,421,309 1,400,266
Dividend received from the associate RAFEDHREE QT ZRE

during the year - -
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS %R & B # #aR M &

For the year ended 31 December 2020 E T -_ZTF+_A=+—HILFE

24. INVESTMENTS ACCOUNTED FOR USING ~ 24. UERZEARZRE®
THE EQUITY METHOD (contd)

(a) Interests in associates (Cont'd) () HEQATERE)
Aggregate financial information of associates that are not ERIZFEE 2B E N RV IEE R 4AE

individually material:

2020 2019
HK$'000 HK$'000
FHET FHET
Group's share of results for the year REBBOANFEES (56,670) 20,862
Group's share of other comprehensive REEBOERFE
income (expenses) for the year Hip 2 mias (GE ) 10,132 (4,382)
Group's share of total comprehensive REEBORFE
(expenses) income for the year 2HE () WE=4R5E (46,538) 16,480
Group's aggregate interests in these REERZEHRENTZ
associates and the carrying amounts B N REE 778,201 824,704
Dividends received from associates RAFEDHEENE 2
during the year ARE - 48212

250 CHINESE ESTATES HOLDINGS LIMITED ~ ANNUAL REPORT 2020



NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #RE& B iR KR M

24. INVESTMENTS ACCOUNTED FOR USING

THE EQUITY METHOD (contd)

(b) Interest in a joint venture

The summarised financial information in respect of the

Group's joint venture, Landrich, is set out below:

Landrich (H.K.) Limited

Non-current asset

Current assets
Cash and cash equivalents

Other current assets

Current liabilities
Current financial liabilities
(excluding trade and other payables
and provisions)

Other current liabilities

Non-current liability

Non-current financial liabilities

Net assets

For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

24. LEZZEARZERE®

(b) —EBEELTER

HANT -

EWREBERLT

FRBEE

mBEE
RekReFEER
Hitn#EE

nEBaE
REBETHAR
(TERENESRER
HoAth A BRI LA e B )
Hitn# A&

FRBAME
FRBHEmEE

BEFME

—E-BEER

AEBAERR-RHcMBENME

2019
HK$'000
TAT

900,000

6,571

2,018

8,589

(180,000)

(2,576)

(182,576)

(317,467)

408,546
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS %R & B # #aR M &

For the year ended 31 December 2020 E T -_ZTF+_A=+—HILFE

24. INVESTMENTS ACCOUNTED FOR USING 24. LR EARZERE®

THE EQUITY METHOD (contd)
(b) Interest in a joint venture (Cont'd) (b)

The summarised financial information in respect of the

Group's joint venture, Landrich, is set out below: (Cont'd)
Landrich (H.K.) Limited (Cont'd)
The results of Landrich for the period from 1 January 2020

to the date of completion of acquisition and the year ended

31 December 2019 are as follows:

—HEEQRER(E)

AEBMAERR-RHcMBENME
o T - ()

BHR(EB)ARAIRGE)

R-ZE-TF-A-HEWBZTKA

YR EHE —E-NF+_A=1—
BIESFE  BH2EENT

2020 2019

HK$'000 HK$'000

FHET FHET

Revenue A - 4,200

Interest expense FEFSE - 5,364

Income tax credit Frig s g 614 -

(Loss) profit for the period/year HAA,F A (B8 i (5,553) 401,292
Total comprehensive (expenses) income HN/ FR2E G E) K

for the period/year M (5,553) 401,292
Dividend received from the joint venture REIR, FABKREE QT

during the period/year ZIRE = =
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VIR

For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

24. INVESTMENTS ACCOUNTED FOR USING
THE EQUITY METHOD (contd)

(b)

Interest in a joint venture (Cont'd)

The summarised financial information in respect of the

Group's joint venture, Landrich, is set out below: (Cont'd)

Landrich (H.K.) Limited (Cont'd)

b) —RIBEA TR

24. R EARZKRE®

AEBMAERR-RHcMBENME

#owT - ()

BR(EB)ARARGE)

Reconciliation of the summarised financial BERNRERREER

information presented to the carrying amount AR E 4R -

of its interest in the joint venture:

Net assets at 1 January R—A—BZEESFE
Increase in share capital (note) A& A8 o0 (P E)

Total comprehensive income for the year REEE2HZRHE

Net assets at 31 December R+—A=+—RZzEBEFE
Interest held by the Group REBERFH 2 S

Group's interest in the joint venture and REBERZEERAIZER K

the carrying amount RmEE

Note: Upon completion of the subscription during the year ended
31 December 2019, the excess of the Group's share of the
net fair value of the identifiable assets and liabilities over
the cost of the investment of approximately HK$4,089,000
was included in the determination of the Group's share of
the joint venture's profit or loss in the period in which the
investment was acquired.

2019
HK$'000
TAT

7,253
1
401,292

408,546

51%

208,358

Mz : RBEZT—NF+_A=+—HL#F
EATKRER  AEEBEAHRE
ERBBEZAFEFEBAREXNELY
74,089,000/ LI B RN IIEZ IR E 2 B
AABREECAEBEGLHAENRZ

S
B e

—E-BEER
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #R& B R M &L
For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

25.

26.

ADVANCES TO ASSOCIATES

Interest-bearing advance(s) to associate(s) BAEEAR 25 ERIE
Interest-free advances to associates BABMERRZRE ?”
The advances to associates are unsecured. The Group will not

demand for repayment within one year from the end of the reporting
period and the amounts are therefore shown as non-current. The
interest-bearing advance(s) to associate(s) bear(s) interest at the

prevailing market rate(s).

ADVANCE TO A JOINT VENTURE

During the year ended 31 December 2020, the advance to a joint
venture was reclassified to amount due from a subsidiary following
the completion of the acquisition of the joint venture, details are set
out in Note 40.

As at 31 December 2019, the advance to a joint venture was
unsecured and interest-free. The Group would not demand for
repayment within one year from the end of the reporting period and

the amount was therefore shown as non-current.
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25.

26.

TR

B A ARA

2020 2019
HK$'000 HK$'000

TEx TAT

46,516 47,846

1,947 265

48,463 48,111
BNBERRFANEER -  ARETERK

?

>:-

RBEFHRESF —FREERER - #EZEFS
HIVESERBIEE - BB ERR 2 EHE
AE R Z TISEENEGE -

B -BHEEARDNREA

BE_Z-ZF+-_A=1+—HLFE  2f
—HARERRRECR EREBAE ARG
BRINNH 40N REH D BEMBRRR

R-Z—hE+=-A= ﬁﬁ BN
A A FUOE TR K %%°$ BErgeZkn
WERE —FANEERE &h%ﬂﬁﬂ
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #RE& B iR KR M

For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

27. FINANCIAL ASSETS MEASURED AT FAIR

VALUE THROUGH PROFIT OR LOSS

Bonds (note (i)
Structured products (note (ii))
Investments held-for-trading (note (iii))

B (M)

Club and corporate debentures (note (iv))

Analysed for reporting purpose as: TEREREZ O -
Non-current FEREME
Current mEME

As at 31 December 2020, the aggregate carrying amount of
bonds and investments held-for-trading was approximately
HK$3,440,336,000 (2019: bonds of HK$8,975,533,000), including
bonds and investments held-for-trading with aggregate carrying
amount of approximately HK$1,378,931,000 (2019: bonds of
HK$1,650,320,000) were available to be loaned to financial
institutions for earning lending fee income and the same or
substantially the same securities would be returned to the Group,
pursuant to the terms and conditions contained in the securities
pooled lending agreements, neither bonds nor investments
held-for-trading (2019: bonds of HK$90,709,000) were on loan at
the end of the reporting period.

Notes:

(i)  During the year ended 31 December 2020, three indirect wholly-
owned subsidiaries of the Company, as the sellers, and Ms. Chan,
Hoi-wan, an executive Director and the Trustee of Substantial
Shareholders, as the purchaser (“Purchaser”), entered into a
disposal agreement in relation to the sale and purchase of certain
debt securities (“Disposal”).

Pursuant to the disposal agreement, the Disposal may be
completed in tranches and the completion of the last tranche of
the Disposal shall take place not later than 31 December 2020.
During the year ended 31 December 2020, all the conditions
had been fulfilled and the disposal of the last tranche of the debt
securities had been completed in accordance with the terms and
conditions of the disposal agreement.

AERE A A (B REGE))
FHEE B 21 & (ML)
B M2 RES G EEY)

27. BBBERURMAFETEZ

THEE

2020 2019
HK$'000 HK$'000
TExT FET
3,287,649 8,975,533
52,426 -
152,687 -
57,774 62,820
3,550,536 9,038,353
1,629,070 1,670,271
1,921,466 7,368,082
3,550,536 9,038,353

R-ZE-_TE+-_A=+—8 BHFLFE
BEECHREZREBERTELR3,440,336,000
BIL(ZE—NF : £%58,975,533,000%7T)
EPRAEMARELNA1,378,931,0008 L2
BEHERBIEEEZRE(ZE—NEF  BF
1,650,320,000%7T) - IRIBEERFEFEE B
BAIERZGERRGNG  THEE TS REE
BEEEERA  MEZEFHFAABER
ZEAKEREETAEE - RWMEHR - I
EEHFRFEEEZRE(CZE—NF : BF
90,709,000/ ) EAE H °

P& -

) REE-ZFZ-_ZTF+=-A=+—HLHF
B ARARZZRME2EBREWB R
(EBE R HEEIBLLEFITEERAR
RAIZEBREZETAERERTERD)
RN EHE  RAEHEBEETE
BEH(HESBAE]D -

REBZHEHZE  HEFHAIMER
M&E—HHEFAATER -_FT-_FF
ToA=T—HEK -REBEE-_T_FF
TZA=+—RLLFE  FEKTHEE
EX MEE—RHEBES ZHECRER
H & R 2 R R M 2K o

SBRCREEH  EAEEENE
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS %R & B # #aR M &

For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

27. FINANCIAL ASSETS MEASURED AT FAIR
VALUE THROUGH PROFIT OR LOSS (contd)

Notes: (Cont'd)
(i)  (Contd)

Details of the Disposal were set out in the announcements of
the Company dated 29 January 2020, 23 March 2020 and
18 December 2020 and the circular of the Company dated
28 February 2020.

The bonds denominated in US$ carry at fixed rate range from
7.000% to 13.000% per annum of which notional amount of
US$188,200,000 are callable, all bonds denominated in GBP
with notional amount of GBP23,500,000 carry at fixed rate range
from 5.875% to 7.250% per annum are callable and bond
denominated in EUR with notional amount of EUR2,000,000
carries at fixed rate of 6.125% per annum is callable.

The listed bonds are traded in active market and stated at fair
values at the end of the reporting period. Their fair values are
determined by reference to market bid prices quoted by financial
institutions and brokers. For unlisted bond measured at fair value,
details of the fair value measurement are disclosed in Note 5(c).

Major terms of the bonds denominated in US$, GBP and EUR are

as follows:

Notional amount Maturity
US$120,000,000 2021
US$60,000,000 2022
US$63,200,000 2023
US$117,000,000 2024
US$1,000,000 2025
US$33,000,000 Perpetual
GBP23,500,000 Perpetual
EUR2,000,000 Perpetual

(i) The structured products comprised equity linked notes and
secured loan repackaged note with fixed interest rates which are
issued by the financial institutions and stated at fair values at the
end of the reporting period. Details of the fair value measurements
are disclosed in Note 5(c).

(i) The investments held-for-trading comprised equity securities listed
in Hong Kong or elsewhere which are traded in active market and
stated at fair values at the end of the reporting period. Their fair
values are determined based on the quoted market bid prices
available on the respective stock exchanges in Hong Kong and
elsewhere.

(iv)  Club and corporate debentures are stated at fair values at the end
of the reporting period. Details of the fair value measurements are
disclosed in Note 5(c).

Included in non-current assets, there were financial assets
measured at FVTPL of approximately HK$1,629,070,000 (2019:
HK$1,670,271,000). They were included in non-current assets

according to their intended holding periods.
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27. BBRBERURMAFETEZ
EREE®

e

0]

(i)

(iil)

)

(®)
(B

HEFEY HEORIINAATNABMA
T-TF—A-tNB —F-TF=A
Z+=ZAERZZEEFTATNABZA
BAR—ZE-BE-A-—+/\BZEH
A o

AETTEHEZ EHEEFHEA7.000EE
13.000F + HFR#%& ©%45188,200,0003%
T2 EEARERLD @ 2 ARSEHEZE
4 (%E S E /23,500,000 £) [E £ F 7
R A5875EE7.250F 0 RAAEE - LA
BITFHEZ EFH (&S5 A2,000,000E
o) EEEFERAE6125E - R ARED -

EHEFRRRERBZTISEE  RBRE
HIRUARFEIER - BH2AFEDRE
TREBLRER2THEAREEE 5l
NRFEFEZELTESME - 2 FE
FEZFHBC RS (QREKE -

NET  BERBTHEZESRZTIER
VYN

ZESH A
120,000,000% 7T —E-—F
60,000,000 7T —E-—

63,200,000% 7T :23: =%
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1,000,0003 7T AT
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2,000,000 7T KA

EEMEMEERRHBREREEAE
zAE%ﬁE%?%ﬁﬁiﬂ%&Eﬁ%%ﬂ%%
1T BERMERRARFEINER - 2F
BEFFEZFBERMES(MIKEE -

BIEEEZREBRERE B Kt
MZBEABELET NI ERZTHES
BRBERRUQRFEINER - EATFETY
&E/’é&ﬁ@ﬁﬁ:ﬁﬁﬁaz EHERGFTZm
HEABREBMET °

R gfERARESFNARTFED
EFEZHBERIMES QR

R & 5
OA

R s

o

RBEETRRBRRABEARBRAFER
EZEREERN,629,070,0008(ZE—H

E

1,670,271,00087T)  RIEFE 2 FTH

BHMt AFFRBEE -



NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B B| R M &
For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

28. FINANCIAL ASSETS MEASURED
AT FAIR VALUE THROUGH OTHER
COMPREHENSIVE INCOME

28. BB H M WS R R AT

EHFfEZERMEE

2020 2019
HK$'000 HK$'000
FET FAT
Listed investments: ETRE -
— Equity securities listed in Hong Kong - REB EMRAE
(note (i) (GEI0) 12,814,000 18,578,652
Unlisted equity securities: EEMRARES -
— Incorporated in Hong Kong (note (ii)) — RE BT (FHEEGD)) 1,007,337 1,045,621
— Incorporated elsewhere — R E A & T A L
(note (iii)) (Bf 2 Giii)) 585,883 558,270
14,407,220 20,182,543
Notes: M EE
(i)  As at 31 December 2020, the Group held certain Evergrande i) RZZTEZTF+=-A=+—H $’§ £l

HEETEREND REBEE_T-_ZF
TZA=T-BLFE" $E?F75Nﬂ%m
BZBEARBMEEERNRND A FESE

Shares. The unrealised loss on fair value change of the Evergrande
Shares of HK$5,762,000,000 (2019: HK$1,591,000,000),
which was determined based on quoted market bid price in

active market, was recorded in financial assets measured at B2 R E1ES5,762,000,0008 L (= F
FVTOCI reserve during the year ended 31 December 2020. The — L& 1 1,591,000,000/ 7T) B 7 iR 18 H
carrying amount of the Evergrande Shares held by the Group thEEREARRATFEFEZEHBE

as at 31 December 2020 was HK$12,814,000,000 (2019: EZHEAAR R-ZZTE-_FTF+=-A

(i)

HK$18,576,000,000).

As at 31 December 2020, the carrying amount of listed equity
securities was HK$12,814,000,000 (2019: HK$18,578,652,000),

Z+—B AEEFEEARDZER
£/412,814,000,000/8 L (B — L4 :
18,576,000,000/8 7T) °

R-ZE-_ZTF+-_A=+—H " FHKRAKX
B 7 BRHEEA12,814,000,0008 T (==

including listed equity securities with carrying amount of — L% 1 18,578,652,000/70) * HHEE
HK$759,900,000 (2019: nil) were available to be loaned to {B4759,900,0008 T(ZF—h4F : )z
financial institutions for eaming lending fee income and the same TTRAZES  REESISFEBEEHEMN

or substantially the same securities would be returned to the
Group, pursuant to the terms and conditions contained in the
securities pooled lending agreements, none (2019: nil) of the
listed equity securities were on loan at the end of the reporting
period.

As at 31 December 2020, the carrying amount mainly comprised
investment in a property development project in Hong Kong (10%
interest) of HK$859,286,000 (2019: HK$882,763,000).

(i)

B2 R Rt ATEER T 2R E N
RMEEBEA  MZEEFRXABER
ZEFHERRTAEE - RREHR
VE(CT-NF : EEHZ EmRAE

R-E-_ZF+_-_A=+—H FEEX
EARERN—BUNRBBZYHEERIEAR
(15 10%#£ 25) 859,286,000/ T (ZFE— 1
£ 1 882,763,000/ 7T) °

ZFEFR

_7_
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #R&

For the year ended 31 December 2020 E T -_ZTF+_A=+—HILFE

28.

29.

FINANCIAL ASSETS MEASURED
AT FAIR VALUE THROUGH OTHER
COMPREHENSIVE INCOME (contd)

Notes: (Cont'd)

(iil)

As at 31 December 2020, the carrying amount mainly comprised
investment in an exempted limited partnership formed under
the Exempted Limited Partnership Law (Revised) of the Cayman
Islands (“Cayman Islands Partnership”) of approximately
HK$488,583,000 (2019: HK$467,915,000).

The Cayman Islands Partnership has a term of ten years from the
date of initial closing. Purposes of the Cayman Islands Partnership
are to achieve exceptional returns by acquiring, holding and
disposing of equity, equity-related securities, high-yield structured
financial products, independently or with others, in companies
with various operations or such other activities.

The quoted price in active market of equity securities listed in Hong
Kong represents quoted market bid price available on the Stock

Exchange.

For unlisted equity securities measured at fair value, details of the fair

value measurements are disclosed in Note 5(c).

Included in non-current assets, there were financial assets
measured at FVTOCI of approximately HK$14,407,220,000 (2019:
HK$20,182,543,000). They were included in non-current assets
according to their intended holding periods.

ADVANCE(S) TO INVESTEE COMPANY (IES)

The advance(s) to investee company(ies) is (were) unsecured and
interest-free. The Group will not demand for repayment within one
year from the end of the reporting period and the amount(s) is (were)

therefore shown as non-current.
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28. i@

29.

ISR R MY EE

1B H b 2 U 5 UL R A F
BifECzEmEE®w

MisE © (48)

RZZEZZTF+=-—A=+—H8 EEEF
DEARER—MIRHAESHSEARRERE
BOELIEEDRIZERCERAE
TrE(HEHESEZ %)) 4488,583,000
BEIT(ZZE— N4 : 467,915,000/87T) ©

(iil)

REREARCEMVSHIEBRERE+
F-HERBABLCEZANREREY
FHEHEMATBE HERHESERD
ZRRMZBEA - BAEEESAEREZ
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P2 5 B ARIE o
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #RE& B iR KR M

For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

30. DEFERRED TAXATION 30. IEIERIE
The following is the major deferred tax liabilities provided (assets AT A 7K 52 B R 7R 3 25 HA F) R 38 1F ¥ 45 B
recognised) by the Group and movements thereon during the FERTEREGB BB (BEZHER) AL
current and prior reporting periods: B
Accelerated
Investment tax Tax
properties depreciation losses Total
hoEEBLIE
REWHE wE nEEE HE
HK$'000 HK$'000 HK$'000 HK$'000
FET FET FAET FET
At 1 January 2019 RZZE—-NF—H—H 25,057 27,995 (2,059) 50,993
Exchange adjustments M H A 39 746 (46) 739
Charged to the consolidated W& 2 FE W RE P
statement of ek (MHEE13)
comprehensive income
(Note 13) 6,328 3,900 (2,003) 8,225
At 31 December 2019 RZE—-—NF+ZA=+—A1 31,424 32,641 (4,108) 59,957
Exchange adjustments M H FA 66 1,148 (424) 790
Credited to the consolidated ~ H4RE 2 E S HRE +
statement of e (M 13)
comprehensive income
(Note 13) (5,268) 4,218 (14,575) (15,625)
At 31 December 2020 R=-B=-ZEF+=-A=+—H 26,222 38,007 (19,107) 45,122
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30. DEFERRED TAXATION (contd)

For the purpose of the presentation in the consolidated statement of
financial position, certain deferred tax liabilities and assets have been
offset. The following is the analysis of the deferred tax balances for

financial reporting purposes:

Deferred tax liabilities FIERIEE &
Deferred tax assets EETIBE =

At the end of the reporting period, the Group has the following major
unrecognised deferred tax assets due to the unpredictability of the

future profit streams.

IEBIAESTE
MISE1R

Accelerated tax depreciation

Tax losses

At the end of the reporting period, the Group's unused tax
losses not recognised of approximately HK$44,574,000 (2019:
HK$33,473,000) will be expired in one to five years. Other
unrecognised tax losses may be carried forward indefinitely and

subject to the confirmation from the respective tax authority.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS %R & B # #aR M &

For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

30. EERIE )

REEMBMRBRRZEY)  ETEEHER
BEREECIEHE - RYBRE BB 2ETEH

HESBTWT -
2020 2019
HK$'000 HK$'000
FERT FHIT
56,394 61,549
(11,272) (1,592)
45,122 59,957

REEHR - REB B P B ATRRARIOR T M
AEBATZETBREEHRBEE

2020 2019

HK$'000 HK$'000

FHET FHEIT
(137) (279)
(292,115) (266,849)
(292,252) (267,128)

RBERR  AEBMR—E2RFAEEm AR
W iR 2 AR A E 1840 /44,574,000% 7T
(ZZ—N%F : 33,473,00087T) ° HERKER
ZRISBEAERBLE  WASHARER
R o



NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B B| R M &
For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

31. OTHER FINANCIAL ASSETS

(a)

(b)

()

Pledged deposits

The amounts represent deposits pledged to banks and other
financial institutions to secure credit facilities granted to the
Group. Deposits amounting to approximately HK$178,532,000
(2019: HK$174,221,000) have been pledged to secure
short-term borrowings and are therefore classified as current
assets. The remaining deposits amounting to approximately
HK$81,974,000 (2019: HK$100,002,000) have been
pledged to secure long-term borrowings and are therefore

classified as non-current assets.

The pledged deposits carry interest at prevailing market
deposit rates. The pledged deposits will be released upon the

repayment of relevant borrowings.

Securities trading receivables and deposits

Securities trading receivables and deposits are mainly amounts

due from clearing house, brokers and clients.

Time deposits, bank balances and cash

The time deposits and certain bank balances carry interest at
prevailing market deposit rates. As at 31 December 2020, time
deposits with maturity greater than three months amounted
to approximately HK$35,634,000 (2019: HK$152,129,000)
and the remaining deposits were with maturity not greater
than three months. The Group does not hold collateral over
the deposit balances. As at 31 December 2020, balances
of cash and cash equivalents amounted to approximately
HK$1,618,908,000 (2019: HK$413,190,000).

HiteMEE

(@)

(b)

(9

EHRER

ZEFEEERTRITREMS K
B EAEAEBEEREEEZIER
#178,532,0008 (=T — L& :
174,221,000 7T) 2 FREEREH
EEZER BESBEARBEE -
#T4981,974,0008 (=T — L& ¢
100,002,000 70) 2 FREERREE
B2ER M BERFERBEE -

WA B R IR B B T IS5 2 7 5N R F
B REERERHNEREERESR
By R B o

EREERZRARER

ERFHFZHEBRGEREZ AR
R BHRERLREPHIEA -

EHER  RITEBRRES
FHEFERRETRITERIZERTISZ
FRAEHE RZT_FF+RA=
+—B  FRESR=_EAZEHER
S EEH 535,634,000 T (ZE— NL4F -
152,129,000/ 7T) + 88 NF R 2 73 E#
BIREZR=@A - XEBMLERTRE
BEEER R-_TE-_TF+-A=+
—HB BeRkBELSEBEBEABSE
#171,618,908,000/8 (=T — N4 -
413,190,000/ 7T) °

SEFEHR  FEABXEE

_7_
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #R& B R M &L
For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

32. DEBTORS, DEPOSITS, OTHER
RECEIVABLES AND PREPAYMENTS

Trade receivables

Less: Allowance for credit losses

Deposits and prepayments
Interest receivables from bonds and
structured products

Other receivables

Analysed for reporting purpose as:
Non-current

Current

Included in debtors, deposits, other receivables and prepayments
are trade receivables of approximately HK$21,817,000 (2019:
HK$22,442,000 (restated)), which comprised rental and building
management fee receivables billed in advance and settlements from
tenants which are expected upon receipts of billings and receivables

from property management services and cosmetics business.

32. EWERE - € - H

il P& U AR

=
HRFENRIE

2020 2019
HK$'000 HK$'000
FH T FHT
(restated)
(&%)
FEWE 5 8R18 24,756 22,496
B EEBBEE (2,939) (54)
21,817 22,442
e MIERFRIEAE 94,497 66,406

EFREBEERZ
FELIF B 61,455 113,180
H b fE BRI 122,763 114,541
300,532 316,569

ERERBRZ DM

EmBE 50,380 15,388
mENEE 250,152 301,181
300,532 316,569

E5 2 RUARIA -
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VIR

For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

32. DEBTORS, DEPOSITS, OTHER
RECEIVABLES AND PREPAYMENTS (contd)

The carrying amounts of trade receivables (net of allowance for

credit losses) of the Group's major businesses are as follows:

32. EWERIE - #2#€ - HMEUWER

HRASRE®

AEEXFEXBREEZRAEGREEER
BB < REEWT

2020 2019

HK$'000 HK$'000

FHET FAT

(restated)

(&%)

Rental receivables from property leasing WEBRS 7 EKIES® 12,628 9,215
Building and property management services BFEIMEERERBEZ

fee receivables FEURERTE 7,940 10,311

Receivables from cosmetics business bz ¥R 2 BUKERIE 1,249 2916

21,817 22,442

The Group maintains a defined credit policy to assess the credit
quality of each counterparty. The collection is closely monitored to
minimise any credit risk associated with these trade receivables.
Rental and building management fee in respect of leased properties
are payable in advance by the tenants. Other trade debtors settle
their accounts according to the payment terms as stated in the

respective contracts.

The following is the aged analysis of trade receivables (net of
allowance for credit losses), presented based on the respective

revenue recognition dates, at the end of the reporting period:

AEBEOHTREZEERER  UTEERS
TRIEEEER - AEETEREZER - 5
REBREZSEVESRBRBEZEER
e MEME2HEMEFTERBAMMFE
XAt o BB BEBARBMER & #RT A
ZIRIEFBRBEREA °

BEBRFBERA 2 BRBHAZ5| 2 BIKE 5HRE
(MR EEBRBBNREHRZRER DTN
T

0-30 days TE=1H
31-60 days =+—HZEXTH
61-90 days At—HEATAH
Over 90 days h+BRE

2020 2019
HK$'000 HK$'000
FET FET
(restated)

(&%)

13,941 14,155
4,116 4,301
498 755
3,262 3,231
21,817 22,442
“ECEEER EABXEE
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #R& B R M &L
For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

32. DEBTORS, DEPOSITS, OTHER 32. BWERIR - #< - HMEWER
RECEIVABLES AND PREPAYMENTS (contd) EHEENRE@®
The following is the aged analysis of trade receivables which are past B BERBRE 2 B E 5 RRIE 2 BRI DT
due but not impaired: LU
2020 2019
HK$'000 HK$'000
FHET FHET
(restated)
27
0-30 days TE=+H 15,638 11,645
31-60 days =+—HZEXTH 2,190 2,204
61-90 days At+—HEATH 60 361
Over 90 days h+BRE 2,987 2,740
20,875 16,950
Movement in the allowance for credit losses: EEEERE 2 E2Y
2020 2019
HK$'000 HK$'000
FHET FHET
At 1 January ®—HA—8 54 432
Reversal of allowance for credit losses BB E 5 ARIER B 2
in respect of trade receivables ZEEEERE (29) (43)
Allowance for credit losses recognised BB E 5 RIERR 2
in respect of trade receivables EEEIERE 2,852 -
Exchange adjustments M 5, 3R # 68 -
Amount written off as uncollectible B BT Y [B] T i 88 2 I8 (6) (335)
At 31 December R+=A=+—H 2,939 54
For those past due but not impaired receivables, although the Group MEBEBERWREEBKRIENS @ BAKR
does not hold any collateral as security, the Group has assessed the SEVESBEMNERRIERRF  AEEEH
creditworthiness, past payment history and substantial settlement HiEE  BABFEHEARSHAREGZEE

after the end of the reporting period, and considers that the amounts ERELAE - URRZEHANAIKE - &
are still recoverable and no further credit provision is required in BIEE— P (ERNEEBRER 2EERE -

excess of allowance for credit losses.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #RE& B iR KR M

For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

32. DEBTORS, DEPOSITS, OTHER

RECEIVABLES AND PREPAYMENTS (contd)

Trade receivables over 90 days comprising rental and building
management fee receivables of approximately HK$1,594,000
(2019: HK$1,700,000) which are sufficiently covered by rental and/
or building management fee deposits received from the respective
tenants, and no allowance is required for these receivables under the

Group's allowance policy.

Trade receivables which are neither overdue nor impaired are in

good quality.

As refer to Note 3 for the change in presentation and classification of
certain revenue items, the amounts of the adjustments to the items
comprising debtors, deposits, other receivables and prepayments

affected by the Reclassification are as follows:

As at 31 December 2019:

32. RWERTE - % - HttEWR

HRASRE®

BBNTAZERESFEERERKAS X
BFEEELN,594,0008 T (ZT—hE -
1,700,000 L) (R R AR EEHEFE 2
e R/REFERBITCHMRE)  BEASE
B BEBR  BARZERYIRIEELR
1# -

BRI R IR BEEY BRR
4 -

A I B RE TWAHE 225 ko
Be28 BERERE  Re  HoBEER
BRENREBEZEESKEN S BEEMTE
MY AREBZ RN

WZ_E-NF+=-A=+—8":

As previously

reported Reclassification As restated
AR KEHHEFE gl
HK$'000 HK$'000 HK$'000
FET FHET FET
Current assets REBEE
Trade receivables, net W E 5 BRIE FRE 12,131 10,311 22,442
Interest receivables from bonds and &5 R &BIEERZ
structured products JEWR B, - 113,180 113,180
Other receivables Hh e Y BRIE 238,032 (123,491) 114,541
As at 31 December 2020: RZEZZEF+-A=+—0H:
Amounts
without Effects of
Reclassification Reclassification As reported
T EEREH REFDE
PEBEZEHE BEHZY Sl ¥R
HK$'000 HK$'000 HK$'000
FET FET FHET
Current assets REBEE
Trade receivables, net B E 5 BRIE FRE 13,877 7,940 21,817
Interest receivables from bonds and &% R &BIEERZ
structured products JRE L 2, - 61,455 61,455
Other receivables H fth fE U AR 18 192,158 (69,395) 122,763
—EoTEFH EAB¥EE 265



NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS %R & B # #aR M &

For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

33. STOCK OF PROPERTIES 33.

As at 31 December 2020 and 2019, all of the stock of properties
were completed properties and the Directors reviewed the carrying
amounts of the completed properties with reference to prevailing
market conditions and the estimated selling prices provided by B.I.

Appraisals.

During the year ended 31 December 2020, a write-down of
completed properties of approximately HK$4,831,000 (2019:
HK$681,000) was recognised in the consolidated statement of
comprehensive income as a result that net realisable value of a

completed property was lower than its carrying amount.

34. INVENTORIES 34.
Finished goods BURK
Raw materials EH ¥

All inventories were stated at the lower of cost and net realisable

value.

35. CREDITORS AND ACCRUALS 35.

Included in creditors and accruals are trade payables of approximately
HK$4,142,000 (2019: HK$1,079,000).

The following is the aged analysis of trade payables, presented based

on the invoice date, at the end of the reporting period:

0 — 90 days TENTH
Over 90 days h+BRE
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NEFE

R_B_BER-_F-NF+-A=+—8 "
BMERFENRERYE  BES2EER
Rk R ABERFERE 2 EEE - &
B 2 AREE

REBEE-_ZT-_TF+_A=-+—HILFER

—Iﬁféiﬂz%%ZTmfii‘%ﬁFE,ﬁﬁﬁﬁﬁﬁﬁ
BRI 2 FE#14,831,000/8 7T (=
JLE £ 681,000 7T0) W ARG 2 H Hﬂzaﬁ&%ﬂﬂ
TR o

A
5E

2020 2019

HK$'000 HK$'000

it Fit it

4,075 1,414

889 914

4,964 2,328

PEFEEKARAIBIFEREPRIEES
BE o

&1 iR 1A I FE ST IR

ENEBREAREREEMNESEERY
4,142,000/ 70(ZF— L4 : 1,079,000/ 7T) °

RIEFZHZRMZ7| 2 BNESHRAERREHR
ZIRE DT

2020 2019
HK$’000 HK$'000
FTERx THET
1,737 313
2,405 766
4,142 1,079




NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B B| R M &
For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

36. BORROWINGS 36. B E
2020 2019
HK$'000 HK$'000
FHET T
Secured bank borrowings repayable within BN T P HARE R 2 B
a period of (note): RITIEE () -
Less than one year —FEUT 3,463,138 1,519,458
More than one year but within two years —F LA BB E 928,959 2,216,145
More than two years but within five years A HERBEAF 1,022,437 1,985,815
5,414,534 5,721,418
Secured bank borrowings that contain MR Z SR E R IR 2
repayment on demand clause (shown EHEMRITEEGIERE
as current liabilities) but repayable within afE) - AN T EHE
a period of (note): BEME) -
More than one year but within two years —F A LB RS 595,169 -
More than two years but within five years MEA LERNBRAF 180,000 592,476
775,169 592,476
Total secured bank borrowings BEMIRITEERRE 6,189,703 6,313,894
Other secured borrowings repayable AR—FAREEZ AMAER
within one year =3 1,074,129 7,128,365
7,263,832 13,442,259
Less: Amounts due within one year B —FRNEIH 2 R (5,.312,436) (9,240,299)
Amounts due after one year —F1& 5| 2 k78 1,951,396 4,201,960
Note: The amounts due are based on scheduled repayment dates as set Mzt ZEINHzLBRERBETRIN A
out in the loan agreement(s). EEBHAH-

—ECEEFR ZABEEE 267



NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS %R & B # #aR M &

For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

36. BORROWINGS (contd) 36. fBEE @

The bank borrowings denominated in HK$ are variable-rate
borrowings which carry interest ranging from HIBOR plus 0.68% to
1.20% or at cost of funds of a bank plus 0.90% (2019: HIBOR plus
0.68% or cost of funds of a bank plus 0.90%) per annum.

The borrowings denominated in US$ and GBP from banks and a
financial institution are variable-rate borrowings which carry interest at
cost of funds of a bank plus 0.90% (2019: cost of funds of a bank
plus 0.90%) or ranging from LIBOR plus 1.08% to 1.62% (2019:
LIBOR plus 1.08% to 1.62%) per annum.

Other borrowings are variable-rate borrowings which carry interest
ranging from costs of funds of individual financial institutions plus
0.25% to 0.35% or HIBOR plus 1.10% to 1.18% (2019: costs of
funds of individual financial institutions plus 0.25% to 0.55% or
HIBOR plus 1.10% to 1.95%) per annum.

The Group's borrowings that are denominated in currencies other

than HK$ are set out below:

Us$ e
GBP T
EUR BT
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WBTEAHEZ RITEE AT BIEE - ERIER
BB 1TFEH 8 MO68EE 1208 5 — MR
TESRAMO0B (=T —AE | EBRIT
LS 17,8 710,688 5 — R 87 A A A 110.90
B -

AET R EETEZRITR RS BEEE
BERFEMEE  FHNRER—MRTESHKAR
MO90E(ZT—NF : —AEETES KM
0.90) k@B RITREFEMI.08EZE1.62
E(ZZ—NF : RIFBITREREM.08F
E162B)5tE -

HiBEAZEEE  FAXIZERN S RIEE
BEKADN0.25E £0.35F sk BB RITRIEN
BMNTI0EENI8E(CZE—NEF : A&
HHEE SR ANO0.25E E0.55F X B A RITR
EFREMII0EZRE195E):HE -

REBLEBTAINEBHEZEEHINDT ¢

2020 2019
HK$'000 HK$'000
FTEx TAT
1,238,383 2,602,251
3,948,554 4,078,918
29,919 -
5,216,856 6,681,169




NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #RE& B iR KR M

For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

37. DERIVATIVE FINANCIAL INSTRUMENT 37.97EEemIT A

2020 2019
HK$'000 HK$'000
FHET FAT
Cross currency swap Btk A 111 6,060
The table below is prepared based on the maturity date of TERIIBEBEAHIHARE - RZZTEZZTFR
the contract. The major terms of the cross currency swap as at ZE-NE+ZA=+—H E¥iEHIEE

31 December 2020 and 2019 are as follows: IEFRENT
Notional amount Fair value
£EHEH AFE
Liability =N US$'000 HK$'000 HK$'000
US$/HK$ cross currency swap En/ BrENES FET FAT FHEIT

At 31 December 2020 R-B-EF
+=A=+-8

- Within 1 year -—FR 159,738 1,238,000 111
At 31 December 2019 R-ZE—h%F

+=-A=+—H”

— Within 1 year - —FR 158,120 1,238,000 6,060
The Group used the cross currency swap to exchange US$ AEBNEYSEHEBEELTRITIEEYD
bank borrowing of approximately US$159,738,000 (2019: 159,738,000 T (= Z — L4 : 158,120,000
US$158,120,000) in HK$ bank borrowing of HK$1,238,000,000 EIT) R BB ITTIRITE E1,238,000,000% 7T
(2019: HK$1,238,000,000). (ZZE—N%F : 1,238,000,0007% L) °
The cross currency swap is stated at fair value at the end of the R E AR EE IR AU A FAESE - AFER
reporting period. Details of the fair value measurement are disclosed EZHBERMES(QNEE -
in Note 5(c).
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

For the year ended 31 December 2020 E T -_ZTF+_A=+—HILFE

38. SHARE CAPITAL

Movements in the share capital of the Company during the year

were as follows:

Number of shares

RE MR

38. A

ARABZBARAFEZESHIT

Share capital

B EE (AT
2020 2019 2020 2019
HK$'000 HK$'000
FHET FHET
Ordinary shares of HK$0.10 BRREEO0.10E T
each -3 il
Authorised: EERA
At 1 January and R—RA—Bk
31 December +=A=+—H 5,000,000,000 5,000,000,000 500,000 500,000
Issued and fully paid: BT RARKRAE
At 1 January and R—R—B kK
31 December +=A=+—H 1,907,619,079 1,907,619,079 190,762 190,762

39. AMOUNTS DUE TO ASSOCIATES,
INVESTEE COMPANIES AND
NON-CONTROLLING SHAREHOLDERS

The amounts due to associates, investee companies and
non-controlling shareholders are unsecured and interest-free. The
associates, investee companies and non-controlling shareholders
will not demand for repayment within one year from the end of
the reporting period and the amounts are therefore shown as

non-current.
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30. REBERDNT  EXREQT

R IR IR IR SRR IE
REWEAT  EEREDTRIFEBBRR

EHREERRRE - REBE QR BRK
BRBRIEERRR T ER ImE ARET —F
MEREERIR - BB ZEFRIIEIERE 1



NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #RE& B iR KR M

For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

40. ACQUISITION OF ASSETS THROUGH

ACQUISITION OF A SUBSIDIARY

On 10 January 2020, an indirect wholly-owned subsidiary of the
Company, as the purchaser, entered into a sale and purchase
agreement with another shareholder of Landrich, as the seller, in
relation to the acquisition of the remaining 49% of the entire issued
share capital of Landrich (a joint venture of the Group at the time of
entering into the sale and purchase agreement, holding a property
located at Nos. 14—18 Ma Kok Street in Tsuen Wan, New Territories,
Hong Kong) and the sale loan (“Acquisition”). The Group owned
51% interest in Landrich prior to the Acquisition and Landrich has
become a wholly-owned subsidiary of the Company following the
completion of the Acquisition. The Group acquired a property and its
related assets and liabilities by way of acquisition of the remaining
49% of the entire issued share capital of Landrich. The Acquisition
was completed on 28 February 2020 at a total cash consideration of
approximately HK$355,839,000. Details of the Acquisition were set

out in the announcement of the Company dated 10 January 2020.

Under HKFRS 3 (Revised) “Business Combinations”, the Acquisition
was accounted for as an acquisition of assets and liabilities as
Landrich being acquired by the Group does not constitute an
acquisition of business. The Group identified and recognised the
individual identifiable assets acquired and liabilities assumed. The
cost of the Acquisition was allocated to the individual identifiable
assets and liabilities on the basis of their relative fair values as at the

date of acquisition. Such a transaction does not give rise to goodwill.

40. FEBWE—EHE 2T WE

'E

RZZEZZTF—A+H  AARZ—REEE:2
BHmBMNBARIWERE R BEM S —KRE
ERERIILU—HEERE  NAEHUKE
BRI L ZEERARALAEE &5
DR BAEMRESHAEESAH 14518
RZME)RT 4002 HEBRITRARBEER
FOWEEE]) - AEERKESENEARE
W51 - EESTHWEEIE - BHEX
AARRZ—E2ERBNBLAR - AEEB
BUREFR N BR T 49002 B0 B B 1T AR A e i —
EMEARHBEEEREE - WESERZ
EZZF_AZFT)\HEK - BRENREHNE
355,839,000 7T » W EIE 2 EE#HIIRN
AARBAE-Z_ZF—A+RAZAWAN -

RBEBMBREENEIREEEEBE
Bl ARAKRERBREQL TEK —BAXK
Wis BB ERENEBEERBBARK - K
S BB N FERR B B AT 2 Bl 2 WP B E B R R
BE - WBEEZRADEZ[ER R #BHEE
RBE REARNKBARZEBRATFELRSE
B PARZHWBELHE -

—ECEEER
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #R& B R M &L
For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

40. ACQUISITION OF ASSETS THROUGH 40. FBWE— BB QR WE
ACQUISITION OF A SUBSIDIARY (contd) BEw®
2020
HK$'000
FTET
The net assets of Landrich as at the date of acquisition R R RN EEFENT .
were as follows:
Investment properties (Note 19) wEMEMEE19) 900,562
Deposits, other receivables and prepayments Ze - HaEUERIE RFEKIA 2,018
Time deposit and bank balance TE B R R RITAE R 3,677
Creditors and accruals FEA BRIE K FE AT FUE (4,571)
Tax liabilities HEARE (1.227)
Shareholders' loans BRERER (317,467)
Borrowing BE (180,000)
Net assets acquired WEEERE 402,992
Assignment of a shareholder's loan EERFRER 158,649
561,641
Satisfied by: ATEIAAZAT
Cash consideration RENRE 355,839
Expenses incurred for acquisition WEEATE 4+ 2 Rx 276
Fair value of the existing shareholding RAEREZ ANFE 205,526
561,641
Net cash outflow arising from acquisition: WK E & 2 & FE
Cash consideration paid BENBREERE 355,839
Expenses incurred for acquisition WHEFEE 2 MX 276
Time deposit and bank balance acquired Bz TR RIRITE R (3,677)
352,438
During the year ended 31 December 2019, there was no acquisition REE-T-NF+_A=+—BILFE I
of assets through acquisition of a subsidiary. EHEBWE-EINERARREEE -
41. MAJOR NON-CASH TRANSACTIONS 41. TEHRERS
Save as disclosed elsewhere in these consolidated financial BRARE M BRREMBO AREEIN - A&
statements, the Group did not have major non-cash transactions. EWEFTZIFRERIS o
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VIR

For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

42. RECONCILIATION OF LIABILITIES ARISING 42 MEXKFELAEZHE
FROM FINANCING ACTIVITIES
The table below details changes in the Group's liabilities arising TREI AN EEREEBMEL ABRE R
from financing activities, including both cash and non-cash changes. B BERERIFRCEY - MEEXBMESL
Liabilities arising from financing activities are those for which cash ZEBEDEHReREgHAKRRERESS
flows were, or future cash flows will be, classified as cash flows from RAEBZERERERERANDEAREED
financing activities in the Group's consolidated statement of cash EErzReREZAE -
flows.
Amounts
due to non-
Loanfrom  controlling Lease Dividend Interest
Borrowings adirector  shareholders liabilities payable payable Total
REFER
&g EES ¢ BRZE HEAR EfRE RIS ag
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
TFAL TAL TAL FAL FAL TAL FAL
At 1 January 2019 RZZ-NF
—A-H 13,747,675 = 24177 7825 = 15,568 13,795,245
Financing cash flows RERLHE (398521) - (73924)  (11600)  (209838)  (374926)  (1,068809)
Exchange adjustments [EH R 93,105 - - - - (163) 92,942
Dividends declared ERRE = = 50,080 S 209,838 - 259,918
Increase in lease liabilities WAEET
from entering into new AR
leases during the year REAR - - - 134,743 - - 134,743
Total interest (Note 11) MEBE ) - - = 1,086 = 375,770 376,856
At 31 December 2019 RZZ-NE
+-A=+-H 13,442,259 - 333 132,054 - 16,249 13,590,895
Financing cash flows BERENE (6,:489,109) 229 - (56,106) (38,152) (196,651)  (6,779,789)
Exchange adjustments B 5 R 130,682 (229) - - - (33) 130,420
Dividends declared ERRE - - - - 38,152 - 38,152
Increase in lease liabilities WAEFET
from entering into new MBHTEMZ
leases during the year HEaR - - - 46,267 - - 46,267
Acquisition of assets ERNE—FNE
through acquisition of NAREEE
a subsidiary (Note 40) (fir3£40) 180,000 - - - - - 180,000
Other changes A% - - (58) - - - (58)
Total interest (Note 11) MEBE ) - - - 2,975 - 188,195 191,170
At 31 December 2020 gt S 3:3
+ZA=+-H 7,263,832 - 275 125,190 - 1,760 1,397,057
—ECREFHR EAEEEE 273



NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #R& B R M &L
For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

43. PLEDGE OF ASSETS 43 EEER
At the end of the reporting period, the carrying amounts of the REBRR - NEBRANEBER 2 —MRIRIT
assets pledged by the Group to secure general banking and other REMERBMEINRESRZ S MERZ EER
loan facilities granted to the Group and to secure the securities EEIFTWT

transactions, are analysed as follows:

2020 2019
HK$°000 HK$'000
FHET FHT
Investment properties ?ﬁﬁ%% 12,387,045 12,248,623
Financial assets measured at fair value BERNRBRATETEZ
through profit or loss ERMEE 3,199,195 8,975,533
Financial assets measured at fair value miBE M2 E S AR A TE
through other comprehensive income ArECemMEE 9,678,146 18,578,652
Non-current pledged deposits FEMEEIREF L 81,974 100,002
Current pledged deposits MEEHRFR 178,532 174,221
25,524,892 40,077,031
As at 31 December 2020 and 2019, interests in certain subsidiaries RZZBZFFR_ZF-NF+=_A=+—H"
of the Company have been pledged as part of the security to secure AARETFTHBERARIZEREEREREREHE
certain bank borrowings granted to the Group. As at 31 December BERETHROEBEZHHERRD - RZZ—N
2019, the Group had subordinated and assigned its advance to a F+HA=+—HB  rEEER-—HEERQA
joint venture of approximately HK$158,818,000 to a bank to secure BERZBITEEESEBNZEERRFIELY
a banking facility granted to the joint venture. During the year ended 158,818, OOOi%T_E B MORGE T —ERT - 0
31 December 2020, the Group acquired the remaining 49% of the HE_Z-ZF+_A=1+—HILFE  £&
entire issued share capital of the joint venture and the joint venture IHQE%EZ BB RAIERT49%2 EEE BT -
has become a wholly-owned subsidiary of the Company. MZEEAREKARARZ —HE2EREBN

NG
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44, CAPITAL COMMITMENTS 44, EREE
2020 2019
HK$'000 HK$'000
FHET T
Authorised and contracted for: EHERBEERL
Capital investment in limited partnership BEREBEEZERKE
(note) (B 3E) 69,348 77,912
Redevelopment expenditure of properties MEERFX 20,917 =
Purchases of equipment and leasehold BERBNMNEHEMERE
improvement 6,864 54,033
Refurbishment of properties iR ES 1,272 -
98,401 131,945
Note: The Group had committed to make a capital contribution of Mz XEENHEREABLEAEEL
US$100,000,000 (equivalent to HK$775,260,000) in the 100,000,000% 7¢ (18 % 1 775,260,000
Cayman Islands Partnership. Up to the end of the reporting period, BLIZERITIE - BEREHRIL
approximately US$91,055,000 (equivalent to approximately AEBEDEEX91,055,000% T (HEE
HK$706,224,000) (2019: US$89,993,000 (equivalent to R #]706,224,0008 70) (Z T — L4 -
approximately HK$697,973,000)) among the contribution 89,993,000% 7t (HHE 1 4£7697,973,000
has been paid by the Group. The outstanding amount was B EAREREESRE - RKITEZSEN
approximately US$8,945,000 (equivalent to approximately 48,945,000 7T (1A & 7R 469,348,000
HK$69,348,000, after exchange adjustment) (2019: BT (KELAER))(ZT—NF
US$10,007,000 (equivalent to approximately HK$77,912,000, 10,007,000 7T (FH & 7R #177,912,000/%
after exchange adjustment)). TU(SHE R B R)))
As at 31 December 2019, other than the capital commitments as RZB-NEF+ZA=+—H0 BRULEEZ
disclosed above, an interest-free funding undertaking in proportion BRI - REEMERRMEIEZS 10512
of 51% had been provided by the Group to Landrich, in the event R EHEAGE  BMEMRRHEERERITRS
that the funds raised from banks or financial institutions by Landrich BEERScEeREMEHEEES T RK
were not sufficient for satisfying any working capital requirements mEH - RZE—NF+-A=+—H  E#®
at any time. As at 31 December 2019, Landrich was in net asset ZRAREBEEFEUNREERRERDHERR
position and the Directors considered that Landrich had sufficient EiBA®  HWRZABARNERRERES - R
working capital and therefore no funding to Landrich was required as BE-Z-TF+-_A=1T—HLFE K&
of that date. During the year ended 31 December 2020, the Group E U HEFE A ER T 40002 HE BT - MEH
acquired the remaining 49% of the entire issued share capital of BERARARZ —BE2EREWNB AT -

Landrich and Landrich has become a wholly-owned subsidiary of the

Company.
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45,

46.

CONTINGENT LIABILITIES

Guarantee given to a bank in respect of
banking facilities in lieu of the cash public
utility deposit jointly utilised by

subsidiaries

Guarantee given to a bank in respect of
a banking facility utilised by an investee
company/indemnity given to a third party

in relation to an investee company

Guarantee given to a bank in respect of
a banking facility utilised by

a joint venture Rz R

No provision for financial guarantee contracts and/or deed of
indemnity have been made as at 31 December 2020 and 2019 as

the Directors considered the default risk is low.

OPERATING LEASES

The Group as lessor

Property rental income earned during the year was approximately
HK$373,461,000 (2019: HK$522,963,000) less outgoings of
approximately HK$51,152,000 (2019: HK$17,014,000).

Variable lease payments that do not depend on an index or a rate
amounted to approximately HK$250,000 (2019: HK$263,000) for
the year ended 31 December 2020.
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RMBARERARZ
RITEEREUDRERS
NAEBERME—H
RITIRH 2 ER

RHRERABAZ
RITEE R M —MRTT

46.

45. FARBE

REERERRBHA ZRTT
EERMm A —FRITRE
BRE—ERRERT
BRME=TRT2RERE

2020 2019
HK$'000 HK$'000
TEx TAT
15,000 15,000
613,830 613,830
- 90,000
628,830 718,830

HREERRENRARE  BR_F_FTFK
TE-NEFT A=+ —HUAERREERS
Wk SHRERERBEL RS -

EEMEY
AEBAER A A

RAEERDzZ2WEHRHSKRADNDR
373,461,000/ 70 (ZF — L4 : 522,963,000
Bor) - HBRFAX4/451,152,0008 0 (=ZF—
FLEF 1 17,014,000 7T) °

BE_Z-_TF+-A=+—HILFEIIERN
SRS FIR 2 AT M & 54 A250,000
BIL(ZZE—NF : 263,00087T) ©



46.

47.

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VIR

For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

OPERATING LEASES (contd) 46.
The Group as lessor (Cont'd)

Most of the investment properties of the Group held in Hong Kong

have committed tenants ranged from two to three years and in the

United Kingdom have committed tenants over five years.

The following table sets out a maturity analysis of lease payments,

showing the undiscounted lease payments under non-cancellable
operating leases to be received after the reporting date.

Within one year E—FRN

More than one year but within two years —FALETBRRE
More than two years but within three years ME EBTBE=F
More than three years but within four years =F FERNBRME
More than four years but within five years PU4F LA _E{B i 7 F
More than five years e
RETIREMENT BENEFIT SCHEMES 47.

The Group operates defined contribution retirement schemes in
Hong Kong, namely the Occupational Retirement Scheme (“ORSO
Scheme”) and the Mandatory Provident Fund Scheme (“MPF
Scheme”). Contributions to the ORSO Scheme made by the Group
are based on a percentage of employees’ salaries ranging from 5%
to 10%, depending upon the length of service of the employees.
From 1 December 2000, newly joined employees are compulsorily
required to join the MPF Scheme. The employer and its employees
are each required to make contributions to the scheme at rates

specified in the rules of the MPF Scheme.

The total costs charged to the consolidated statement of
comprehensive income of approximately HK$8,744,000 (2019:
HK$8,408,000) represented contributions payable to these schemes
by the Group for the year.

EEHY @
AEEERLBAAG)

REBARBAUNBRREME 2 BPAEMR
RESHAME=F RMUNREREYNEZEP
EEHAEHBBNE -

ATHIRDBEENRZEIHA DT - BRRR
SRHRRETARE EXHETHE K
ZARMBRHEENRK -

2020 2019
HK$°000 HK$'000
FTHET TAT
287,039 337,655
232,350 234,618
161,339 166,829
102,251 101,110
60,401 55,559
301,346 329,870
1,144,726 1,225,641

RIKBRIFE

REBLHEBFBRNATHIGT BB ABE
RREHEI (B RIRET B R sl N E 25T
El([RESETE]) - REBRBERIKGTBIE
B BFH M 2 5%Z= 1000 R (R T8 B R F
B) H-_EERTFE+_A-—RENAKREE
ZHEEHERNSMEESTE - BEERE
B9/ E S8R RIAZIRR 2 b R B H 4

o
/N

RGFEE2ERERERINBRCERBENAR
744,000 0 (ZF— L4 : 8,408,000/
) AIAEBRAFEEMZSEEN 2 H#

oo

o

@A

—ECEEER
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48. MATERIAL RELATED PARTY 48. EXBAEALRF

TRANSACTIONS

Transactions:

In February 2019, the Group entered into a three-year lease (“First
Lease") and a framework agreement (“Framework Agreement”) in
respect of leases of certain leasehold properties held by a company
controlled by a Director and the Trustee of Substantial Shareholders
(“Related Company”) as new headquarter of the Group. In October
2019, the Group entered into a three-year lease (“Second Lease”)
in respect of leases of the leasehold properties under the Framework
Agreement. In June 2020, the Group further entered into a three-
year lease (“Third Lease”) in respect of lease of certain leasehold
properties held by the Related Company for the purpose of other
part of the new headquarter of the Group.

Under the First Lease, the Second Lease and the Third Lease, the
respective amounts of rent payable per month are HK$1,025,000,
HK$3,184,000 and approximately HK$1,410,000; the respective
amounts of building management fee payable per month are
approximately HK$110,000, approximately HK$334,000 and
approximately HK$178,000; and the respective amounts of
security deposit paid as at 31 December 2020 were approximately
HK$3,559,000, approximately HK$11,031,000 and approximately
HK$4,973,000. At the commencement date of the First Lease, the
Second Lease and the Third Lease, the Group recognised the present
value of the lease payments over the lease term as lease liability and
the aggregate amount of lease liability and estimated costs to be
incurred by the Group for restoration of the property as right-of-use
asset. As at 31 December 2020, the carrying amounts of the lease
liability of the First Lease, the Second Lease and the Third Lease
were approximately HK$14,202,000, approximately HK$68,503,000
and approximately HK$40,795,000 (2019: the First Lease and
the Second Lease were HK$26,125,000 and HK$101,340,000)
respectively and the carrying amounts of the right-of-use asset
of the First Lease, the Second Lease and the Third Lease were
approximately HK$14,209,000, approximately HK$68,577,000
and approximately HK$41,779,000 (2019: the First Lease and
the Second Lease were HK$26,388,000 and HK$105,983,000)
respectively. Rent and building management fee of the First
Lease, the Second Lease and the Third Lease for the year ended
31 December 2020 amounted to approximately HK$63,507,000
(2019: the First Lease and the Second Lease of HK$9,967,000) in
aggregate. The transactions of the First Lease, the Second Lease and
the Third Lease constituted connected transactions and continuing
connected transactions of the Company under Chapter 14A of the

Listing Rules.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B B| R M &
For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

48. MATERIAL RELATED PARTY 48. EXRFAEA LR Z @)
TRANSACTIONS (contd)
Transactions: (Cont'd) x5 (&)
Details of the First Lease/Second Lease and the Third Lease were E—HE E_MHERE=-MHEZHBES IR
disclosed in the announcements of the Company dated 28 February RARARBBHR-_ZE-—NF_AZ+NBR=ZZE
2019 and 12 June 2020 respectively and the paragraph headed ZEFERNRATZBZRATMUAERRAFRIES
“Connected Transactions” in the section headed “Directors’ Report” HEE|-HFPHEEISH ]| —BAEE -
of this annual report.
Save as disclosed above and elsewhere in these consolidated B X RARERE BB R iE,HJ DRTBEE
financial statements, the Group had the following material O REBRARFEHEBEA ﬁ%T%K
transactions with related parties during the year: R
2020 2019
HK$'000 HK$'000
FHET FAT
Income received from associates: [EAL NG el N
Interest income FLEYA 2,141 2,118
Accountancy fee EE 120 120
Management fee ERE 48 48
Income received from Directors and/or BRESR REZRRZ(EF
the Trustee of Substantial Shareholders, A BHEER  KFTBREZ
close family members of Directors and/or EEABEREY) 2 REERK B LA
the Trustee of Substantial Shareholders and RESER KEEREZ
companies controlled by Directors and/or BEFREAZESIZ RE WA -
the Trustee of Substantial Shareholders:
Rental services HER® 3,756 5,038
Property management services, MEEER
leasing administration services and HEFBITEARTS K
property administration services YEITRTS 30,872 32,119
Advisory and consultancy services 5 N EE R AR 7S 37 34
Other ordinary services H b — MRS 3,053 1,592
Licence fee paid to a company controlled EN—UEERFERRZ
by a Director and the Trustee of ERAESZARZHAE
Substantial Shareholders 7 7
Rent and building management fee paid to Eﬁ BERNRz e MEF
associates [=BLE= 4,281 4,304
Considerations in respect of the disposals of EALEERESF T NEEK
debt securities to a Director and FTERRZEFAAZRE
the Trustee of Substantial Shareholders 6,718,586 -

—ECREFR FEABEEE
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #R& B R M &L
For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

48. MATERIAL RELATED PARTY 48. EXBEALTRZ @

TRANSACTIONS (contd)

Transactions: (Cont'd)

Interest income was charged at the prevailing market rates based
on outstanding balances during the year. Accountancy fee was
charged based on an appropriate allocation of costs incurred by
central administrative departments of the Group. Management fee,
licence fee, rent, building management fee and security deposit
paid were determined based on terms similar to those applicable to

transactions with unrelated parties.

Income from services fees of rental services, property management
services, leasing administration services, property administration
services, advisory and consultancy services and other ordinary
services (the contract for services with effect from 1 November 2020
(details were disclosed in the announcement of the Company dated
14 August 2020 and the circular of the Company dated 7 October
2020) and the former contract for services (details were disclosed in
the announcement of the Company dated 31 October 2017)) were
charged at the terms agreed by both parties. These related party
transactions constituted continuing connected transactions of the
Company under Chapter 14A of the Listing Rules. Details of these
continuing connected transactions are disclosed in the paragraph
headed “Connected Transactions” in the section headed “Directors’

Report” of this annual report.

Considerations in respect of the disposals of debt securities were
determined as the aggregate of (i) an amount representing 100%
of the principal amount or the market bid price for debt securities
disposed of, whichever was higher; and (ii) the total amount
of notional interest on the principal amount for debt securities
disposed of. The disposals of debt securities constituted connected
transactions of the Company under Chapter 14A of the Listing
Rules. Details of the transaction are disclosed in Note 27(i) and the
paragraph headed “Connected Transactions” in the section headed

“Directors’ Report” of this annual report.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #RE& B iR KR M

For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

48. MATERIAL RELATED PARTY

TRANSACTIONS (contd)

Transactions: (Cont'd)

During the year ended 31 December 2019, the Group entered into
a facility agreement with a Director. At the request of the Group, the
Director has agreed to make available to the Group a revolving loan
facility of up to HK$2,000,000,000. Subsequently, the Group further
entered into another facility agreement with the Director with the
same revolving loan facility amount, which will supersede the existing
facility agreement and with termination date falling beyond one year
from 31 December 2020. During the year ended 31 December
2020, an aggregate amount equivalent to approximately
HK$589,778,000 (2019: nil) was drawn and the loan has been fully
repaid. As at 31 December 2020, there was no outstanding balance
of loan from the Director (2019: nil). The facility is unsecured and
interest-free. The transaction was fully exempted from reporting,
announcement, independent shareholders' approval and annual

review requirements under Chapter 14A of the Listing Rules.
Balances:

Save as disclosed above, at the end of the reporting period, the
Group had balances with Directors and/or the Trustee of Substantial
Shareholders, a close family member of Directors and/or the Trustee
of Substantial Shareholders and companies controlled by Directors
and/or the Trustee of Substantial Shareholders of approximately
HK$14,373,000 (2019: HK$21,249,000) in aggregate which was

included in debtors and other receivables.

Details of the balances with other related parties at the end of the

reporting period are set out in Notes 25, 26 and 39.
Key management personnel emoluments:

Remuneration for key management personnel is disclosed in Notes
15 and 16. The remuneration of the Directors and senior executives
is recommended by the Remuneration Committee for the approval
of the board of Directors having regard to the performance of
individuals, their respective duties and responsibilities in the Group

and the prevailing market condition as appropriate.

48. ERBEALIRZ @

x5 (8
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49. PARTICULARS OF PRINCIPAL
SUBSIDIARIES

The Directors are of the opinion that a complete list of the particulars
of all subsidiaries would be of excessive length and therefore the
following list contains only the subsidiaries as at 31 December 2020

which principally affected the results or assets of the Group.

Place of Class of share/

incorporation/ registered

Name of subsidiary operation capital held
FiRe,/

WEARERE HMRL BERE HME LR
Alpha Team Limited British Virgin Islands Ordinary
EREARES LRk

Cardin Factory Limited Hong Kong Ordinary
RABERAH BE el
Chase Master Company Limited Hong Kong Ordinary
REBRLA BB EER
Chinese Estates, Limited Hong Kong Ordinary
EAEXBRAR R el
Chinese Estates (Harcourt House) ~ Hong Kong Ordinary
Limited BB LBk
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49. T EM B AR

EERRINEEAMBARZHIBTREAR
Tk e Ut TRARFIN_-_ZF_ZFF+_H
- AHAKECRELEEAERREL
MERRZFHE -

Issued and Proportion of

fully paid paid-up share capital/

share capital/ registered capital
registered capital held by the Company  Principal activities

BRARAR KATFMBHRRE

RE /&L ZMERZED TEEH
Directly Indirectly
BE B
Us$1 - 100% Investment holding
[E REZR
HK$2 - 100% Property Trading
2T NEEE
HK$2 - 100%  Securities investment
28T BHRE
HK$1,000 100% - Investment holding
1,000 7T and provision of
management
services
REERR
REER R
HK$200 = 100% Property investment
200/7C NERE



49. PARTICULARS OF PRINCIPAL

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

SUBSIDIARIES (contd)

Name of subsidiary

WELREE

Country Homes Limited

Estate Rose Limited

Ever Ideal Limited

Evergo China Holdings Limited

Evergo Holdings (China)
Company Limited
EXERE(PE)BRAR

Place of
incorporation/

operation

EMAL B R

Hong Kong
A

British Virgin Islands
ERARRES

British Virgin Islands/
Hong Kong

LB4ARES/
Bk

Bermuda/
Hong Kong

agE/
)

British Virgin Islands/
Hong Kong

REABREE/
&R

RE VIR

For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

Class of share/
registered
capital held
it/

S EREH

Ordinary
Non-voting
deferred ordinary
ERTR
Non-voting
deferred founder
ERTR
BRI AR

Ordinary

Ordinary

Ordinary
ERR

Ordinary
EER

49. T EM B L TFE®

Issued and

fully paid

share capital/
registered capital
BRTRARE
Bx/ERER

HK$200
2008 7T
HK$ 164,400
164,40057C

HK$1,000
1,00087C

US$1
E

US$1
E

HK$100,775,869.10
100,775,869.10/ 7

US$2,509,454
2,509,454% T

Proportion of
paid-up share capital/
registered capital
held by the Company
RARFBHERE/
EMERZEDL
Directly Indirectly
B# e

S 100%

S 100%

= 100%

S 100%

= 100%
—ECEEER

Principal activities

TEER

Property investment

ES &

Securities investment

Securities investment

Investment holding

REER

Investment holding

REER
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49. PARTICULARS OF PRINCIPAL 49. T EH B A TFEE®

SUBSIDIARIES (contd)

Issued and Proportion of
Place of Class of share/ fully paid paid-up share capital/
incorporation/ registered share capital/ registered capital
Name of subsidiary operation capital held  registered capital held by the Company  Principal activities
e,/ BRTRARE RARMEAERE
WEARERE HRAY e SERER BA/ERER aMERZADL TEXR
Directly  Indirectly
B# EfES
Express Right Limited British Virgin Islands/ Ordinary US$1 - 100% Property investment
REERAF United Kingdom L@k E NERE
RB&BRES/
5E
Fair Eagle Finance Credit Limited Hong Kong Ordinary HK$10,000,000 - 100% Securities margin
RESBBRAT B LER 10,000,000 7T financier
BHRECHE
Fair Eagle Futures Company Hong Kong Ordinary HK$5,000,000 - 100% Broking and dealing
Limited & LiEk 5,000,000/ 7C in futures contracts
REFEERAT MHEANKLEREE
Fair Eagle Securities Company Hong Kong Ordinary HK$228,000,000 - 100%  Provision of brokerage
Limited B L@k 22800000087 RS I RTS
REEFBRAT
Flying Ease Limited British Virgin Islands Ordinary Us$1 - 100%  Securities investment
M BRATF REEARES ERR [E BERE
Grade World Investment Limited Hong Kong Ordinary HK$2 = 100%  Securities investment
MEREFRAR BE gl 25T BFHRE
Hillsborough Holdings Limited British Virgin Islands/ Ordinary US$1 - 100% Property investment
Hong Kong el %7 NERE
LBSBERER/
&R
Knightlights Property Intemational ~ Luxembourg/ Ordinary GBP33,000 = 100% Property investment
SA United Kingdom gl 33,0005 8 NERE
ERE/
-3
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49. PARTICULARS OF PRINCIPAL

SUBSIDIARIES (contd)

RE VIR

For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

Place of Class of share/
incorporation/ registered
Name of subsidiary operation capital held
it/
WEAR AR HfAL S EREREH
Landrich (H.K.) Limited* Hong Kong Ordinary
BHEBBRLA BE Epalie
Lucky Way Company Ltd. British Virgin Islands/ Ordinary
(Business name: Hong Kong LEk
Lucky Path Limited) RBS&RRES/
(B4 BB
Lucky Path Limited)
Oriental Master Ltd. British Virgin Islands Ordinary
Paul Y. (New Tunnel) Limited Hong Kong Ordinary
REFRE)ERAF BE el
Paul Y. Holdings Company Cayman Islands/ Ordinary
Limited Hong Kong TEk
GEL Ve
BE
Perfect World Company Limited Hong Kong Ordinary
BENEERERAR BE LER
River Court Properties Limited Isle of Man/ Ordinary
United Kingdom el
588/
5
& The Group owned 519% interest in Landrich prior to the

Acquisition and Landrich has become a wholly-owned subsidiary
of the Company following the completion of the Acquisition on
28 February 2020.

49. T EM B L TFE®

Issued and

fully paid

share capital/
registered capital
BRTRARE
Bx/ERER

HK$1,000
1,000 7

Us$1
17T

US$1
[E

HK$2
2B

HK$70,715,005.70
70,715,005.707% T

HK$10,000
10,000/ 7T

GBP2
QM EE

Proportion of
paid-up share capital/
registered capital

held by the Company ~ Principal activities
ARAMRARRE,/

EMERZEDL TEEY
Directly Indirectly
HE GE:3

- 100% Property investment

NERE

- 100%  Securities investment

BHRA

100% - Investment holding

REZR

- 100% Investment holding

REER

100% - Investment holding

RERR

S 100% Estate management

NEEE

- 100% Property investment

nERA

AEBRYEBEENERRERS1%ER

BERA—E-_TF A -+ N\BmkE
£H BHREXREARRZ—BEEHE
[IESENCIID

SBRCREEH  EAEEENE
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #R& B R M &L
For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

49. PARTICULARS OF PRINCIPAL 49. T EMBAAFRE @
SUBSIDIARIES (contd)
Issued and Proportion of
Place of Class of share/ fully paid paid-up share capital/
incorporation/ registered share capital/ registered capital
Name of subsidiary operation capital held  registered capital held by the Company  Principal activities
e,/ BRAIRAR RARFBHRRE/
WEAREHE SRR EE I AMEEEH REx/ZHEL AMEEZEDH TEER
Directly  Indirectly
B EfEd
Smart Ocean Limited British Virgin Islands Ordinary Us$1 - 100% Investment holding
KRARRES ERR [E REER
Speed Win Limited Hong Kong Ordinary HK$2 - 100% Property trading
ABBERAF Bk ERR 28T NEEE
State Smart Limited British Virgin Islands/ Ordinary US$1 - 100% Property investment
RERRAA United Kingdom Lk E0 NERE
RE&RRES/
B
The House of Kwong Sang Hong Kong Ordinary HK$500,000 - 100%  Cosmetics distribution
Hong Limited BE ERER 500,000/ and trading
EXEERRT thmAHRES
Tycoon Fame Limited British Virgin Islands Ordinary US$1 - 100% Investment holding
FRERAA ERARRES ERR (B REER
Wing Lee Development Limited Hong Kong Ordinary HK$2 - 100%  Securities investment
XAARBRAT o ERR 2B BERE
EXRULR)CEERBERAFS  PRC Registered US$500,000 - 100% Property investment
(Evergo (Beijing) Corporate HE BRIV 500,000% 7T NERE
Management Co,, Ltd)*
EERER)REABHBRARY PRC Registered US$20,000,000 - 100% Property trading
(Evergo Investment Counsel i HMER 20,000,000 7T NEEE
(Beijing) Co, Ltd.)*
None of the subsidiaries had issued any debt securities subsisting at MG ARIAERRS AR - LEMEAR
the end of the reporting period or at any time during the reporting BITEMERES ©
period.
4 Wholly foreign-owned enterprise s SNEBERE
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B B| R M &
For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

50. PARTICULARS OF PRINCIPAL ASSOCIATES 50. X EB & N RIS

EERR/INE2ABENRZFBTRERR
Tk - 8t TRRHEINRKR -_Z-_FF+
=t REAKEZEEREERERRE

B N RZFHIS o

The Directors are of the opinion that a complete list of the particulars
of all associates would be of excessive length and therefore the
following list contains only the associates as at 31 December 2020

which principally affected the results or assets of the Group.

Associates /N
Issued and Proportion of
Place of Class of share/ fully paid  equity attributable
incorporation/ registered share capital/ indirectly to
Name of associate operation capital held registered capital the Company Principal activities
Fis it/ BRTRAR EREEERES
BELRER HMAL EE aERER BE/EfER RAZEAL TEXK
Best Profit Limited Hong Kong Ordinary HK$1 250 Property investment
FHERAA 0 el 187 and trading
NEREREE
Direct Win Development Limited Hong Kong Ordinary HK$900 33.3300 Property trading
BRERERAA & LAk 9007 E S
Finedale Industries Limited Hong Kong Ordinary HK$9,999 33.33% Property investment
EREEXARAA £ EER 9,999 NERE
Power Jade Limited British Virgin Islands/ Ordinary US$20 50% Investment holding
(Business name: Hong Kong il 20ET REER
Power Jade Capital Limited) KEgARES/
(EBARE 0
Power Jade Capital Limited)
The Kwong Sang Hong Bermuda Ordinary HK$100,000 50% Investment holding
International Limited AEE LRR 100,000 7 REER
BHBMABEBERDA! PRC Registered US$24,920,000 50% Property investment
Oriental Arts Building Co,, Ltd.! F HMER 24,920,000% 7T and hotel operation
NERERBERH
u Sino-foreign equity joint venture enterprise u FINEEREE

_7_

ZFEFR
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #RE& B iR R M

For the year ended 31 December 2020 HZ T —ZF+-_A=+—HIFE

51. STATEMENT OF FINANCIAL POSITION AND 51. A A BB &R RBR B 16

RESERVES OF THE COMPANY

2020 2019
Note HK$'000 HK$'000
B 5T FH&xT FHET
Non-current assets ERBEE
Investments in subsidiaries B AERE 5,135,893 5,135,893
Loans to subsidiaries B ARIER 2,611,299 2,654,119
7,747,192 7,790,012
Current assets REEE
Amounts due from subsidiaries BIENEIVEE e 11,314,570 11,372,202
Other current assets HREEE 321 286
Bank balances RITHE R 40,701 52,697
11,355,592 11,425,185
Current liabilities REBEE
Amounts due to subsidiaries RE M B A RIFIR 53,226 74,503
Other current liabilities HEtbhmeats 945 2,136
54,171 76,639
Net current assets RBEEFE 11,301,421 11,348,546
Total assets less current liabilites ZEEZBERABER 19,048,613 19,138,558
Equity attributable to owners of the 2 THEE A
Company PEAE IR A< RE 2
Share capital fig A 38 190,762 190,762
Capital redemption reserve N e 138,062 138,062
Other reserve H G 9 9
Retained profits R & A 16,382,780 16,422,725
Total equity PR RS 40 %E 16,711,613 16,751,558
Non-current liability FREBEE
Loans from subsidiaries B AREE 2,337,000 2,387,000
19,048,613 19,138,558
Approved and authorised for issue by the board of Directors on BEEEEER T —F=AN\BHERKRE

8 March 2021 and signed on its behalf by:

B YHTIEERREFERE

Chan, Hoi-wan Lam, Kwong-wai MK BT
Director Director =
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #RE& B iR KR M

For the year ended 31 December 2020 HE T -_TF+_A=+—HILFE

51. STATEMENT OF FINANCIAL POSITION AND 51. XA BB BRABR R FE

RESERVES OF THE COMPANY (contd) ()
Reserve movement of the Company ARBZRERE

Capital

redemption Other Retained
reserve reserve profits
EAREE #E Hith R REER
HK$'000 HK$'000 HK$'000
FET FET FET
At 1 January 2019 R-ZT—hF—A—H 138,062 9 16,631,884
Profit for the year RER @ - - 679
Interim dividend for 2019 paid BENZZ—-NFHEHRKRE - - (19,076)
Final dividend for 2018 paid BN N\FREARE - - (190,762)
At 31 December 2019 RZB-NF+-A=+—H 138,062 9 16,422,725
Loss for the year REFEE - - (1,793)
Interim dividend for 2020 paid ENZEZSFHERE - - (19,076)
Final dividend for 2019 paid ENZE-NFREARE - - (19,076)
At 31 December 2020 R-ZE-EF+-A=+—H 138,062 9 16,382,780
52. AUTHORISATION FOR ISSUE OF THE 52. RETBRGEEVHER

CONSOLIDATED FINANCIAL STATEMENTS
The consolidated financial statements were approved and authorised EFEEERE—F=AN\BHEREEE
for issue by the board of Directors on 8 March 2021. iR A M BHmE -
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