NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

e MWK

For the year ended 31 December 2021 B E—ZT - —F+-_A=+—HBILFE

GENERAL INFORMATION

The Company is an exempted company incorporated in Bermuda
with limited liability and its shares are listed on the Stock Exchange.
The addresses of the Company's registered office and principal
office in Hong Kong are disclosed in the section headed “Corporate
Information” of this annual report. The Company was indirectly
owned as to 74.99% by Sino Omen Holdings Limited, a company
incorporated in the British Virgin Islands of which the entire issued
share capital was held by Ms. Chan, Hoi-wan as the trustee of her
minor children, Lau, Chung-hok, Lau, Sau-wah and Lau, Sau-yee.
Further 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.

These 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 47 and 48 respectively.

APPLICATION OF NEW AND AMENDMENTS
TO HKFRSs

The accounting policies adopted in these consolidated financial
statements for the year ended 31 December 2021 are consistent
with those followed in the preparation of the Group's consolidated
financial statements for the year ended 31 December 2020 except

as described below.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

2.

APPLICATION OF NEW AND AMENDMENTS 2.

TO HKFRSs (Cont'd)

In the current year, the Group has applied the following
amendments to Hong Kong Financial Reporting Standards ("HKFRSs")
("“Amendments”) issued by the Hong Kong Institute of Certified
Public Accountants ("HKICPA") for the first time, including those
which are mandatorily effective for the annual period beginning on
or after 1 January 2021 for the preparation of these consolidated

financial statements:

Interest Rate Benchmark Reform —
Phase 2

HKFRS 9, HKAS 39,
HKFRS 7, HKFRS 4, and
HKFRS 16 (Amendments)

Covid-19-Related Rent Concessions
beyond 30 June 2021!

HKFRS 16 (Amendments)

! Effective for annual periods beginning on or after 1 April 2021 and
early application is permitted

Except as described below, the application of the 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 #& B3R R MisE
For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

APPLICATION OF NEW AND AMENDMENTS 2.

TO HKFRSs (Cont'd)

Impact on application of Amendments to HKFRS 9, HKAS 39,
HKFRS 7, HKFRS 4 and HKFRS 16 “Interest Rate Benchmark

Reform - Phase 2"

The Group has applied the amendments for the first time in the
current year. The amendments relate to changes in the basis for
determining the contractual cash flows of financial liabilities as a
result of interest rate benchmark reform and the related disclosure

requirements applying HKFRS 7 “Financial Instruments: Disclosures”.

As at 1 January 2021, the Group had several financial liabilities and
derivatives, the interests of which are indexed to benchmark interest

rates that will or may be subject to interest rate benchmark reform.

As at 1 January 2021 and 31 December 2021, the Group
had borrowings with carrying amount of approximately
HK$5,091,707,000 and approximately HK$2,127,820,000
respectively and a derivative with notional amount of
HK$1,238,000,000 on both dates, the interests of which were
indexed to benchmark interest rates that will or may be subject to
interest rate benchmark reform, i.e. Hong Kong Interbank Offered
Rate ("HIBOR") or London Interbank Offered Rate (“LIBOR").

During the year ended 31 December 2021, some of the relevant
contracts have been transitioned to the relevant alternative
benchmark interest rates. Such transitions have had no material
impact on these consolidated financial statements as the Group
has applied the practical expedient in relation to the changes in
contractual cash flows resulting from the interest rate benchmark
reform for borrowings measured at amortised cost. Additional

disclosures as required by HKFRS 7 are set out in Note 5(b).
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B 18R KR Mz

For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

2. APPLICATION OF NEW AND AMENDMENTS
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.

HKFRSs (Amendments) Annual Improvements to HKFRSs
2018-2020'

HKFRS 3 (Amendments) Reference to the Conceptual Framework'

HKFRS 10 and HKAS 28 Sale or Contribution of Assets between

(Amendments) an Investor and its Associate or

Joint Venture?®

HKFRS 17 Insurance Contracts and the related
Amendments

HKAS 1 (Amendments) Classification of Liabilities as Current or

Non-current and related amendments

to Hong Kong Interpretation 5 (2020)?

HKAS 1 and HKFRS Practice Disclosure of Accounting Policies?

Statement 2 (Amendments)

HKAS 8 (Amendments) Definition of Accounting Estimates?

HKAS 12 (Amendments) Deferred Tax related to Assets and Liabilities
arising from a Single Transaction?

HKAS 16 (Amendments) Property, Plant and Equipment —

Proceeds before Intended Use!

HKAS 37 (Amendments) Onerous Contracts —
Cost of Fulfilling a Contract'

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

3 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 material impact on the Group's
performance and financial position and on the disclosures. The new
and amended HKFRSs may result in changes to how the Group's
performance and financial position are prepared and presented in

the future.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS 4R & BF 3R R i &
For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

SUMMARY OF SIGNIFICANT ACCOUNTING
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).

Going concern assessment

During the year ended 31 December 2021, the Group incurred
net loss attributable to owners of the Company of approximately
HK$3,515,305,000 and other comprehensive expenses attributable
to owners of the Company of approximately HK$10,860,401,000.
Notwithstanding the above, 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 of
preparation of these consolidated financial statements 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

For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

3.

SUMMARY OF SIGNIFICANT ACCOUNTING
POLICIES (Cont'd)

Going concern assessment (Cont'd)

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 bank 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 2021.
Based on the cash flow projections, the Directors believe 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 2021. The management has made key assumptions
in the preparation of 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.

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.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #4& B i &RHisE
For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

SUMMARY OF SIGNIFICANT ACCOUNTING
POLICIES (Cont'd)

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

For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

3. SUMMARY OF SIGNIFICANT ACCOUNTING
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 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 #R& B # Rk Mi st

For the year ended 31 December 2021 HE=-ZT = —

3. SUMMARY OF SIGNIFICANT ACCOUNTING
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

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 4R & B | KR MisE
For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

3. SUMMARY OF SIGNIFICANT ACCOUNTING 3. FES:HHBEMHME @
POLICIES (Cont'd)

(a) Basis of consolidation (Cont'd) (a) #HRERBEEME)

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 VI E|RMEE

For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

3. SUMMARY OF SIGNIFICANT ACCOUNTING
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

For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

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

(b)

Goodwill

Goodwill 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 #4& B i &RHisE
For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

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

(9

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

For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

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

(9

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 #4& B i &RHisE
For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

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

(9

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& BI#E R R M
For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

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

(9

(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.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VI E|RMEE

For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

3. SUMMARY OF SIGNIFICANT ACCOUNTING
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

For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

3. SUMMARY OF SIGNIFICANT ACCOUNTING
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 VI E|RMEE

For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

3. SUMMARY OF SIGNIFICANT ACCOUNTING
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 freehold land and 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 3 to 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

For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

3. SUMMARY OF SIGNIFICANT ACCOUNTING
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 4R & BF 3R R i &
For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

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

(1)

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.

() Cassification 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 #& B 18R KR Mz

For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

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

(j) 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 #& B8R R M st
For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

3. SUMMARY OF SIGNIFICANT ACCOUNTING 3. FES:HHEME @

POLICIES (Cont'd)

() Financial instruments (Cont'd) (G) =BMIAGE)
Financial assets (Cont'd) THEEE)
() Classification and subsequent measurement of financial () ZEEESHEREE T Z(E)

assets (Cont'd)

(1) Amortised cost and effective interest method

(1) BERARERN X

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 &
For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

3. SUMMARY OF SIGNIFICANT ACCOUNTING 3. FES:HHBEMHME @

POLICIES (Cont'd)

() Financial instruments (Cont'd) (G) =BMIAGE)
Financial assets (Cont'd) THEEE)
() Classification and subsequent measurement of financial () ZEEESHEREE T Z(E)

assets (Cont'd)

(2) Financial assets measured at FVTOCI Q) BBEMPEWRGEARMBRA

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
FVTOC! 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 #4r& BI#E 3R R 5T
For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

3. SUMMARY OF SIGNIFICANT ACCOUNTING 3. FES:HHEME @

POLICIES (Cont'd)

() Financial instruments (Cont'd) (G) =BMIAGE)
Financial assets (Cont'd) THEEE)
() Classification and subsequent measurement of financial () ZEEESHEREE T Z(E)

assets (Cont'd)

(3) Financial assets measured at FVTPL (3) mBBRURMATET=

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
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measured at FVTPL. In addition, debt instruments ZEBITAR ) AR
that meet the amortised cost criteria but are BIEZURBATFEZ -
designated as at FVTPL are measured at FVTPL. o - BAME 7 & B 85 AR AN

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 # Rk Ml &F

For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

3. SUMMARY OF SIGNIFICANT ACCOUNTING
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
advance(s) to associates/an investee company) 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 VI E|RMEE

For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

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

(1)

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 &
For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

3. SUMMARY OF SIGNIFICANT ACCOUNTING
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 VI E|RMEE

For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

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

(j) 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

For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

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

(j) 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 VI E|RMEE

For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

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

(j) Financial instruments (Cont'd)

Financial assets (Cont'd)

(i)

(iit)

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 # Rk Ml &F

For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

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

(1)

Financial instruments (Cont'd)

Financial assets (Cont'd)

(iii)

Derecognition of financial assets (Cont'd)

On derecognition of a financial asset, except for an
investment in equity instrument that is classified as
FVTOCI, 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 (ii) 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

For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

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

1)

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 # Rk Ml &F

For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

3. SUMMARY OF SIGNIFICANT ACCOUNTING
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/modification 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.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS 4R & BF 3R R i &
For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

3. SUMMARY OF SIGNIFICANT ACCOUNTING 3. FES:HHEME @

POLICIES (Cont'd)

G) SmIA®

(j) Financial instruments (Cont'd)

THREERRATAGE)

Financial liabilities and equity instruments (Cont'd)

(i) BUOHWR (XA & (E)

(i) Derecognition/modification of financial liabilities (Cont'd)

Except for changes in the basis for determining the
contractual cash flows as a result of interest rate
benchmark reform in which the Group applies the
practical expedient, when the contractual terms of
a financial liability are modified, the Group assesses
whether the revised terms result in a substantial
modification from original terms taking into account all
relevant facts and circumstances including qualitative
factors. If qualitative assessment is not conclusive,
the Group considers that the terms are substantially
different if the discounted present value of the cash
flows under the new terms, including any fees paid
net of any fees received, and discounted using the
original effective interest rate, is at least 10 per cent
different from the discounted present value of the
remaining cash flows of the original financial liability.
Accordingly, such modification of terms is accounted
for as an extinguishment, any costs or fees incurred
are recognised as part of the gain or loss on the
extinguishment. The exchange or modification is
considered as non-substantial modification when such

difference is less than 10 per cent.

For non-substantial modifications of financial liabilities
that do not result in derecognition, the carrying amount
of the relevant financial liabilities will be calculated at
the present value of the modified contractual cash
flows discounted at the financial liabilities” original
effective interest rate. Transaction costs or fees incurred
are adjusted to the carrying amount of the modified
financial liabilities and are amortised over the remaining
term. Any adjustment to the carrying amount of the
financial liability is recognised in profit or loss at the date

of modification.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

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

(1)

Financial instruments (Cont'd)

Change in the basis for determining the contractual
cash flows as a result of interest rate benchmark

reform

For changes in the basis for determining the contractual cash
flows of a financial asset or financial liability to which the
amortised cost measurement applies as a result of interest rate
benchmark reform the Group applies the practical expedient
to account for these changes by updating the effective interest
rate, such change in effective interest rate normally has no
significant effect on the carrying amount of the relevant

financial asset or financial liability.

A change in the basis for determining the contractual cash
flows is required by interest rate benchmark reform if and only

if, both these conditions are met:

the change is necessary as a direct consequence of

interest rate benchmark reform; and

. the new basis for determining the contractual cash flows
is economically equivalent to the previous basis (i.e. the

basis immediately preceding the change).

For other changes made to a financial asset or financial
liability in addition to changes to the basis for determining the
contractual cash flows required by interest rate benchmark
reform, the Group first applies the practical expedient to
the changes required by interest rate benchmark reform by

updating the effective interest rate.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VI E|RMEE

For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

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

(1)

(k)

Financial instruments (Cont'd)

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.

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
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

For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

3. SUMMARY OF SIGNIFICANT ACCOUNTING
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 VI E|RMEE

For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

3. SUMMARY OF SIGNIFICANT ACCOUNTING
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.

Revenue from sales of properties held for sale in the ordinary
course of business is recognised when the legal assignment
is completed, which is the point in time when the purchaser
has the ability to direct the use of the property and obtain

substantially all of the remaining benefits of the property.

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 4R & B | KR MisE
For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

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

)

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 VI E|RMEE

For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

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

o

(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 4R & B | KR MisE
For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

3. SUMMARY OF SIGNIFICANT ACCOUNTING 3. FES:HHEME @
POLICIES (Cont'd)

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

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 4R & BF 3R R i &
For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

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

3. FESTTHRBEE R

(m) Leasing (Cont'd) (m) HE@E

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 # Rk Ml &F

For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

3. SUMMARY OF SIGNIFICANT ACCOUNTING
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 VI E|RMEE

For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

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

(m) Leasing (Cont'd)

(n)

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

For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

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

(n)

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 VI E|RMEE

For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

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

(n)

(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

For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

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

(P

(@

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 4R & B # Rk MiaE

For the year ended 31 December 2021 #;

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

(r) Related parties (Cont'd)

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

conditions applies:

Q)

@

3

C)

©)

©)

)

®

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 4R & B | KR MisE
For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

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

U]

(s)

®

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, if applicable, their respective deferred tax.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VI E|RMEE

For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

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

(u)

v)

(w)

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.

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.

Non-current assets held for sale

Non-current assets are classified as held for sale if their carrying
amount will be recovered principally through a sale transaction
rather than through continuing use. This condition is regarded
as met only when the asset is available for immediate sale
in its present condition subject only to terms that are usual
and customary for sales of such asset and its sale is highly
probable. Management must be committed to the sale, which
should be expected to qualify for recognition as a completed

sale within one year from the date of classification.

Non-current assets classified as held for sale are measured at
the lower of their previous carrying amount and fair value less
costs to sell, except for financial assets within the scope of
HKFRS 9 which continue to be measured in accordance with

the accounting policies as set out in respective sections.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS 4R & B | KR MisE
For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

4,

CRITICAL ACCOUNTING 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.

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.

Fair value measurement of financial assets

As at 31 December 2021, the Group held unlisted bond, unlisted
equity securities (including limited partnership) and structured
product(s) with carrying amounts of approximately HK$28,037,000,
HK$1,527,466,000 and HK$6,840,000 (2020: HK$201,061,000,
HK$1,593,220,000 and HK$52,426,000) respectively. These
financial instruments do not have a quoted market price in an active

market (“Unquoted Investments”).

Fair values of the Unquoted Investments were determined based
on significant unobservable inputs using valuation techniques.
Judgement and estimation are required in establishing the relevant
valuation techniques and the relevant inputs thereof. Changes
in assumptions relating to these factors could result in material
adjustments to the fair value of the Unquoted Investments. Details

are set out in Note 5(c).
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VI E|RMEE

For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

CRITICAL ACCOUNTING ESTIMATES (contd)

Key sources of estimation uncertainty (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 property
valuers. In determining the fair value, the valuers have based
on methods of valuation which involve certain assumptions and
estimates. Independent external valuations were obtained in respect
of all of the portfolio of the Group, and also of the investment
properties held by its associates in order to support management's
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. Changes to these assumptions, including the
potential risk of any market violation, policy, geopolitical and social
changes or other unexpected incidents would result in changes
in the fair values of the Group’s investment properties and the
investment properties held by its associates which were included in
the investments accounted for using the equity method as reported
in the consolidated statement of financial position. Corresponding
adjustments would be made, where appropriate, to the amount of
fair value gain or loss and share of results of investments accounted
for using the equity method reported in the consolidated statement

of comprehensive income.

As at 31 December 2021, the carrying amount of the Group's
investment properties was approximately HK$13,292,161,000
(2020: HK$14,373,283,000).

FINANCIAL INSTRUMENTS

(a) Categories of financial instruments

4.
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ERMTH

(a) £RIEAEHR

2021 2020
HK$'000 HK$'000
TET FHET
Financial assets SRMEE
Financial assets measured at fair value BBEGARMATETE
through profit or loss CEREE 756,717 3,550,536
Financial assets measured at fair value BEE M2 S A R
through other comprehensive income NEEFAEZEREE 1,892,048 14,407,220
Amortised cost #EH AR 3,226,695 2,324,483
Financial liabilities SEAas
Amortised cost T IDRIN 7,093,279 8,562,855
Derivative financial instrument PTESBTA - 111
—E-_-FEFRH EABEEE
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

For the year ended 31 December 2021 HE T =-—F+-_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/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

() 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 #4r& BI#E 3R R 5T
For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

5. FINANCIAL INSTRUMENTS (contd) 5. €M I AEw
(b) Financial risk management objectives and policies (b) LREREEEERBXGE)
(Cont'd)
Market risk (Cont'd) mEE ()
() Foreign currency risk (Cont'd) () SMEER(E)
The Group's exposure to foreign currency risk on its REBRME RTINS EHE
foreign currency denominated assets and liabilities at ZEENBEMRAX ZINERR
the end of the reporting period is as follows: U
2021 2020
HK$'000 HK$'000
FHET THET
Assets BE
United States dollar ("US$") Ey(E)) 1,805,293 4,959,714
GBP HeE 3,026,103 2,197,344
RMB AR 203,039 197,654
Euro (“EUR") BT (BT )) 1,399 21,445
Liabilities =N
US$ ey 1,241,379 1,253,814
GBP R 247,195 522,229
RMB AR 17 11
EUR BT 228 29,930
Sensitivity analysis BURE DT
The following table details the Group's sensitivity to a TRV AR S BB T AR S
5% increase and decrease in HK$ against the relevant B2 BE & I R T #k 5% 2 SR
foreign currencies. As HK$ is pegged to US$, it is B o BT EE LA - iR
assumed that there would be no material currency risk mETERBTLZHEATEEXNER
exposure between US$ and HK$ and therefore US$ is B EXTTEHNRTXZH
excluded from the sensitivity analysis below. R DT
5% is the sensitivity rate used when reporting foreign HAHEMEEEBABREINEG
currency risk internally to key management personnel [\ B2 R & LA SO0 R U E L X
and represents management's assessment of the MEMLEREREYEERLHER
reasonably possible change in foreign exchange rates. S REFBEL 27T o
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For the year ended 31 December 2021 HE T =-—F+-_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 a decrease in
loss (2020: 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 loss
(2020: profit).

Impact of b2
GBP e
RMB AREE
EUR BT

There would be no material impact on the Group's
other components of equity for the years ended
31 December 2021 and 2020.

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.
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A (E518)
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HK$'000 HK$'000
FERT FHEIT
138,375 70,624
10,151 9,882
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS 4R & BF 3R R i &
For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

5. FINANCIAL INSTRUMENTS (contd)

(b)

Financial risk management objectives and policies
(Cont'd)

Market risk (Cont'd)

(i) Cash flow interest rate risk

The Group has variable-rate interest-bearing assets and
liabilities including time deposits, bank balances, sales
proceeds held by a third party and borrowings 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 from its
variable rate borrowings is mainly concentrated on the
fluctuation of HIBOR, LIBOR, compounded reference

rate or costs of funds of financial institutions or a bank.

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 loss (2020:
profit) before tax (through the impact of floating rates in
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
loss (2020: profit) before tax for the year ended
31 December 2021 would increase/decrease (2020:
decrease/increase) by approximately HK$20,997,000
(2020: HK$30,242,000). This was mainly attributable
to the Group's exposure to interest rates on its variable-

rate borrowings.

5.

TWMIA

(b)

ERESE

36

BEREREEKGE)

45 B ()
(i) H2rEFEER

AEERENFEABZEER
BEBEERFR - RITER
EZFHHEEMSERARSE
8) MAKEAAERSREN
Rk - 2SI AFBNE
BAMIGER T AR - REBERE
IWERN RGP BE o A A&
BeEREEAEMNERR XN
WERE BB AN EER o

REEF _1ﬁ§’“)KZL%%ME
MEREREEEPREBRITRE
ERE  BARTRERS &
B2ENETLEREBL—HIR
TZEEKAZKE -

AN BITR 7 2 BB H 4 8 B 45 1
BZBERT  NEBKBAEER
(ZZ2=FF  mMHNEXERE
AR B 2 GURE (ERTE S
TR RITEHR - BE=THRH
EMERAREEZIHNEZY
-

W ZEFIE EF N 50EE
o EERHHEOBHERTE
ERT - AAEEEE_—_T——
F+_A=+—BLEFEZERH
RIBB(ZE_F : &) i5H
momD(ZEZTF  FD
M) #920,997,0008 T (ZE =%
F 1 30,242,000870) ° WIHEE
MR AEBEMRAZ Y ZEEBEY
FERER

- -gER EA

[afl
e
g
]

189



NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #&& &Rz MEE

For the year ended 31 December 2021 HE T =-—F+-_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 2021 and 2020.

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
asset (2020: 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 will 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
specific 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 #4r& BI#E 3R R 5T
For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

5. FINANCIAL INSTRUMENTS (contd)

5.

(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
loss (2020: profit) before tax for the year ended
31 December 2021 would decrease/increase (2020:
increase/decrease) by approximately HK$37,836,000
(2020: HK$177,532,000). 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

2021 would increase/decrease by approximately
HK$94,602,000 (2020: HK$720,361,000) as a result

of the changes in fair value of financial assets measured

at FVTOClI.

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 2021 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 4R & B | KR MisE
For the year ended 31 December 2021 HE T =-—F+-_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 forward-looking information.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #4& B i &RHisE
For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

5. FINANCIAL INSTRUMENTS (contd)

(b)

Financial risk management objectives and policies
(Cont'd)

Credit risk (Cont'd)

As at 31 December 2021, 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 2021, an allowance for credit losses in respect
of trade receivables of approximately HK$13,000 (2020:
HK$2,852,000) was recognised in the consolidated statement

of comprehensive income. Details are set out in Note 30.

For interest receivables from bonds and structured product,
the Group makes periodic individual assessment on the
recoverability of each bond and structured product based on
their respective historical settlement records and credit rating
of the respective issuer. ECL on interest receivables from
bonds with carrying amount of approximately HK$11,885,000
were assessed and measured based on lifetime ECL because
the issuer had defaulted their payment and/or were in severe
financial difficulty. Accordingly, provision of approximately
HK$11,885,000 (2020: nil) were made in respect of
these receivables for the year ended 31 December 2021.
Interest receivables from bonds and structured product of
approximately HK$5,520,000 (2020: HK$61,455,000) were
assessed based on 12m ECL and no provision were made for
the year ended 31 December 2021 (2020: nil).
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #r& BI#E R R M
For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

5. FINANCIAL INSTRUMENTS (contd)

(b)

Financial risk management objectives and policies
(Cont'd)

Credit risk (Cont'd)

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 2021,
allowance for credit losses of approximately HK$47,000 (2020:
HK$56,000) was recognised in the consolidated statement of

comprehensive income.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VI E|RMEE

For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

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; (i) 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 specific team as disclosed in Note 5(b)(iii)

above to closely monitor the risks.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

5. FINANCIAL INSTRUMENTS (contd)

(b)

Financial risk management objectives and policies
(Cont'd)

Credit risk (Cont'd)

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.

The Group's concentration of credit risk by geographical
location is mainly in Hong Kong, Europe and Mainland China.
As at 31 December 2021, the Group was not subject to
investment concentration risk on bonds and equity securities
(2020: was subject to investment concentration risk as
there were bonds investment with three same issuer groups
with their respective carrying amounts of approximately
HK$600,206,000, HK$778,547,000 and HK$793,759,000
presented as financial assets measured at FVTPL and equity
security of a listed company of HK$12,814,000,000 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.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VI E|RMEE

For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

5. FINANCIAL INSTRUMENTS (contd)

(b)

Financial risk management objectives and policies
(Cont'd)

Liquidity risk

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 4R & B | KR MisE
For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

5. FINANCIAL INSTRUMENTS (contd) 5. R T REw
(b) Financial risk management objectives and policies (b) LREREEEERBXGE)
(Cont'd)
Liquidity risk (Cont'd) HEES R (E)

At 31 December 2021
R=B=-%£+-A=+-H

Weighted

average  On demand Total Total
effective orwithin ~ Within2to undiscounted carrying
interest rate 1 year 5years  cash flows amount
MEFH RERY, MEE  ARBBRE REE
ERAE —£R nf REEHE 2%
HK$'000 HK$'000 HK$'000 HK$'000
TR TR TR TR

Non-derivative financial liabilities FTEERAR
Borrowings BE 1.32% 3,696,100 1,883,227 5,579,321 5,455,514
Lease liabilties HERE 2.04% 51211 9,106 60,317 59,710
Creditors and accruals FEfsRBR BT 5 - 201,896 - 201,896 201,896
Securities trading and margin payable JEfTE %@%@ETEEU% 5 - 12,163 - 12,163 12,163
Deposits received Blie - 129,529 - 129,529 129,529
Amounts due to associates REBED T?K - - 302,344 302,344 302,344
Amounts due to investee companies REFXRERT - - 931,848 931,848 931,848
Amounts due to non-controlling shareholders R & FEE R ﬁ%ﬂg - - 275 275 275
Total ag 4,090,899 3,126,800 1,217,699 1,093,279

At 31 December 2020
RZZZ2E+-A=1—-H
Weighted

average  Ondemand Total Total
effective or within Within 2to  undiscounted carnying
interest rate 1 year 5 years cash flows amount
METH RESH mEE  AERRR REE
{3k —ER ik nERR &%
HK$'000 HK$'000 HK$'000 HK$'000
TEL FiET FiET FiET

Non-derivative financial liabilities FiTEERAE
Borrowings BE 131% 5,389,221 1986,676 7375897 7,263,832
Lease liabilties HE&RE 2.12% 69,122 58415 127,557 125,190
Creditors and accruals R RIE R BT SUE - 158469 - 158469 158469
Securities trading and margin payable ENEFRFRERRES - 38,883 - 38,883 38,883
Deposits received BliiEe - 133964 - 133,964 133,964
Amounts due to associates REBENFR - - 260,344 260,344 260,344
Amounts due to investee companies Tﬁﬁzx}xé ARE - - 581,898 581,898 581,898
Amounts due to non-controlling shareholders R & JER IR IR R AE - - 275 275 275
Total ag 5,789,659 2,887,608 8,677,267 8,562,855
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VI E|RMEE

For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

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 (2020:
HK$613,830,000) in aggregate, if such amount is claimed
by the counterparties to the guarantee or indemnity at any
time within the guaranteed or indemnity period. Details of the

guarantee and indemnity are set out in Note 43.

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$1,476,255,000
(2020: HK$798,980,000). 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).
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #R& B #R &M &
For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

5. FINANCIAL INSTRUMENTS (contd) 5. €M I AEw
(b) Financial risk management objectives and policies (b) LREREEEERBXE)
(Cont'd)
Liquidity risk (Cont'd) HBELREREE)
Maturity analysis — secured bank borrowings with repayment IR IT-W B 1Z E K EE IR 2 FHE
on demand clause based on scheduled repayments HIRTT I8 B B TEE&EHN

At 31 December 2021
R-EB--F+-RA=+-H

Total Total
Within Within 2  undiscounted carrying
1 year to5years  cash flows amount
MEE  AERRE REE
—FR kS REAH #E
HK$000 HK$'000 HK$'000 HK$'000
TET THEL TR TEL
Non-derivative financial liability FTEeRmAE
Borrowings EE 680,307 795,948 1,476,255 1,443,820
At 31 December 2020
R-BE-ZE+-_A=+—A
Total Total
Within Within 2 undiscounted carrying
1 year to 5 years cash flows amount
MEE  RERED FREE
—&ER Fiks MERE Fik ]
HK$'000 HK$'000 HK$'000 HK$'000
TR FET FET FET
Non-derivative financial liability ETESMEE
Borrowings E3 11,757 787,223 798,980 775,169
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VI E|RMEE

For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

FINANCIAL INSTRUMENTS (contd) 5.
(b) Financial risk management objectives and policies

(Cont'd)

Liquidity risk (Cont'd)

The following tables detail the Group's remaining contractual
maturity for its derivative financial instruments. The tables have
been drawn up based on the undiscounted gross cash inflows
and outflows on the derivatives that require gross settlements.
For cash flows denominated in currency other than HK$, the
prevailing foreign exchange rate at the end of the reporting

period is used to convert the cash flows into HK$.

I AW
(b) SREAKREERERKEE)

B ELEE(E)

TRHAVNAREETESRTARTAH
BHZIERN o TRIVETETEAFTER
KBz RERRSRARR L EER
o ABTINEBHEZRERE
BREPREFZEXEZREREE
BBETT -

At 31 December 2021
R-ZE-_—F+=-A=+—H

Total Total
Within  undiscounted carrying
1 year cash flows amount
REFRAE BRE B
—FR REHAE HE
HK$'000 HK$'000 HK$'000
FHET FHET FHET
Derivative gross settlement PTETRAZRWARH
Cross currency swap B 1,623
Inflow mA 1,243,362 1,243,362
Outflow Piges! (1,241,270) (1,241,270)
At 31 December 2020
RZZEZZEF+_HA=+—8H
Total Total
Within undiscounted carrying
1 year cash flows amount
RMBRBE L RHEE
—FR mE AR 4
HK$'000 HK$'000 HK$'000
TET TET FAT
Derivative gross settlement FTETAZRUERE
Cross currency swap B amm
Inflow A 1,241,598 1,241,598
Outflow pintast (1,241,604) (1,241,604)
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #r& B R M &
For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

5. FINANCIAL INSTRUMENTS (contd)

(b)

Financial risk management objectives and policies
(Cont'd)

Interest rate benchmark reform

As listed in Note 34, several of the Group's LIBOR and
HIBOR bank borrowings may be subject to the interest rate

benchmark reform.

LIBOR

The Financial Conduct Authority has confirmed all LIBOR
settings will either cease to be provided by any administrator

or no longer be representative:

. immediately after 31 December 2021, in the case of all
GBP, EUR, Swiss franc and Japanese yen settings, and

the 1-week and 2-month US$ settings; and

. immediately after 30 June 2023, in the case of the

remaining US$ settings.

HIBOR

While the Hong Kong Dollar Overnight Index Average
("HONIA™) has been identified as an alternative to HIBOR,
there is no plan to discontinue HIBOR. The multi-rate approach
has been adopted in Hong Kong, whereby HIBOR and HONIA

will co-exist.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #4r& BI#E 3R R 5T
For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

5. FINANCIAL INSTRUMENTS (contd)

(b)

Financial risk management objectives and policies
(Cont'd)

Interest rate benchmark reform (Cont'd)

Progress towards implementation of alternative benchmark

interest rates

As part of the Group's risk management for transition, new
contracts entered into by the Group are linked to the relevant
alternative benchmark rates or interest rates which are not
subject to reform to the extent feasible. Otherwise, the Group
ensured the relevant contracts include detailed fallback clauses
clearly referencing the alternative benchmark rate and the

specific triggering event on which the clause is activated.

During the year, certain contracts have been transitioned to
compounded reference rate. In addition, for certain floating
rate borrowings that are linked to HIBOR, the Group had
confirmed with the relevant counterparty HIBOR will continue

to maturity.

The Group is closely monitoring the market and managing
the transition to new benchmark interest rates, including
announcements made by the relevant interbank offered
rate regulators, risks arising from the interest rate benchmark
reform and the progress in completing the transition to

alternative benchmark.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

RE VI E|RMEE

5. FINANCIAL INSTRUMENTS (Contd) 5. R T B
(c) Fair value measurements () 2AFEFE

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.

Financial assets

SHEE

Listed equity securities presented as
financial assets measured at FVTOCI
RIARREMEARGEARBATE

SR EREBE IRREES

Bonds presented as financial assets
measured at FVTPL

2iRBABRUNRBRATEHE L
THEEZES

Unlisted bond presented as financial assets
measured at FVTPL

2i|RRRERARBRATEHEL
SREEZELTESR

Listed investments held-for-trading
presented as financial assets measured
at FVTPL

RIIABRERNRBATEHEZ
THEELHIFEEZ EIRE

Structured product(s) presented as
financial assets measured at FVTPL
25 ARBERARRATEEY

SRAECERIER
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Fair value Valuation techniques

Fair value hierarchy and key inputs
YR
AYE ARH REREGRIZEE
2021 2020
HK$'000 HK$'000
THR THL
364,582 12814000 Level 1 Quoted prices in active markets
g EBMBIZRE
238,135 3086588  Level 1 Quoted prices in active markets
F-R  ERMEZHE
28,037 201,061 Level3  Discounted cash flow methodology
F=H  HERERER
428,364 152,687  Level 1 Quoted prices in active markets
- ERMHHE
6,840 52426  Llevel 3 Equitylinked notes using
Bl Monte Carlo simulation model

RESDFRERE REERE

2020: Secured loan repackaged
note using discounted cash flow
methodology

“ECERE BERENENOR
FERYBRORES

ANNUAL REPORT 2021

URAFPEBEZELHMTA

TRANMEMRARNTFEFE 2R
TRAZ=ZFDBBIDH -

Significant unobservable inputs

EXFTRERE

N/A
TER

N/A
TER

Discount rate of 308.58% (2020 12.44%)
on estimated contractual cash inflow from
the bond (note (i)

BHEHENRERNRUREE30858E
(ZZ=TF 1 12448) ()

N/A
N

Equity growth rate (weekly) of 0.003%
(2020 ranging from -0.005% to 0.001%),
volatiity (weely) ranging from 6.134%
t0 8.525% (2020: 4.897% to 8.256%) and
discount rate of 0.13% (2020 ranging from
0.05% to 0.06%) (note (i)
BRERE(BE)000IE(ZZ-TE
NF-0005EZ0001%) - K (EE)
NF6.134EZ855E(ZF2FF
4.897TE %8256 R R %0.13E
(ZZ2ZF : NT005EZ006) (H3E(i)

2020: Discount rate of 11.53% on estimated
contractual cash inflow from the underlying
loan (note (i))

“ECEE BRERMHANRERAR
83 %11 53E (it ()



NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B8R R M st
For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

5. FINANCIAL INSTRUMENTS (contd)

(c) Fair value measurements (Cont'd)

Financial instruments measured at fair value (Cont'd)

Fair value

AT
2021 2020
HK$'000 HK$'000
T Tin

Financial assets (Cont'd)
SREBE(B)

Club and corporate debentures presented 53,718 57,774
as financial assets measured at FVTPL
RIABBERNRBATEHEL
SREEZERRRAES

Unlisted eqity securities presented as 1,527,466 1593220
financial assets measured at FVTOCI

2 ARBL 2 ERENRBATE
FECEREE I EMRAES

Derivative financial instrument 1,623 -
— Cross currency swap

fTESRIA
- EBEE

2,648,765 17,957,756

Financial liability

SREE

Derivative financial instrument - 11
— Cross currency swap

fTESBMIA
-EBES

5. T Hw

(€ ATEIEGE

URAFPEGEBEZEHMTA(E

Fair value Valuation techniques
hierarchy and key inputs

A%
H48

Level 2
£/

Level 3
Ea

Level 2
-

Level 2
F-R

RERTRERHE

Market comparison

Mz itaREE

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

BRBRETE  BRZAK
HRERANER(NE)

Reference to the fair value of the

underlying property
SZRENELRTE

Net asset value (note (iil))

B HE (M)

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

BRREREE RAEHL
MEREREE AR aE &

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

BRREREE BAEHL
BN R B R R R AR

Significant unobservable inputs

EAKUBRRE

N/A
TER

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

BRZARN2RERBER R 2
BB )

Discount rates ranging from 13.36% to
23.04% (2020: 12.37% to 20.23%)
(note (1))
HRENTF1336EZ2304E(ZF 55 :
1237E%20238) (H34()

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

ERERAERREN X APEEEG)

N/A
TER

N/A
TER

N/A
Tam

—E--EER EBA

[afl
e
g
]
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #R& B #R &M &
For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

5. FINANCIAL INSTRUMENTS (contd)

()

Fair value measurements (Cont'd)

Financial instruments measured at fair value (Cont'd)

Notes:

(i)  The higher the estimated contractual 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 2021 and 2020 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 VI E|RMEE

For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

FINANCIAL INSTRUMENTS (contd)

(c) 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 2020

Purchases during the year

Disposals during the year

Net return of capital contribution
during the year

Net gain (loss) arising from change

in fair value

At 31 December 2020

Purchases during the year
Disposals/derecognition during the year
Capital contribution during the year

Net (loss) gain arising from change

in fair value

At 31 December 2021

RZZTZTF—-A—H
REREA
RERNLE
RERNFEFEER
F58
DNTEEHmMEEL
Wi (B518)/% 58

RERBA
RERKE,/BUHHER
REMNTIERR

(B 18) e #8

R-BZ-F
+=A=+-H

5. @I e

(c)

DNPEEE)

URATFPEGNEZEZHBTAGE)

Unlisted bond
presented as
financial assets

measured at

Unlisted
Structured equity
product(s) securities

presented as
financial assets

measured at

presented as
financial assets

measured at

FVTPL FVTPL FvTOCI

EHRER

2NARER 2 AER Hiti 2 E W

B R B MR MR AFE

AFEEZ ALEHEZ HEZEREE

CREEZ TREEZ ZkLET

FLWES EBUEER RAE %

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

TET TET TR

(note (i) (note (i) (note (i)

(PIEEQ0)) (PEEQ)) GEIO)

- - 1,603,891

195,672 137,438 -

- (83,148) -

- - (9,312)

5,389 (1,864) (1,359)

201,061 52,426 1,593,220

- 140,970 -

= (171,947) (154,400)

= = 9,011

(173,024) (14,609) 79,635

28,037 6,840 1,527,466
—E--5H gAmxsE 207



NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

5. FINANCIAL INSTRUMENTS (contd)

(c) Fair value measurements (Cont'd)

Financial instruments measured at fair value (Cont'd)

Notes:

(i)  The gain (loss) included in profit or loss for the relevant
years related to unlisted bond and structured product(s)
held at the end of the reporting periods 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.

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 2020.

As at 31 December 2021, the capital structure of the Group mainly
consists of debts, which include borrowings from banks and an
financial institution, 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
50%, determined as the proportion of net debt to equity. This ratio
is expressed by as a percentage of net debt over the total equity. Net
debt is 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

CAPITAL RISK MANAGEMENT (contd) 6.

The gearing ratios were as follows:

Borrowings — current (note (i))
Borrowings — non-current (note (i))
Lease liabilities — current (note (ii))

Lease liabilities — non-current (note (ii))

Total debt
Less: Cash and bank balances and

pledged deposits (note (iii))

Net debt
(total debt less cash and bank balances and

pledged deposits)

Net debt
Less: Securities investments and

treasury products (note (iv))

Net debt (cash)
(net debt less securities investments and

treasury product)

Total equity (note (v))

Net debt to equity ratio
(excluding securities investments and

treasury products)

Net debt to equity ratio
(including securities investments and

treasury products)

RE VI E|RMEE

For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

BEXREMREE@®
BEREEELEMT ¢
2021 2020
HK$'000 HK$'000
FET FHT
B8 - mBME (M) 3,642,977 5,312,436
B8 - IEREIEE 3 1,812,537 1,951,396
HEEE - mENEE (FFEG)) 50,673 67,300
HEAE - IERBME (FIFEG)) 9,037 57,890
B 1A% 5,515,224 7,389,022
W IRE RIBITHESRIAR
wtker NG EsA () (2,757,384) (1,915,048)
B F5E
(BERARHIRE MIRITASRIUKL
HEIRTF ) 2,757,840 5,473,974
B FEE 2,757,840 5,473,974
W EHRER
& 2 mm (BT (iv)) (1,065,958) (16,306,762)
BEH(ORE)FHE
(BB FEREFEER
MEEM) 1,691,882 (10,832,788)
A& A A 2 42 58 (BT (v)) 14,398,830 28,780,250
B F AR AR R
(TREEHFRER
B & E M) 19.2% 19.0%
B FRER AR R
(BEEHERER Net cash
MEEM) position
11.8% REFEMRR
xR EABx£Em 209




NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

6.

CAPITAL RISK MANAGEMENT (contd)

Notes:
(i)  Borrowings are detailed in Note 34.
(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 25(i), (ii), (iii) and 26().

(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 sales of properties
held for sale, 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.

Revenue is analysed as follows:
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BERFREEARAERL X (TEEREFRER
MEERRBRE -

RELEBME AR =M2EREMBER
ARESHMBERAR REMEARDA LK
BESFERARAREFMEEBEREZE
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SRERMEFUBER - ZFBLEBAEA
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VI E|RMEE

For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

REVENUE (contd) 7. WA
2021 2020
HK$'000 HK$'000
FHET FAT
Revenue from contracts with customers: HEPEH A -
Recognised on a point in time basis R — 5352 BB
Sales of properties held for sale FEHEMEZHE 235,462 -
Brokerage and cosmetics income 4L RS Rt EH & WA 18,091 20,220
253,553 20,220
Recognised on over time basis R — BRI EA,2 Z2ERER
Building and property BFRMEEERBEHEA
management services income 50,079 53,232
303,632 73,452
Revenue from other sources: At AR 2 WA
Property rental income MERS WA 327,346 373,461
Interest income from F B U A 315,510 596,092
— bonds (note (i)) — EH (M) 305,020 585,686
— structured products (note (i)) - R E S (HEEG) 10,490 10,406
Dividend income from ST ON 169,479 1,973,156
— listed equity investments (note (ii)) — ERRARIRE (FHEED) 168,279 1,969,757
— unlisted equity investments (note (iii)) — JE LR AR E (HFEE(iN) 1,200 3,399
Gain on sales of investments held-for-trading HEBIEEE ZIKE WS 183,859 25,303
996,194 2,968,012
Total revenue WA s R 1,299,826 3,041,464
Notes: B EE -
(i)  The interest income from bonds and structured products were () EHRREBUERZFSKBATIRERB
derived from financial assets measured at FVTPL. BaURMATEFEZEREE °
(i) The dividend income from listed equity investments with amount () LEmRAKREZRSWBATIREEBER
of approximately HK$11,759,000 (2020: HK$2,077,000) and NRMATEFEZ e REEKBBEM
approximately HK$156,520,000 (2020: HK$1,967,680,000) PEHREARBATEFEZCREE
were derived from financial assets measured at FVTPL and SR RIXI11,759,0008 T (Z T T F :
financial assets measured at FVTOCI respectively. 2,077,000/ 7T) & £7156,520,0007% 7T (=
T T4 : 1,967,680,0004 L)
(i)  The dividend income from unlisted equity investments was (i) FELTRARE ZREWATIRE BBE

derived from financial assets measured at FVTOCI.

MmEERRARRATEFEZ2RE
ZE o

TEC-FFH  EABXEE
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS 4R & B | KR MisE
For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

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; (i) 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
of the Group grouped under all other segments. The segmentations
are based on the information about the operations of the Group that

management of the Group uses to make decisions.

Principal activities are as follows:

Property development and — Property development and
trading sales of trading properties
Property leasing
— Retail — Property leasing from
retail properties
— Non-retail — Property leasing from
non-retail properties
Listed equity investments at —  Listed equity securities at FVTOCI
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, if applicable, their respective deferred tax.

No operating segments have been aggregated in arriving at the six

reportable segments described above.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #4& B i &RHisE
For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

OPERATING SEGMENTS (contd)

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

derivative financial instrument.

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 and deferred tax liabilities (2020: also included derivative

financial instrument).

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 one (2020: no) major customer who individually
accounted for 10% or more of the Group's revenue. Revenue of
approximately HK$235,462,000 was derived from a customer in

property development and trading segment in Mainland China.

8.

ESESE®

ADBZARNEEIEREAR L RIE

FoEREEE  BELERBEEE - ATRERR
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EHBERE(CT-_ZF  HERTESRT
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AEBETE2RDVPREETREB 2K
BT HRBEBELHETRTS
TRTISEE  WRFZEHEE -
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS 4R & B | KR MisE
For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

8.

OPERATING SEGMENTS (contd)

Operating segment information is presented below:

Consolidated Statement of Comprehensive Income
For the year ended 31 December 2021

Major cash items excluding in

revenue
- Hong Kong
- Other countries

Revenue

Dividend and interest income and

gain on sales of investments
held-for-rading

- Hong Kong

- Other countries

Revenue from extemal customers

- Hong Kong
- United Kingdom
- Mainland China

Revenue (excluding dividend income

from segments of property
development and trading and
property leasing)

Attributable property sales from
associates/investee company
- Hong Kong

Attributable rental revenue from
associates/investee company
~ Hong Kong
- Mainland China

Results

Segment results
- Hong Kong
- United Kingdom
- Mainland China
- Other countries

WA 2T EREER

-B%
- AER

LN
B RHSRALA R HE
REREZREUE

-B%
- AthBIX

RENFEF U0
- %/%
%8
-SEAE

BAMFRRREEUR
@i%ﬁﬁﬁiﬂﬁ%%ﬂ&)\
B

BERE/ BXRE
IIES -
"%/%
EiEBENR/ BERE
LN
-&%
- AR

&
PEEE
-&R

JFIK
- AtbEX

CHINESE ESTATES HOLDINGS LIMITED

wl LB /-\ \
8. EESHE®
LESREMZNNAT
FEZERABRR
BE—F-_—Fft-A=+—-HULFE
Unlisted
leasi Listed Investments  investments,
Property Pro];zrgmeésmg equity  and treasury investment All
development investments products  holding and other
and trading Retail Non-retail at FvTOCI at FUTPL brokerage segments  Consolidated
ERA EREH
2ERE W
HRB AVHEZ  KLTRE:
NERER APEZ RER REERE
EE 2E #2E&  [TRERE HEER BER®  FRAMAR &a
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
THR TR TR THT TER TR THT THR
- - - 1,530,430 2,670,370 - - 4,200,800
- - - - 3,589,737 - - 3,589,731
- - - 1,530,430 6,260,107 - - 1,190,537
500 - - 156,520 202,419 - 700 360,139
- - - - 308,709 - - 308,709
- 36,253 128,355 - - 6,325 61,845 232,718
- 40,287 121,998 - - - - 162,285
235,462 - 453 - - - - 235915
235,962 76,540 250,806 156,520 511,128 6,325 62,545 1,299,826
235,462 76,540 250,806 156,520 511,128 6,325 62,545 1,299,326
2,372,246 - - - - - - 2,372,246
- 18,343 43,339 - - - - 61,682
- 33,375 8,970 - - - - 42,345
2,607,708 128,258 303,115 156,520 511,128 6,325 62,545 3,775,599
500 33,189 122,276 156,829 (474,582) (843) 38,149 (124,482)
- 29,854 105,952 - - 12 - 135,818
17,297 - 259 - - 3,364 - 20,920
- - - - (1,663,408) 17,906 - (1,645,498)
17,191 63,043 228,487 156,829 (2,137,986) 20,439 38,149 (1,613,242)
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #4& B i &RHisE
For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

o 3 N
OPERATING SEGMENTS (contd) 8. EEDTE®
Consolidated Statement of Comprehensive Income (Cont'd) FREZERBHRRE)
For the year ended 31 December 2021 BE-—E-—F+=-HA=1+—HULFE
Unlisted
. Listed  Investments  investments,
Property Property leasing equity  and treasury investment Al
development NEER investments products  holding and other
and trading Retail Non-retail at FToC! at FVTPL brokerage segments  Consolidated
ERAM ERER
2ERE WM
WRB AVEZ  ELTRE
NERER NTEZ RER REBRR
Eg 28 ¥2E  LHRERE BEER BEERY  FEARSE &8
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
TER TR TR THR TER TR THT THR
Share of results of investments accounted  #{§ B &% AERE 2
for using the equity method 28
- Attibutable property sales, net -EENERERR
- Hong Kong -EE 4,994 - - - - - - 4,994
- Attibutable gross income -EEUAZR
- Hong Kong -EE - 17,103 43,064 - - - 2,257 62,424
- Meinland China - AR - 33,375 8970 - - - - 0345
- Attributable operating cost - EHEERA
- Hong Kong -E& - (1313) (8,294) - - - - (9,667)
~ Mainland China - hE AR - (17,368) (3,386) - - - - (20,754)
22,791 94,780 268,841 156,829 (2,137,986) 20,439 40,406 (1,533,900)
Other income EflA 7,059 3,059 3521 - - - - 13,645
Finance coss SIHER - - - (6,833) (7,503) - - (14,336)
Share of resuts of investrents accounted (5 M BRENEREZ
for using the equity method
~ Income tax, impairment loss - Fﬁﬁ%ﬁ! n% BER
in respect of property, plant and FERAEBENR
equipment, and others Eft (1,220) (154,134) (11,146) - - - (351) (166,851)
28630 (56,295) 2610 14999  (,145489) 20439 20055 (1,701,402)
Unallocated items AHBER
Unallocated corporate expenses, et~ RABZARFZFE (292,989)
Unallocated finance costs ADEHMHER (90,140)
Income tax expense FRIAS (33,188)
Non-controlling interests EERER (1,757)
Operating loss for the year ANAREAER
attributable to owners of REERERR
the Company (2,119,516)
Share of realised fair value changes on WXEJ‘ BB Rl
disposal of an investment property o AEIFIHE—ERENE L
an associate recognised in curient year B EBATEZE 125
Major non-cash items TEFREER
- Unrealised fair value changes on - BENEY
investment properties (including
share of results of investments LhE Mﬁf}xﬁz
accounted for using the equity £8)
method) (1,395,914)
Loss for the year attributable to LN 2N 3
owners of the Company TEEEE (3,515,305)
Core loss (excluding major BOBE(FEETE
non-cash items) ¥R4%ER)
Operating loss for the year RLAAREAER
attributable to owners of rEEEERE
the Company (2,119,516)
Share of accumulated realised B-m E% ’A =1 bt -3
fair value changes on disposal —BREN
of an investment property of Eﬁaﬁﬁf‘ﬁéﬁiﬂ
an associate
~ Recognised in current year - RAFEED 125
~ Recognised in prior years -REEFRRA 832
Core loss for the year attributable ~ ALFFEARL
to owners of the Company EEEZBUER (2118,559)
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

8. OPERATING SEGMENTS (contd)

Consolidated Statement of Financial Position
At 31 December 2021

8. &i&E

RE VI E|RMEE

)

REFBMRRRE
R-B-—F+ZA=1+—H

Unlisted
Listed  Investments  investments,
Property Propefty leasing equity andtreasury  investment All
development hRER investments products  holding and other
and trading Retail Non-retail at Fvoc! at FVTPL brokerage segments  Consolidated
BBAM BBER
2ENE DY LS
HRB AVEZ  FLTRE:
NEBRR AFEZ RER  REEZRR
E¥ ZE *BE LORARE HEER BLBY FEEMDIR g8
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
TR TR TER TR TR TER TER TR
Assets EE
Segment assets NREE
- Hong Kong -&E 1,080,356 1,786,593 6,917,591 407,388 366,326 300,797 209,605 11,068,656
- United Kingdom % - 1006804 6139358 - - - - 146162
- Mainland China - PEARE 290,093 - 28,790 - - 680 - 319,563
— Other countries - EfER - - - - 341,798 426,027 - 768,225
Investments accounted for DERENRZRE
using the equity method
- Hong Kong -&k 49,246 427,869 1,605,929 - - 1,788 10,173 2,095,005
~ Mainland China - HEARE - - 91 - - - - 91
Advances to associates BRBENEIZUR
~ Hong Kong -ER 1,912 - 127 - - 3 1,224 3,266
~ Mainland China - hEARE - - 46,794 - - - - 46,794
Reportable segment assets NERSREE 1,421,607 3,221,266 14,738,680 407,388 708,124 729,695 221,002 21,447,762
Unallocated corporate assets Ko AFEE 149,308
Consolidated total assets GRAELE 21,597,070
Liabilities ff
Segment liabliies AEER
- Hong Kong -FE 35,939 22,182 114,854 21 4,346 10,922 6,160 195,030
- United Kingdom % - 15,539 176,054 - - - - 191,593
- Mainland China - REAE 47 - 35 - - 2 - 84
- Other countries -HEpER - - - - 6 6 - 12
Reportable segment liabilities NERSRER 35,986 38,321 290,943 21 4352 10,930 6,160 386,719
Unallocated corporate liabilties Eo) PN 6,811,521
Consolidated total liabilties FRRREER 7,198,240
Additions to non-current assets ~ FREBEEFE
(other than financial (EMIAREE
instruments and deferred tax BEEERM
assets) - 20,157* 382,900* - - 282 335
* included the acquisition of investment properties of Pinwheel * BIEFE BUWE — BB A R EEK LR E

Investments Limited (“Pinwheel”) through acquisition of a

subsidiary (Note 38(a))
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #4& B i &RHisE
For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

OPERATING SEGMENTS (contd) 8. EESTHw
Other Material Items HihEKXIEB
For the year ended 31 December 2021 BE-—E-—F+=-HA=1+—HULFE

Consolidated

Adjustments Adjustment  Adjustments  statement of

Reportable for unallocated for realised fair for major comprehensive
segments items  value changes non-cash items income
AOBEE CERATE TEERSE RE2E
LES:Vik- ZRE BB R HRZAE 638
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
TR TR TR TR TER
Interest income MEBA 320,437 - - - 320,437
Finance costs HHER (14,336) (90,140) - - (104,476)
Net income WA FE 306,101 (90,140) - - 215,961
Depreciation of: wE !
~ Property, plant and equipment - 1% « B K& - (56,355) - - (56,355)
- Right-of-use assets -EREEBE - (68,417) - - (68,417)
Fair value changes on REME s ATEE

investment properties - -
Share of results of investments BlEARREARREZ

(1,376,616)  (1,376,616)

accounted for using EL |

the equity method (87,509) - 125 (19,298) (106,682)
Income tax expense FEHAY - (33,188) - - (33,188)
Non-controlling interests RS - (1,757) - - (1,757)
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8. OPERATING SEGMENTS (contd) 8. EESH®@
Consolidated Statement of Comprehensive Income FE2ERBEBRR
For the year ended 31 December 2020 B2 T _TFf_H=1—HIFE
Unlisted
Listed Investments investments,
Property Property leasing equy  andtreasury investment Al
development nRER investments products holding and other
and trading Retail Non-retail at vmodi at FVTPL brokerage segments  Consolidated
RBEM BBEE
2EME PARB
IARB AFEZ  FETRE-
NERER DTEZ RER  RAERR
EE & ¥TE  LORARE BEER BERE  AEEESR e
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
TEL T TAL TEL Fitn TAL TAL TEL
Major cash items excluding in WA ZEERSER
revenue
- Hong Kong -FE - - - 2,772 6,844,054 - - 6,846,826
— Other countries -EpBR - - - - 1,100,767 - - 1,100,767
- - - 2772 7,944,821 - - 7,947,593
Revenue LON
Dividend and interest income and B A B MASA R
gain on sales of investments HEBFEEL
held-for-trading REWE
- Hong Kong -F - - - 1,967,680 437,279 3,399 - 2,408,358
— Other countries - EfhER - - - - 186,193 - - 186,193
Revenue from external customers RENBEFZUA
- Hong Kong -EE - 36,923 138,852 - - 8,900 64,552 249227
- United Kingdom -EE - 34482 162479 - - - - 196,961
~ Mainland China - pEAE - - 725 - - - - 725
- 71,405 302,056 1,967,680 623,472 12,299 64,552 3,041,464
Revenue (excluding dividend income A (¥R EREEMR
from segments of property NEBESBZREMA
development and trading and BN
property leasing) - 71,405 302,056 1,967,680 623,472 12,299 64,552 3,041,464
Attributable property sales from ERBERR/ BXRE
associate/investee company RANEHE
- Hong Kong -BE 11935 - - - - - - 11935
Attributable rental revenue from ERBERR/ BXRE
associates/investee company RARSHA
- Hong Kong -BE - 19,995 44,862 - - - - 64,857
— Mainland China - REIKRE - 21,308 8,197 - - - - 29,505
11,935 112,708 355,115 1,967,680 623,472 12,299 64,552 3,147,761
Results &
Segment results PREE
- Hong Kong - B - 33,664 130,195 1,967,653 (23,746) 11,036 39,259 2,158,061
- United Kingdom - RH - 26,890 131,076 - - 143 - 158,109
~ Mainland China - REIKRE - - 484 - - 2,463 - 2947
— Other countries -EpBR - - - - 208631 - - 208,631
- 60,554 261,755 1,967,653 184,885 13,642 39,259 2,527,748
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OPERATING SEGMENTS (contd) 8. EESH®@
Consolidated Statement of Comprehensive Income (Cont'd) FREZERBHRRE)
For the year ended 31 December 2020 B2 T _TFf_H=1—HIFE
Unlisted
Listed Investments investments,
Property Property leasing equy  and treasury investment Al
development nRER investments products holding and other
and trading Retail Non-retail at vmodi at FVTPL brokerage segments  Consolidated
BBEM BBEE
2EME PARB
DA B NFEZ  FETRE-
NERER DTEZ RER  RAERR
EE S ¥ZE  LTRARE HEER BERE  AEEESR e
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
TEL T TAL TEL Fin TAL TAL TEL
Share of results of investments BEINERANEREZ
accounted for using the equity B4
method
~ Attributable property sales, net - BIEEHEFR
- Hong Kong -&% 252 - - - - - - 252
— Attributable gross income - g ARE
- Hong Kong -Bh - 18,695 44,579 - - - 2247 65,521
- Mainland China - hEAE - 21,308 8,197 - - - - 29,505
— Attributable operating cost - EREERA
- Hong Kong -&% - (821) (8337) - - - - (9,158)
~ Mainland China - REKKE - (13,390) (3,032) - - - - (16,422)
25 86,346 303,162 1,967,653 184,885 13,642 41506 2597446
Other income HiglA - - 249,836 - - - - 249,836
Finance costs BB - - - (31304) (52522) - - (83,826)
Other gains and losses HiohaRER (4831) - - - - - - (4831)
Share of results of investments BEDERENEREL
accounted for using the equity E
method
~ Income tax and others - FER kAL (92) (32,247) (13,017) - - - (506) (45,862)
(4671) 54,099 539,981 1,936,349 132,363 13,642 41,000 2,712,763
Unallocated items FABER
Unallocated comorate expenses, net &A% 2 A EH % 3 (276,949)
Unallocated finance costs KRB HBER (131,733)
Income tax expense FrEmAS (76,727)
Non-controlling interests FirkiEn (1)
Operating profit for the year RRARE AL
attributable to owners of KEEREER
the Company 2227323
Mejor non-cash items TRFREER
~ Unrealised fair value changeson - REWE 2 AEH
investment properties ATERH(BEHR
(including share of results of INERENERE
investments accounted for £8)
using the equity method) (1611,535)
— Deferred tax credit - ERBERE 6,445
Profit for the year attributable to &2 FHH AKEL
owners of the Company REEZER 622,233
Core profit for the year ESAGE PN
attributable to KEEZHLER

owners of the Company 2227323
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

8. OPERATING SEGMENTS (contd)

RE VI E|RMEE

For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

8. EEDE®»

Consolidated Statement of Financial Position RETBERRER
At 31 December 2020 R-B-FF+-_H=1+—H
Unlisted
Listed Investments investments,
Property Property Ieismg equy  andtreasury investment Al
development il investments products holding and other
and trading Retail Non-retail at vmodi at FVTPL brokerage segments  Consolidated
R BpEs
2EYE ARB
IARER AHEZ  FETRE-
NEERR ATEZ ®ER  REERR
BEE 3 FTE  LTRARE HEER SRR%  FMERERSE e
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
FEL TATL FEL FEL TATL TAL FEL FhEL
Assets 4B
Segment assets NREE
- Hong Kong -BE 948,739 1,355,453 7,043,891 12,814,008 1951314 362,249 186,279 24,661,933
- United Kingdom - BH - 1,171,231 6,734,639 - - - - 7,905,870
- Mainland China - hE AR 266,459 - 27,200 - - 640 - 294,299
~ Other countries - EfER - - - - 1,604,648 586,390 - 2,191,038
Investments accounted for IEREARRE
using the equity method
- Hong Kong -E% 44071 415351 1,579,177 - - 1,803 8473 2048875
~ Mainland China - hEKE - 119671 30964 - - - - 150,635
Advances to associates BABENRFUE
~ Hong Kong -FE 641 - 83 - - 2 1221 1947
- Mainland China - hEKE - 36977 9,539 - - - - 46516
Reportable segment assets AERHBEE 1,259,910 3,098,683 15,425,493 12,814,008 3,555,962 951,084 195973 37,301,113
Unallocated corporate assets FoEZAREE 168,266
Consolidated total assets GAEELE 37,469,379
Liabilities &f&
Segment liabities SEER
- Hong Kong -BE 62,295 15,541 80,855 768,423 192,424 26,354 5,581 1,151,473
- United Kingdom - BH - 13,302 144,722 - - - - 158,024
~ Mainland China - REIRHE 28 - 210 - - 3 - 241
— Other countries - EfER - - - - 129,360 6 - 129,366
Reportable segment liabilies BEEGE T 62323 28843 225,787 768423 321784 26363 5581 1,439,104
Unallocated corporate liabilties Fiox: FANGI-N 7,250,025
Consolidated total liabilties GARBEES 8,689,129
Additions to non-current assets ~ FHEBEERE
(other than financial (SRIAREE
instruments and deferred tax HEEERM
assets) - - 1,063,132% - - 62 5

*

included the acquisition of investment properties of

Landrich (H.K.) Limited (“Landrich”) through acquisition of a

subsidiary (Note 38(b))
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B8R R M st
For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

8. OPERATING SEGMENTS (contd) 8. EEDE®»
Other Material Items HEKRIER
For the year ended 31 December 2020 B2 T _TFf_H=1—HIFE
Consolidated
Adjustments Adjustments statement of
Reportable for unallocated for major comprehensive
segments items non-cash items income
AOBEE B0k FatE
EHENE A EEZ#AR LEaEiE
HK$'000 HK$'000 HK$'000 HK$'000
FET THET FET THT

Interest income MBIBA 603,417 - - 603,417
Finance costs HHER (83,826) (131,733) - (215,559)
Net income WAFE 519,591 (131,733) - 387,858
Depreciation of: nE:

~ Property, plant and equipment - W% BEREE - (25,624) - (25,624)

- Right-of-use assets -ERERE - (62,564) - (62,564)
Fair value changes on investment REMEZ ATEED

properties - - (1,549,240) (1,549,240)
Write-down of stock of properties MEFEZRE (4,831) - - (4,831)
Share of results of investments accounted  # {5 BT EAERE 2

for using the equity method E 23,836 - (62,295) (38,459)
Income tax expense FEHHAY - (76,727) 6,445 (70,282)
Non-controlling interests i RiES - (31 - (31)
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #&& &Rz MEE

For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

HAUA

9. OTHER INCOME 9.
Included in other income are: EA A BEE -
Rental services income HERBHA
Leasing administration services and MFTT RS &
property administration services income MEITBARB A
Advisory and consultancy services income o ah N R R AR A A
Consultancy fee income BERBERA
Exchange gain, net b 5 W e F 58
Overprovision of costs in respect of H—IEERERZ
a development project DN R
Reversal of allowance for credit losses recognised HEWE FARIERE 2
in respect of trade receivables, net EEEBEREHRRZFHE
Surrender premium and dilapidations settlement FEE Y M P WER 2
received from tenants in respect of properties REMERFHER
in the United Kingdom
Government subsidy — Employment Support HRHAE - [RBZEIFHE
Scheme (note) (B 3E)

Note: During the year ended 31 December 2020, the Group
successfully applied for funding 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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G

2021
HK$'000
FTERT

3,250
4,762
32
23,486
16,955

7,059

3,046

436

2020
HK$'000
FTHET

3,757
5,952

37
2,325

1,877

249,836

13,741

REBEE-T-_ZF+-_A=+—HLF
B AEERIBRBARTEEBERT
BEBERLIHEREREES TR
EIFERHEZESTRF - -ELNEN
RATHEREUB IR - MREBAEE
WERMES - REZEH 2GR B
KAEBEBHETETHE - Ui

B2 EARINE



NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

10. INVESTMENT EXPENSES, NET

Financial assets measured at fair value through
profit or loss:

Unrealised (loss) gain arising from change in
fair value of bonds

Realised loss arising from change in
fair value of bonds
— Change in fair value
— Exchange component of change

Net loss arising from change in
fair value of bonds

Unrealised loss arising from change in
fair value of structured products

Realised (loss) gain arising from change in

fair value of structured products

Net loss arising from change in fair value of
structured products

Unrealised loss arising from change in
fair value of investments held-for-trading

Unrealised gain (loss) arising from change in
fair value of club debentures

Realised loss arising from change in fair value of
club and corporate debentures

Net loss arising from change in fair value of
club and corporate debentures

Financial assets/liabilities measured at
fair value through profit or loss:

Unrealised gain (loss) arising from change in
fair value of cross currency swap

Realised gain arising from change in
fair value of cross currency swap

Net gain arising from change in fair value of
Cross currency swaps

Other investment expenses, net

Interest income from other financial assets

RE VI E|RMEE

For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

10. REM X FE

2021 2020
HK$'000 HK$'000
FET FHET
BBEREURMATETEZ
CRVEE -
BEEZ N FEEBMELZ
REIE (BB W (606,931) 14,912
BEE 7N FEEBMELZ
BE#BEE
- RFEEE (1,683,815) (404,709)
-EXHDEH 15,774 (32,022)
BEFZ AN FEEBMELY
&8558 (2,274,972) (421,819)
EEEERZATEE
MEE 2 RSB EE (1,160) (1,897)
EEEERZATEE
MEXZEER(EE) s (13,449) 33
EEEERZATEE
MES 2 BB F5E (14,609) (1,864)
BIEEBEZREZ R EZS
MES 2 RKEBEE (339,614) (12,678)
CHREFZANTFEED
MEE 2 R EH W= (E518) 4,944 (1,646)
SRERANTESFZATEE
MELZEEBER (8,850) (223)
FRERRFEF AT EZ S
MEE 2 EEFE (3,906) (1,869)
BBEEURMATEFEZ
CREE/BE:
B AT EEE
MEE 2 A EF W (E518) 1,623 amm
RS N TFEES
MEE 2 BRI 111 6,060
R AT EZEE
MmE4+ 2 W F 58 1,734 5,949
Hmie &MY F8E (1,704) (2,253)
HEMEa&EE M EHA 4,195 6,705
(2,628,876) (427,829)
—Eo-gE5g  EABZEE 223



NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS 4R & B | KR MisE
For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

11. FINANCE COSTS

Interest on:
Bank borrowings
Other borrowings
Lease liabilities

Other interest

Total interest (Note 40)

Exchange loss on translation of foreign currency
bank and other borrowings and loan, net

Other finance costs

Less: Interest capitalised to investment

properties under construction

During the year ended 31 December 2021, the Group has REZE
capitalised borrowing costs at a rate of 1.319% (2020: 1.87%)
per annum, amounting to approximately HK$2,349,000 (2020:

HK$2,838,000), on qualifying assets.

12. OTHER GAINS AND LOSSES

Allowance for credit losses recognised

in respect of advances to associates, net
Write-down of stock of properties
Loss on deregistration and striking off

of subsidiaries

K& H
2021 2020
HK$000 HK$'000
FH T FHETT
T8
RITIEE 80,740 117,504
HEMEE 10,583 70,690
HEBE 1,834 2,975
E A8 - 1
#8485 (HFE40) 93,157 191,170
INEESRFT R E A E B LA &
B EREEFE 5,596 20,232
HuosE A 8,072 6,995
106,825 218,397
B B EERIREE
AR 2 FE (2,349) (2,838)
104,476 215,559

B2+ -_A=Z+—BULEE"
AEFRDIREMNEI1INE(ZE_ZTF - 1.87
B ERTEEREEERALZBERAE

#92,349,000/ L (ZE =FF : 2,838,000/

JT) °
Htrz & S518
2021 2020
HK$'000 HK$'000
FHET FHET
FRES B N R FIERERZ
FEEBERETE (47) 7)
MEFEZRE - (4,831)
BB A m R EE R 1 A
FIBR e 2 Es5 18 (3) )
(50) (4,860)
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #4& B iR KRHisE
For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

13. INCOME TAX EXPENSE

The charge comprises: XA

Current tax: EHITIE
Hong Kong Profits Tax EENISH
Other than Hong Kong BB SN R

Overprovision in prior years: BIEFEBERE
Hong Kong Profits Tax EENISH
Other than Hong Kong BB AN R

Deferred tax: (Note 28)

Current year charge (credit)

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
are 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% (2020: 25%). The Group is subject to tax rate in the
United Kingdom at 19% (2020: changed from 20% to 19% as the
Group was subject to corporation tax rate instead of non-resident
landlord income tax effective from 6 April 2020). Taxation arising
from other jurisdictions is calculated at the rates prevailing in the

relevant jurisdictions.

EIERIA - (FfiE28)
AREF S (BE)

13. Fi8FHExX

2021 2020
HK$'000 HK$'000
FHET FHEIT
4,981 44271
22,080 42,039
27,061 86,310

(121) (544)
(2.634) 141
(2.755) (403)
8,882 (15,625)
33,188 70,282

REMNESHMMAL  AEKREEEEY
2,000,000 7T 2 S A1 # #2158 % 8.2 5% 3R B -
i #2382,000,0007% 7T 2 i | 45 1R £ 16.5%
R TRANEHMAG 2 EEER G
IR — T E16.5% 35 c FEE AT ZH
B 2SR o iR R B RS K 25%(=
BZTF 25005 E o AEBREEIRRE
190RB(ZE_ZF - AEEBEKRBEA
CECEFNANBRTERIEEREEME
FARB - MARCERRE - MBEE H20%
PR19%) c At REEREE 2BIENIRE
B RDEREE  RATHEE -

—2-—FEH
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS 4R & B | KR MisE
For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

13. INCOME TAX EXPENSE (contd) 13. iEHBEX @

REF 2 FISHXHEGE 2E RS RE 25K

The income tax charge for the year can be reconciled to the (loss)

profit before tax per the consolidated statement of comprehensive

income as follows:

iR (B 18) s A ET R AT

2021 2020
HK$'000 % HK$'000 %
THER T
(Loss) profit before tax BREi AT (E518) 6 A (3,480,360) 692,546
Tax at the Hong Kong Profits Tax rate REBNEHRTE165%
of 16.5% (2020: 16.5%) (ZZZZF : 165%)
HEHIE (574,259) 16.5 114,270 16.5
Tax effect of share of results of investments BB EARRE
accounted for using the equity method CEEINBYE 17,603 (0.5) 6,346 0.9
Tax effect of income not taxable for HBHM 5 EARD
tax purposes WAz BBz 2 (107,685) 3.1 (334,083) (482)
Tax effect of expenses not deductible for BRI = NI HIR
tax purposes FX BBz E 597,171 (17.2) 263,608 38.1
Tax effect on accelerated accounting REBEEE
depreciation over tax depreciation MRS HTERR
previously over provided BBEMEZRBEZE 3,805 (0.1) 212 -
Utilisation of tax losses previously not BREANARBERZ
recognised HEE (5,384) 0.2 (2,050) 0.3)
Tax effect of tax losses not recognised AERHBEEZ
k5% 90,214 (2.6) 18,920 2.7
Overprovision in prior years BEFERERE (2,755) 0.1 (403) 0.n
Effect on deferred tax resulting from RELFHERTERIE
change in tax rate 2 - - (1,348) 0.2)
Reversal of deferred tax assets BEEARR
previously recognised BRERIEAE 12,253 (0.4) - -
Effect of different tax rates of subsidiaries HEEMBEEEREE
operating in other jurisdictions MERR@ERZ
ARz Z2 2,225 (0.1) 4810 0.7
Tax charge for the year AEEREZH 33,188 (1.0) 70,282 10.1
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

14. (LOSS) PROFIT FOR THE YEAR

(Loss) 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$188,000
(2020: HK$28,000)

Auditors’ remuneration for audit services:

Auditors of the Company
— Current year

Other auditors
— Current year

— Underprovision in prior years

Auditors’ remuneration for non-audit services:

Auditors of the Company

Depreciation of:

— Property, plant and equipment

— Right-of-use assets

Exchange loss, net
Rental expenses from short-term leases
Cost of trading properties sold

Cost of cosmetics products sold

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 VI E|RMEE

For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

14, A E (B18) = A

REE (B 1R)EF
BB A

BERAEE
BERKN(BREEEHD)
RN EI R - 0Bk

B2 WL Rk 47188,0007 7T
(ZZ—Z4F : 28,000/ 1)

REIRTS 2 BB 2
AR RZERED
- REE
H A Az BRRm
- REE
- BEFERETR

IR 2 ZBE S
AR BIRZEED

7

i

- EREEE

M 3 B 1R R
RHMEEZHERX
HEBBEME IR
HECHmZ A

b ol e NI A
BIE—HABRRIKEA

BRI EARRE 2 HA
(BEF ABE AR R A SR

REZEE)

2021 2020
HK$'000 HK$'000
FExT FET
(133,298) (139,310)
(8,319) (8,716)
(141,617) (148,026)
(2,101) (2,065)
(549) (519)
(1) (10)
(2,651) (2,594)
(3,100) (550)
(56,355) (25,624)
(68,417) (62,564)
(124,772) (88,188)
= (902)
(601) (15,654)
(214,466) -
(5,378) (5,535)
(9,265) (8,647)
= 313
(9,265) (8,334)
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #&& &Rz MEE

For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

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

(Loss) profit for the year has been arrived at

after (charging) crediting: (Cont'd)

Gross proceeds on sales of investments
held-for-trading

Carrying amount of investments
held-for-trading disposed of

Transaction costs on sales of investments

held-for-trading

Gain on sales of investments held-for-trading

included in revenue

Gross rental income from investment properties
Less: Direct operating expenses from investment
properties that generated rental income
during the year
Direct operating expenses from investment
properties that did not generate

rental income during the year

Reversal of allowance for credit losses
(allowance for credit losses) recognised, net
in respect of:

— Trade receivables
— Advances to associates

— Interest receivables from bonds

REE (BR)EH
EEIREA - (8

HERHEEREZREZ
FrSFRAKERE
HEFHEEBEZREZ
BRE(E
HERIEEEZRELZ
L SR
FABARZ HERHEERZ
wE W

REWMERS WAL
B RFEELAESRAZ
REMEFEREERX

REFAUBELHSWAZ
BREMFEELERX

HUTHEERRB 2 EEEHBREB
(EEBEREE R

R

- BWE H KA

— BIEE A RIRUE

- fBE% 2 RFIE
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14, 5 E (B518) m A @

2021 2020
HK$'000 HK$'000
FH&xT FHET
3,977,747 365,211
(3.787,015) (339,198)
(6,873) (710)
183,859 25,303
327,346 373,461
(10,623) (11,914)
(25,193) (39,238)
291,530 322,309
3,046 (2,823)
(a7) (27)
(11,885) -




NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #4& B iR KRHisE
For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

15. DIRECTORS' EMOLUMENTS 15. EEM<
Fees and other emoluments paid or payable to each of the nine ENSEN TR (CZEZZF : WBEEE
(2020: nine) Directors were as follows: Bz REMBMEMT
2021 2020
Retirement Retirement
Salaries benefit Salaries benefit
and other scheme and other scheme
Fee emoluments contributions Total Fee  emoluments  contributions Total
$eR BRER i RINER
e it ¢ R 25 ot ik Ll ka Bl ek

HK$'000 HK$'000 HK$'000 HK$'000 HK§'000 HK$'000 HK$'000 HK$'000
TR TR TR TR TiET TiET TiET TR

Mr. Lau, Ming-wai AREEE 300 - - 300 300 - - 300
Ms. Chan, Hoi-wan BeBL T

(note () () - 100 5 105 - 100 5 105
Ms. Chan, Sze-wan iRt

(note (i) (GiE0) - 188 19 207 - 1,900 144 2,044

Ms. Chan, Lok-wan & e - 881 75 956 - 936 76 1,012

Mr. Lam, Kwong-wai HrERE - 2,626 214 2,840 - 3,033 234 3267

Ms. Amy Lau, Yuk-wai EES e 240 - - 240 240 - - 240

M. Chan, Kwok-wai RERTE 300 - - 300 300 - - 300

Ms. Phills Loh, Lai-ping EELL 300 - - 300 300 - - 300

M. Ma, Tsz-chun ety vt 300 - - 300 300 - - 300

1,440 3,195 313 5,548 1,440 5,969 459 7,868

Notes: M5

(i)  Ms. Chan, Hoi-wan was appointed as chief executive officer of the () MelExta_T-_—F_At+ERAEE
Company with effect from 17 February 2021. ZERRRRIZATINMRE -

(i)  Ms. Chan, Sze-wan resigned as executive Director and chief (i MEFELtE=-Z=_—F-_At+tHEH
executive officer of the Company with effect from 17 February ARITEERANRRZITHAER 2 BT5 -
2021.

No Directors waived any emoluments for the years ended EEMENEEZE S —FR-Z_ZF+=

31 December 2021 and 2020. A=+t—HALEFEARZBRERNHE -

Details of material interests of the Directors in transactions, BEARARZWBRARGIRS - KHHERZ

arrangements or contracts entered into by subsidiaries of the EENEANGZHFBERAFRZIEEFSH

Company are disclosed in the section headed “Directors’ Report” of HE]—EAHE -

this annual report.
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For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

16. EMPLOYEES' EMOLUMENTS
(@) Five highest paid individuals

Of the five individuals with the highest emoluments in
the Group, one (2020: one) was a Director, details of his
emoluments were included in Note 15. The emoluments of

the remaining four (2020: four) individuals were as follows:

16. EEM £
(@) EEBRSHFMAL
AEEREZEaMEe AL —R(=ZF
—EF —R)AEE BFrHEFED

Salaries and other benefits e RHAER

Retirement benefit scheme contributions

The emoluments of the four (2020: four) individuals were

within the following bands:

HANME15 c HBpENE(Z T2 F -
mE)ERAL Z e T :

2021 2020
HK$'000 HK$'000
FTEx TAET
7,819 9,948
656 805
8,475 10,753

ZOE(ZE-FF OB ENALZ
MamEmT

Number of employees

BEAH
2021 2020
HK$2,000,001 — HK$2,500,000 2,000,001 7T — 2,500,000/ 7T 4 3
HK$3,500,001 — HK$4,000,000 3,500,001 7T — 4,000,000/ 7T = 1

During the years ended 31 December 2021 and 2020, no
emoluments were paid by the Group to the five highest paid
individuals, or Director, 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 #4r& BI#E 3R R 5T
For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

16. EMPLOYEES' EMOLUMENTS (contd)

(b) Emoluments of senior management

Other than the two (2020: 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

16. EEME @
(b) EREEEZHMZ

BREZIM A
ZME(ZE_FTF

EE"%FMA:!:(W%‘E]G@))
&) =R E R
B(ERAFHRIERITHRABBN]—
BN 2B - R

—(ZE=Z

(Note 16(a)), the emolument of the remaining one F:—U)EREBEEBEZHMEBER
(2020: one) senior management was within the band of 1,000,001 7.2 1,500,000/ 7T (=&
HK$1,000,001 to HK$1,500,000 (2020: HK$1,500,001 to ZZ4F 1 1,500,001 7L £2,000,000%
HK$2,000,000). JT) °
17. DIVIDENDS 17. B2
2021 2020
HK$'000 HK$'000
FHERT FAET
(a) Final dividend for 2020 paid on (@ RZZEZ—FXA+—H
11 June 2021 of HK1 cent BNz —_F_FF
(2019: HK1 cent) per share RNEARR S EAR B
(ZZF—-N%F:
FRE 19,076 19,076
(b)  No interim dividend for 2021 (b) ZZT=—FWEIRTH E
(2020: HK1 cent per share) BRE(ZE_ZHF :
B - 19,076
Total dividends paid EIRFHR B 485 19,076 38,152
No final dividend for the year ended 31 December 2021 (2020: EEETERRNBEE_S_—F+=
HK1 cent per share) has been recommended by the board of A=+T—BUEFEZRERE(ZZE=F

Directors.

F BB -

—E_ 5%

e
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #R&

For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

18. (LOSS) EARNINGS PER SHARE

The calculation of the basic and diluted (loss) earnings per share

attributable to owners of the Company is based on the following

P IS ER R MY

18. SR (EE)EF

ARTEAE AR 2 SRR RS (R A
RITOIRIEIA T B 4

data:
2021 2020
HK$°000 HK$'000
FExT T
(Loss) earnings: (B8 &7
(Loss) earnings for the purposes of basic and STEERERREE (5E)
diluted (loss) eamnings per share B¥z (&8 &ax
(Loss) profit for the year attributable to RREIHBE ANEBEREE 2
owners of the Company (E18) = 7 (3,515,305) 622,233
Number of shares
RO B E
2021 2020
Number of shares: &8 -

Weighted average number of ordinary shares for SESRERREE (BE)
the purposes of basic and diluted (loss) eamings B 2 AR I RE 15 B

per share

Diluted (loss) earnings per share for the years ended 31 December
2021 and 2020 were the same as the basic (loss) earnings per
share as there were no potential ordinary shares of the Company in

issue during both years.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS 44 B ISR RMI5E
For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

19. INVESTMENT PROPERTIES 19. REWZE
Properties
Completed under
properties construction Total
EHE EERY ¥ B
HK$'000 HK$'000 HK$'000
FAET FAT FAT
Fair value DNFE
At 1 January 2020 R-ZE-_TF—H—H 14,759,507 - 14,759,507
Acquisition of assets through acquisition %@ S — R B2 7

of a subsidiary (Note 38(b)) Yo ig & 2= (F s 38(b)) - 900,562 900,562
Construction costs incurred BEAZEBERAK - 14,926 14,926
Exchange adjustments PE A2 247,528 - 247,528
Decrease in fair value recognised in Rz E 2 E R

the consolidated statement of WP HER

comprehensive income NEERD

— unrealised - REIR (1,544,752) (4,488) (1,549,240)
At 31 December 2020 R-ZB_TF

+-—A=+—H 13,462,283 911,000 14,373,283
Acquisition of assets through acquisition & :@WEE— M B A 7

of a subsidiary (Note 38(a)) Yo hg & B (M1 5E38(a)) 160,959 - 160,959
Construction costs incurred EEZBERAK - 214,409 214,409
Transfer to property, plant and equipment BEEZEWE - HE &

(Note 20) A8 (i 5£20) (42,717) - (42,717)
Transfer to properties under construction 5§ Z= @152 Fh i % (3,266,141) 3,266,141 -
Exchange adjustments M 5 3R 28 (55,899) 18,742 (37,157)
Decrease in fair value recognised in a2 E RS

the consolidated statement of WMRPHERZ

comprehensive income NEERD

— unrealised - REIR (277,134) (1,099,482) (1,376,616)
Carrying amounts BRTE B
At 31 December 2021 R-BE-—F

+=A=+—8 9,981,351 3,310,810 13,292,161
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS 4R & B | KR MisE
For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

19. INVESTMENT PROPERTIES (contd) 19. REWE @)

There was no change in valuation techniques used for the fair value
measurement of the Group's investment properties, as compared
with those in last year, except for a property situated in the United
Kingdom and a property in Hong Kong. The change in valuation
technique for the property situated in the United Kingdom is due to
the Group’s plan for redevelopment of the property in the United
Kingdom. The redevelopment plan has been granted planning
permission by the relevant government authority in October 2021.
As at 31 December 2021 and up to the date of approval of these
consolidated financial statements, the final approval was not yet
granted by the relevant government authorities. The management
of the Group considers the Group is likely to obtain the required
approval from the relevant government authorities and therefore
the carrying amount of the property was transferred from the
completed properties class of investment properties to properties
under construction class of investment properties. Consequently, the
valuation technique for the fair value measurement of the property
has been changed from a combination of direct comparison method
and investment method to residual method. The change in valuation
techniques for a property in Hong Kong is due to the current
economic conditions and prevailing pandemic outbreak, whereby
the relevant markets became less active and the market evidence
became less available and reliable. Consequently, the valuation
technique for the fair value measurement of the property has been
changed from direct comparison method to combination of direct

comparison method and investment method.

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.

Investment properties of the Group in Hong Kong and Mainland
China and one of the investment properties in the United Kingdom
were revalued as at 31 December 2021 by LCH (Asia-Pacific)
Surveyors Limited ("LCH (Asia-Pacific)”) whereas the remaining
investment properties in the United Kingdom were revalued by
Peak Vision Appraisals Limited (“Peak Vision Appraisals”). LCH
(Asia-Pacific) and Peak Vision Appraisals are independent qualified
professional property valuers (2020: valuations of investment
properties in Hong Kong and Mainland China were carried out by B.I.
Appraisals Limited (“B.l. Appraisals”) and investment properties in
the United Kingdom were carried out by Peak Vision Appraisals, both
are independent qualified professional property valuers). The valuers
have recent relevant experience in the valuations of similar properties
in the relevant locations.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #4& B iR KRHisE
For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

19. INVESTMENT PROPERTIES (contd)

At the end of the reporting period, the management of the Group
discussed with the independent qualified professional property
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 2021 were signed by the respective directors of
LCH (Asia-Pacific) and Peak Vision Appraisals (2020: 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"
published by The Hong Kong Institute of Surveyors and/or “The RICS
Valuation — Global Standards issued November 2021" published by
The Royal Institution of Chartered Surveyors and/or “International
Valuation Standards” published by the International Valuation
Standards Council (2020: “The HKIS Valuation Standards 2020"
published by The Hong Kong Institute of Surveyors and/or “The RICS
Valuation — Global Standards issued November 2019" 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 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. Combination of direct comparison
method and investment method takes the valuation results of the
direct comparison method and investment method when arriving
at the fair value of the properties. 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.

19. REME w)

RBERR  AEBFZERERBIAERE
EMELENTRERABEZGHERTRE=
BMRFEFEZTERE -

RZE-Z—F+-A=+—8 REMHEZHK
EREHARTHEMFREFE(CTF
FRBERFELREFEEECEFE
E RERBENEMBEEEN HERK
AREBMBEEE - ZEHENETEBAE
MEEmBh 2 EENEMB ST HER
Zo2F|RUERFUEMRGARED
ZIERFHFAEMBESHE-2HER -F
——Ft+ - ARSI R AEBRFEEAEER
SR ZIBERFEEA(CE_FF &
BRUEMBEMBEH [ EEBANEMB M
BT _TF R HERFFUEMES
PRt 2 [EREFFAEMB G HE-2RER
RIZB—NF+—ABRMHDET -

BREREMEZAFERERESHARBRIEED
B WRARREE - BERLBVER S RHR(E
Ex(RERBRME) MEREE - REXT
WBERMEES WA - WABZBY R RRE
B R ERRAEKE - ARRE
MEMR - BEEEMEZ A FERBKR(EH
BREBFHEOBR 2EASKA - HOHRZ
EI#E - ERBERHRLERKEFHEOMEHE
EWAZBRREFERE - REETEMHE
RE(BRBEHR Z O HRE K185 D HE)
AmGEMELHE - RRAEAEHREED
ZRRERSANTSHBUNEEYE 2B -
HEERLEABRRZSFVESBAUERRE
EL2RAMEMS LAHEBRZHERRE - 5
BRERLBERREEZZAHEHDEZAF
B DEREBEARREZZMGEESR - si%
NFEZHEERREYMENS  EAFETIA
RREEZEENBEEZER ZMELET
BT RN Z BERKABENRBEREZER
RAEz B EZREMETE
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

19. INVESTMENT PROPERTIES (contd)

e

The following tables analysed the investment properties which

are measured at fair value at the end of the reporting period
into the three-level hierarchy as defined in HKFRS 13 “Fair Value

Measurement” which is further elaborated in Note 3.

Recurring fair value
measurements:
Completed properties

Properties under construction

At 31 December 2021

Completed properties

Properties under construction

At 31 December 2020

MR MEE

19. REME w)

TERBNBERRURTEFEZREMEZ
=B AHI(EER BBV B MEERE 1357
[AFERE | RN E#E — 25 24T -

Fair value Level 1 Level 2 Level 3
ATE E— E-R F=4
HK$'000 HK$'000 HK$'000 HK$'000
FHET FHT FHET FHET
BEEQLE
5E
SERY 9,981,351 - - 9,981,351
LRk 3,310,810 - - 3,310,810
R-B=—F
+=A=+—H 13,292,161 - - 13,292,161
SRR 13,462,283 — 842,278 12,620,005
HERELh Y/ 911,000 - - 911,000
RZZTZZF
+=-—A=+—8 14,373,283 - 842,278 13,531,005

Details of valuation techniques used and key inputs to valuation on
investment properties which are categorised as Level 3 fair value
measurement at the end of the reporting period are as follows:

Fair value Valuation techniques
N B

2021 2020
HK$'000 HK$'000
TER AL

Properties held for investment 5,687,300 5,005,820  Combination of direct

in Hong Kong comparison method

NRERZ BERENE and investment method

ERUBERRE R AN
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RBERRDBERE=ZRATFEFEZREY
EZHEMERZEMEE2HIEZFIFN

T

Significant
unobservable inputs

EXFUBRYE

(1) Reversionary yield;

agRg%:

(2) Market rent per square foot; and
BIARzT5EE R

(3) Selling price per square foot
BYARZER

2.10% to 3.50%

(2020: 2.50% to 4.75%)
2.10EE350E

(ZZ-FEF 250824758
HK$33 to HK$300

(2020: HK$38 to HK$128)
3B LE300ET

(CE-ZE 38821285
HK$58 to HK$138,300
588 L Z 138,300



Properties under construction
in Hong Kong
IRER ERHYE

Properties held for investment
in the United Kingdom
RREE 2 BERENR

Properties under construction
in the United Kingdom
REE 2 BEY%

Properties held for investment
in Mainland China

frRREAR 2 REREDE

Total
aE

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

For the year ended 31 December 2021 #;

19. INVESTMENT PROPERTIES (contd)

Fair value
NYE

2021 2020
HK$'000 HK$'000
Thn TAL
776,600 911,000
4,265,430 7,614,185
2,534,210 -
28,621 -
13,292,161 13,531,005

Valuation techniques

fhER

Residual method

HeBEA

Combination of direct
comparison method
and investment method

BRHEERREZZ A

Residual method

HeBEA

Direct comparison method

BRIBE

Reversionary yield is the rate taking into account the capitalisation

of potential rental income, nature of the property and prevailing

market conditions. Market rent per square foot is the market rent

and selling price per square foot/square metre is the market selling

price taking into account the direct comparable market transactions

to the related properties. Estimated redevelopment costs are the

total costs to complete the properties. Discount rate applied reflects

the current market assessments of the time value of money and the

risks specific to the property. Long-term growth rate is based on the

relevant industry growth forecasts.

19. REME w)

Significant
unobservable inputs

EXFUBRYE

(1) Selling price per square foot; and

BYIRZER R

(2) Estimated redevelopment costs

it BRRA

(1) Reversionary yield; and
EEORE: Rk

(2) Market rent per square foot
CRMILWAIL ik

(1) Estimated redevelopment costs
per square foot;

BYHR M2 ERAA :

(2) Market rent per square foot;
BYHRZM5HHE

(3) Discount rate; and
ERZ R

(4) Longerm growth rate
REERE

Selling price per square metre
BYHRZER

E =

A BIRRMEE
—Ft-A=t-ALFE

HK$13,000

(2020: HK$14,528)
13,0007

(ZE-F% 1 14528%00)
HK$800,000,000

(2020: HK$816,000,000)
800,000,000/ 7%

(ZZ=%F :816000000%7)

275%to 4.75%

(2020: 3.50%to 5.75%)
2ISEE4T5E

(CE-TE 3508E575E)
(BP4 to GBP10

(2020: GBP3 to GBP11)
ARER105E

(BP561
5615 &

(GBP3 to GBP5
IREESRE
4.50% t0 5.0%
45BE50E
2.0%
20E

RIB96,200
AR%96200

EHEmHmEIFREERSRAERC - Y%
MEEERMRFHZEE - §FHTRZTS
METEIREAENE TS AIHEREBRR S
BHzmBHEE MBFHRFHRZERE
TEt RBAMEZ TS A HEREBER 5EH
ZHIGEE - M 2 EERATDR/TRIEZ
HEBCZR o PiTIE A 2 A 3R 2R [ BR 3R B T 35 30 s
BEERDEZFERBROFE REERXTS
ENERETTR 2B RIEA -

—2-—FEH

EA

[afl
e
g
]
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS 4R & B | KR MisE
For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

19. INVESTMENT PROPERTIES (contd) 19. REWMHE =)
The fair value measurements are negatively correlated to the NFEFERERDRE A2 E2KAEAR
reversionary yield, the estimated redevelopment costs and the ARIR TR L - MBS FRRzm5HEE
discount rate, while positively correlated to the market rent per FHRFHARZEERRBEREAKE
square foot, the selling price per square foot/square metre and the e

long-term growth rate.

Movements of investment properties which are categorised as PRRE=ZRATEABZREMERFAZ
Level 3 fair value measurement during the years are as follows: BEimT
2021 2020
HK$'000 HK$'000
FHET THET
At 1 January Kn—H—H 13,531,005 13,463,683
Acquisition of assets through acquisition of BIBUIE — B AR
a subsidiary (Note 38) U iE & B (T 5E38) 160,959 900,562
Construction costs incurred B 2 AR 214,409 14,926
Transfer to property, plant and equipment EWEEME - BRE REE
(Note 20) (FF7£20) (42,717) -
Transfer from Level 2 (note) EEEE R 725,021 -
Exchange adjustments b 5, A 2 (37,957) 245,863
Decrease in fair value recognised a2 EKE
in the consolidated statement of BRERPHEARLZ
comprehensive income RN ERD
— unrealised - REH (1,258,559) (1,094,029)
Carrying amounts SRTEE
At 31 December R+=-—A=+—H 13,292,161 13,531,005
Note: During the year ended 31 December 2021, certain properties M : REBEZZT-_—F+ZA=+—HILF
were transferred from Level 2 to Level 3, which is due to the lack B ETOERE_REBEE=RT
of observable market data, resulting from a decrease in market HiRZ AR THEIE - LB RZ
activities for these investment properties. The Group's policy is to EREME LTS BRI - K&
recognise transfers into and transfers out of Level 3 as at the date B2 B AN ERER 2 EMLIERN
of the event or change in circumstances that caused the transfer. BHHBERE=MEAREL - B
Other than the above mentioned, there were no transfers into or ARt REBIZEZE-—FR-_ZTZ
out of Level 3 fair value measurement during the years ended ZF+A=T-HLEFER F=R
31 December 2021 and 2020. RNHEAEBLEEARE D -
In estimating the fair value of the properties, their current use MEAMEZATE  MEZENAEEZERA
equates to the highest and best use of the properties. BaRk&ERAR -
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS 44 B ISR RMI5E
For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

20. PROPERTY, PLANT AND EQUIPMENT 20. ¥ - BMERRE

Leasehold/ Furniture, Yachts and
freehold Leasehold fixtures and motor
land  Buildings improvement equipment vehicles Total
HnE/
KAFME e &
T BT NELE HRERRE BEREH BE
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
FET FET TET TET FET THT
Cost A
At 1 January 2020 R-Z-TF—-A[-AR 25,946 4522 25,371 28,376 82,229 166,444
Additions RE - - 45278 11,368 91,065 147,711
Disposals/written off HE /s - - (11,144) (1947)  (33813)  (46904)
Exchange adjustments B X AT 1712 298 - 35 - 2,045
At 31 December 2020 R-ZE-TF
+-A=1+—-H 27,658 4,820 59,505 37,832 139,481 269,296
Additions RE = = 22,807 3,380 2,119 28,306
Transfer from investment BRERENE
properties (Note 19) (fE19) 36,185 6,532 - - - 42,7117
Disposals/written off HE /M - - - (246) (839) (1,085)
Exchange adjustments B AR 1,018 179 - 17 - 1214
At 31 December 2021 R-B=-%
+=ZB=+-H 64,861 11,531 82,312 40,983 140,761 340,448
Depreciation e
At 1 January 2020 R-Z-BF-A—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/ {15/l 46 £ 84
written off - - (11,144) (1,832) (33,813) (46,789)
Exchange adjustments A% 203 45 - 31 - 279
At 31 December 2020 R_Z_ZF
+-A=1+—-H 3,312 731 21,929 23,801 50,261 100,034
Charge for the year KEEME 504 150 29,244 3,378 23,079 56,355
Elimination upon disposals/ 1 /i #585 #f 84
written off - - - (242) (839) (1,081)
Exchange adjustments B 7 A R 105 24 - 15 - 144
At 31 December 2021 R-2=-%
+=B=+-H 3,921 905 51,173 26,952 72,501 155,452
Carrying amounts REE
At 31 December 2021 R-ZB=-%
+ZB=+-H 60,940 10,626 31,139 14,031 68,260 184,996
At 31 December 2020 RZEZZF
+ZA=+-H 24,346 4089 37,576 14,031 89,220 169,262
—2--5E£% EAE¥sEE 239




NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #&& &Rz MEE

For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

21. RIGHT-OF-USE ASSETS AND LEASE
LIABILITIES

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 leases of equipment are negotiated for five
years. Information about leases for which the Group is a lessee is

presented below:

2. EREEERHESRE

AEBEABE 2 EEBREMERRE - K2 Y
EeMOBmRIENA—E=F  MkEzH
HEBEIEHARF - FEASEEREHEA
ZHEEEHZINWT :

(a) Right-of-use assets () FEHEEE
Properties Equipment Total
L/ ES BE R
HK$'000 HK$'000 HK$'000
FAET FAT FAT
Cost 2%
At 1 January 2020 RZEZTF—HF—H 155,347 1,232 156,579
Additions RNE 51,880 - 51,880
Written off on expiry of lease A2 ) B B i 8 (365) - (365)
At 31 December 2020 RZEZZEF+ZA=+—H 206,862 1,232 208,094
Additions nNE - 1,944 1,944
Written off on expiry of leases [ERSE S (6,950) (1,232) (8,182)
At 31 December 2021 R-B-—-f+=-A=+—H 199,912 1,944 201,856
Depreciation wE
At 1 January 2020 RZZE_ZEFE—-AF—H 19,218 462 19,680
Charge for the year REEFE 62,102 462 62,564
Elimination upon written off HH 49 2 HA 0 85 Br
on expiry of lease E (365) - (365)
At 31 December 2020 RZE_ZBF+-_A=+—H 80,955 924 81,879
Charge for the year REEIE 67,979 438 68,417
Elimination upon written off TR 403 HA M S R
on expiry of leases HiE (6,950) (1,232) (8,182)
At 31 December 2021 R=-B=-—-%+=HA=+—H 141,984 130 142,114
Carrying amounts BRTEE
At 31 December 2021 R=-B=-—-%+=A=+—H 57,928 1,814 59,742
At 31 December 2020 RZZ-ZF+_HA=+—8H 125,907 308 126,215
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VI E|RMEE

For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

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

(b) Lease liabilities

Lease liabilities payable within a period of:
Less than one year
More than one year but within two years

More than two years but within five years

Less: Amounts due within one year

Amounts due after one year

The amounts recognised in profit or loss in relation to leases are

disclosed in Notes 11 and 14.

The total cash outflow for leases for the year ended 31 December
2021 was approximately HK$73,481,000 (2020: HK$74,050,000).

21. EREEEREEE A

(b) HEEE

2021 2020
HK$'000 HK$'000
FHxT FHET

AR THHEENHEEAE -
—FLAT 50,673 67,300
—F P B BB F 7,977 50,297
M LA 1B s B F 1,060 7,593
59,710 125,190
W —F R BUR (50,673) (67,300)
—F & EIH 2 FIA 9,037 57,890

M EE

— T4 74,050,000/ 7T) ©

—E_ 5%

REGTERFREEZBERME 1 R4

REE-—ZE-—F+-A=+—BI-FE #A
EZReRHBELNET3,481,0008 L (==
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For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

22. INTANGIBLE ASSETS

2. BREE

Trading and
exchange
rights Trademark Total
EERESE [iEEES B
HK$'000 HK$'000 HK$'000
FHET FAT FAT
Cost A
At 1 January 2020, RZEZZF—-H—H
31 December 2020 and ZEZEF+ZA=+—AK
31 December 2021 - —%+-_A=+—H 2,705 14,300 17,005
Amortisation and impairment # 84 & E &
At 1 January 2020, RZZE-_ZF—H—H "
31 December 2020 and ZECEF+_A=+—AK
31 December 2021 - —F+ZA=t+—H 2,705 14,300 17,005
Carrying amounts IREIE
At 31 December 2021 R-ZE-_—-%+ZA=+—H - - -
At 31 December 2020 RZB-ZEF+-RA=+—H - - -

The above intangible assets have definite useful lives. Such intangible
assets are amortised on a straight-line basis over five years.

23. INVESTMENTS ACCOUNTED FOR USING
THE EQUITY METHOD

bEREEARRECRFN  WAFLRE

RAOFHE -

23. URERZEARZKRE

2021 2020
HK$'000 HK$'000
FExT FAT
Interests in associates: BE N AR
Cost of investments in associates AR E R R
— unlisted - L™ 1,204,736 1,204,736
Share of post-acquisition profits/losses and BNWEERF,EER
other comprehensive income/expenses, Hi2mEles
net of dividends received MR B WA B 890,360 994,774
2,095,096 2,199,510

Interest in a joint venture:

During the year ended 31 December 2020, the Group acquired the
remaining 49% of the entire issued share capital of Landrich (a joint
venture of the Group at the time of the acquisition) and Landrich
had become a wholly-owned subsidiary of the Company thereafter.
Details of the acquisition are set out in Note 38(b).

242  CHINESE ESTATES HOLDINGS LIMITED ~ ANNUAL REPORT 2021

—RAAERREX

REE-Z-_FTF+-_A=Z=+—HLFE &
ERNEERRBERARNEEZEE QR
BRT49% 2 F B BITIRA - MEREK AR
B—HE2EHRAWNBAR - ZWERHEZFE
BRI E38(D)A -



NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS 4R & BF 3R R i &
For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

23. INVESTMENTS ACCOUNTED FOR USING

THE EQUITY METHOD (contd)

Particulars of the Group's principal associates as at 31 December
2021 are set out in Note 48.

The Company provided corporate guarantees to secure bank
borrowings granted to its associates 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 2021, the investment properties held by the
Group's principal associates were revalued by LCH (Asia-Pacific)
(2020: B.l. Appraisals). LCH (Asia-Pacific) (2020: B.I. Appraisals)
continues to adopt investment method and/or direct comparison
method as the valuation methodologies. The valuation methods
and significant assumptions applied in determining the fair values of

investment properties are detailed in Note 19.

All of the associates 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 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, if any.

23. LEZZEARZEE®

bl

EEPN B —F+-A=+—B T EH
BN FBEHSIRHFE4S o

ARRRBEFELSEBZ R AREQRER
ERERRITEE ZER - MBRREHNE
HWRZATERBLABEREXMEMETE
WERAREEZGE M BN IBER AR RIA
REANRZRE NI HERAE

RZB-Z—F+-A=+—08 XEEXEH
EBRAFBAZKRENMECHMEITHEL (=
T_TF  RABRFG)ETER - METT
AEE(ZT=FF | RABRFE) HERA
REZER/RERLBERMGET = - BAR
EERBEMERAFEZAETEREZERRN
MiEE197F

FrBE R & QR A RERN A A M IEHRER N
IR ©

AT ER R B E N R 2 RSB ZI B REK
2z 28 REVBRRBEBTBHREE
AING BE AR S B B i N B 2 A @ Rt BURFTE
EZEZRZRTRAVBFERBHIB)EHHE
[ECER

—2-—FEH
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #R& B # Rk Ml &F

For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

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

Interests in associates

The summarised financial information in respect of the Group's

material associate, Finedale Industries Limited, is set out below:

Finedale Industries Limited

23. UEREARZRE®

i NCIE

AEEERHENR-FERBEERRAF 28

BERBEHIDT

Non-current assets
Current assets

Current liabilities

Net assets

Revenue

Profit for the year

Total comprehensive income for the year

Recondiliation of the summarised financial
information presented to the carrying

amount of its interest in the associate:

Net assets at 1 January

Total comprehensive income for the year

Net assets at 31 December

Interest held by the Group

Group's interest in the associate and

the carrying amount

Dividend received from the associate

during the year

EHBEERAT
2021 2020
HK$'000 HK$'000
FHxT FHET
EMBEE 3,642,300 3,684,000
MENEE 731,318 651,890
UEIN=N (67,964) (71,963)
BEFE 4,305,654 4,263,927
WA 110,075 114,383
INE i A 41,727 63,128
AEZE 2R 4AEE 41,727 63,128
Bt N AR 2 BRI (B R
FIEERBEYR
R—A—HZEEFE 4,263,927 4,200,799
AFEEHBPEETE 41,727 63,128
R+—A=+—BzEEFE 4,305,654 4,263,927
AEEFE 2R 33.33% 33.3300
AEBRZBENRZ
e MEREE 1,435,218 1,421,309

RAFEEUEE QR Z S
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #& B3R R MisE
For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

23. INVESTMENTS ACCOUNTED FOR USING 23. LEZZEARZEE®
THE EQUITY METHOD (contd)

Interests in associates (Cont'd) B A EER(E)
Aggregate financial information of associates that are not individually ERIZEEE 2B R B B E R 405E -
material:
2021 2020
HK$°000 HK$'000
FET FHET
Group's share of results for the year AEBMBEAFTREESE (120,591) (56,670)
Group's share of other comprehensive income REE#(EAFE
for the year Hip 2 mE = 2,268 10,132
Group's share of total comprehensive expenses REE#(AFE
for the year FHEZ LB (118,323) (46,538)
Group's aggregate interests in these associates REERZEBEREZ
and the carrying amounts EREEMEEE 659,878 778,201

Dividends received from associates during the year NG [E B UH & D 7 2 & 8 - -
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #R& B # Rk Ml &F

For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

24. ADVANCES TO ASSOCIATES

24. B IHEE D RIFIEA

2021 2020

HK$'000 HK$'000

FET FET

Interest-bearing advance to an associate A —EEE AR 2T BIE 46,794 46,516
Interest-free advances to associates LN R 2 & ERE 3,266 1,947
50,060 48,463

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 to an associate bears interest at the

prevailing market rate.

25. FINANCIAL ASSETS MEASURED AT FAIR
VALUE THROUGH PROFIT OR LOSS

BNBE R RFIBDEER o« REBETEER
RIRE RS —FREERIE - BUEZER

BYWEIERENME - 2R —fABEE AR ZETE

FIEAER 2 TSEEREGE -

25. BRERURRAFEFTE
EEMEE

2021 2020
HK$'000 HK$'000
FHAT T
Bonds (note (i)) &5 (FTEE@)) 266,172 3,287,649
Structured products (note (ii)) R G (B (i) 6,840 52,426
Investments held-for-trading (note (iii)) FIEBE 2 1% & (HFE (i) 428,364 152,687
Club and corporate debentures (note (iv)) 2R ARES V) 53,718 57,774
Derivative financial instrument (note (v)) PTES BT AEMTREWV)) 1,623 -
756,717 3,550,536

Analysed for reporting purpose as: TERER B Z O :
Non-current FERBIEE 156,633 1,629,070
Current mEEE 600,084 1,921,466
756,717 3,550,536
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #4& B iR KRHisE
For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

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

As at 31 December 2021, the aggregate carrying amount of

bonds and investments held-for-trading was approximately
HK$694,536,000 (2020: HK$3,440,336,000), including bonds
and investments held-for-trading with aggregate carrying amount
of approximately HK$107,589,000 (2020: HK$1,378,931,000)
which were available to be loaned to financial institutions for

eaming 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,
of which approximately HK$19,870,000 (2020: nil) bonds and

investments held-for-trading were on loan at the end of the reporting

period.

Notes:

®

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 (“Debt Securities Disposal”).

Pursuant to the disposal agreement, the Debt Securities Disposal
may be completed in tranches and the completion of the last
tranche of the Debt Securities 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.

Details of the Debt Securities 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 interests at fixed rates which
range from 8.600% to 13.000% per annum, of which a bond
with notional amount of US$2,000,000 is callable. The bond
denominated in GBP with notional amount of GBP1,000,000
carries interest at fixed rate of 7.125% per annum and is callable.

25. BBER

UM AFEFEZ
ERMEE®

E’i

RZT-_—F+ZA=+—8 BHRSE
BEZREZREELEL /694,536,000
TL(ZZZZF 1 3,440,336,000/870) & iR
A{EAARE4A107,589,0008 L (ZE T F ¢

1,378,931,0008 ) 2 EH RFIEEERE 2%
- REESESEEHREMEZGEREE
% AEEL TeREEURIUEEB KA -
MZEEFAARBERZEFKEHETAE
E o RmESKR EHEBLEEFRFIEER
2B 2 BREE# /19,870,000 L (ZZE =
TF BB BE -

GERE

() REE-Z-_TF+-_A=+-HLLF
B ARRZ=FMEEX2EREHMERT
(ERENERINBREFTEERTR
H&%ZEE—E}\(VF?%EE(FEED)ETI—
HERE  NEEHEEETERES
(THEEBESD -

REZ N EHE  HEEHESA DT
B A ig — mﬁ%ﬁ%ﬁ%MTﬂﬁ_
27$¢+,H_+ B - RE=E
ZoTFEL A=+ —HLEFE A
#WE%%W & & —HBEBHESF 2 H
BERBEE MR Z EREEMTK -

HEBEBEF ZHBEHINNARF B

ABZE_TF—AZt+hB - - ZTZTF
—AZ+=BRZE=ZZEF+=ZA+N\H
ZAMURZE_EF_A=-+NBHZE
EK A

LAZETTEHE 2 EH Bl E F 7 X A8.600E &
13.000/F + H %% £ % 42,000,000% 7T
ZEHAAER - MHABHEZEF(BE
$%4/41,000,000% &) & 7E F F| L A7.125
B RATEE

- -gER EA
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #R& B #R &M &
For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

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

Notes: (Cont'd)

®

(ii)

(iil)

()

(continued)

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).

The maturity dates of the bonds denominated in US$ and GBP are
as follows:

Notional amount Maturity
US$22,000,000 Matured
US$44,000,000 2022
US$31,050,000 2023
US$18,500,000 2024
GBP1,000,000 Perpetual

The structured product(s) comprised an equity linked note
(2020: equity linked notes and secured loan repackaged note)
with fixed interest rate(s) which is (were) issued by the financial
institution(s) and stated at fair value(s) at the end of the reporting
period. Details of the fair value measurements are disclosed in
Note 5(c).

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.

The 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).
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VI E|RMEE

For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

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

Notes: (Cont'd)

v

The Group entered cross currency swaps during the years ended
31 December 2021 and 2020. As at 31 December 2021, the
cross currency swap was presented as current asset (2020:
current liability (Note 35)). The table below is prepared based on
the maturity date of the contract. The major terms of the cross
currency swap as at 31 December 2021 are as follows:

BE

Asset

Ex/BrE¥EE
- —FR

US$/HKS$ cross currency swap
— Within 1 year

The Group used the cross currency swap to exchange US$
denominated bank borrowing of approximately US$159,024,000
into HK$ denominated bank borrowing of HK$1,238,000,000.

The cross currency swap is stated at fair value at the end of
the reporting period. Details of the fair value measurement are
disclosed in Note 5(c).

Included in non-current assets, there were financial assets
measured at FVTPL of approximately HK$156,633,000 (2020:
HK$1,629,070,000). They were included in non-current assets

according to their intended holding periods.

25.

BREGURRAFEETEZ
ERMEE®

BeE - ()

v) AEBREE-ZT=Z—FR-_ZT=_TF+
CAZTtTBLHFERYRILEEER -
R-E - —F+ - A=+ HZEEEH
RIARBEE(CS_ZTF : AHAE
(FIzE35)) - TRIVIBBEAOIHARBE -
R-ZB-—F+-A=+—0 HiEH

ZEBBHERAT
2021
Notional amount Fair value
BETHE AFE
US$'000 HK$'000 HK$'000
FEx FHExT FHExT
159,024 1,238,000 1,623

REENEEERBELHERTEED
159,024,000 T A T ERITEE
1,238,000,00058 7T °

RIBERREEIRAARFEINER - 2F
BB ZFHBEERMEES () RHEE

FERBEEFRIERABIEEARBRATENE
2 e VB EL156,633,0008 L (ZE T F ¢
1,629,070,000/7T) » IRIEEF 2 #t T4 4
et AFERENEE ©
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #R& B #R &M &
For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

26. BiBHME2ENE URRAF
EfBZEemERE

26. FINANCIAL ASSETS MEASURED
AT FAIR VALUE THROUGH OTHER

COMPREHENSIVE INCOME

2021 2020
HK$'000 HK$'000
FET FAET
Listed investment: FHRE
— Equity securities listed in Hong Kong - MNEB LHREES
(note (i) (B aEQ)) 364,582 12,814,000
Unlisted equity securities: FEETRARTE S
— Incorporated in Hong Kong (note (i) — RBE BT (FEEGD)) 1,101,599 1,007,337
— Incorporated elsewhere (note (iii)) — RE MM R TR .
GBI 425,867 585,883
1,892,048 14,407,220
Analysed for reporting purpose as: ERERB 2D
Non-current FEREIME 1,527,466 14,407,220
Current (note (i) B E (P EE (D)) 364,582 -
1,892,048 14,407,220
Notes: M5
(i)  As at 31 December 2021, the Group held certain Evergrande () RZE_—F+_A=+—H0 XxEHFE

Shares. During the year ended 31 December 2021, the Group
through a series of transactions disposed of certain Evergrande
Shares in the open market of the Stock Exchange. The unrealised
loss on fair value change of the remaining Evergrande Shares of
approximately HK$3,051,943,000 (2020: HK$5,762,000,000),
which was determined based on quoted market bid price in
active market at the end of the reporting period, was recorded in
financial assets measured at FVTOCI reserve during the year ended
31 December 2021. The carrying amount of the Evergrande
Shares held by the Group as at 31 December 2021 was
approximately HK$364,582,000 (2020: HK$12,814,000,000).

During the year ended 31 December 2021, the Directors sought
from the shareholders of the Company and were given the grant
of a disposal mandate to dispose of all or part of the remaining
Evergrande Shares ("Disposal Mandate”) in one or series of
transactions from time to time during a period of 12 months
commencing from 23 September 2021, the date of approval of
the Disposal Mandate.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS 4R & BF 3R R i &
For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

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

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

The Group has sold, and intends to continue selling the
Evergrande Shares pursuant to the Disposal Mandate. As a
result of the change of intention of holding the Evergrande
Shares, which the Directors are committed to the sale plan, the
Evergrande Shares that remained unsold have been presented as
current assets in the consolidated statement of financial position
with carrying amount of approximately HK$364,582,000 as at
31 December 2021 as the carrying amount will be recovered
principally through sales in the next twelve months. Details of the
grant of the Disposal Mandate were set out in the announcement
of the Company dated 23 September 2021 and the circular of the
Company dated 24 November 2021.

Trading in the shares of China Evergrande on the Stock Exchange
has been halted from 9:00 a.m. on 21 March 2022, trading in the
shares of China Evergrande will remain suspended until further
notice from China Evergrande.

@ity  Asat 31 December 2021, the carrying amount mainly comprised
investment in a property development project in Hong Kong (10%
interest) of HK$990,440,000 (2020: HK$859,286,000).

(i)  As at 31 December 2021, the carrying amount mainly comprised
investment in an exempted limited partnership formed under
the Exempted Limited Partnership Law (Revised) of the Cayman
Islands (“Cayman lIslands Partnership”) of approximately
HK$425,867,000 (2020: HK$488,583,000).

The Cayman Islands Partnership has a term of ten years from
the date of initial closing. The 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$1,527,466,000 (2020:
HK$14,407,220,000). They were included in non-current assets

according to their intended holding periods.

26. BBEMEENEUARRDF

BifEzE®mEE®

fsE ()
0 @&

BIEHERE AEEEHEWHES D
%EK%@oE#hﬁEt%@Z%ﬂﬁ
BB (ANEFARTELE) R
—¢+ A=+—B1IREL Z2EBREM
BRE{E#) /5364,582,00078 L0 A 47 A B1 15
ﬂﬁ/ﬂ#&%ﬂpiﬂﬁmugéﬁ 75.5%@@
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FREAZBRODERZZEZZ_F=A=+
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DARER—BAREBSZYWEERIER
({5 10%H# %) 990,440,000 L (—E - &
F : 859,286,000/ 7T) °
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

27. ADVANCE TO AN INVESTEE COMPANY

The advance to an investee company is unsecured and interest-free.
The Group will not demand for repayment within one year from the
end of the reporting period and the amount is therefore shown as

non-current.

28. DEFERRED TAXATION

The following is the major deferred tax liabilities provided (assets
recognised) by the Group and movements thereon during the

current and prior reporting periods:

RE VI E|RMEE

27. B —HEZREQNTME

BN —HRIRERRFADERRLLE
REBAEGERNREMRET —FREER
B BSRBRIIEIEREIEE -

28. IEIEFI 18
UTAREBRASRE BB MBERS M

T EEEHAR A2 B AE2 D) KRR
& :

Accelerated
Investment tax Tax
properties depreciation losses Total
DnEER
REME wE iR B
HK$'000 HK$'000 HK$'000 HK$'000
FHET FET FAET FHET
At 1 January 2020 R-E-TF—A—H 31,424 32,641 (4,108) 59,957
Exchange adjustments P& N R 66 1,148 (424) 790
Credited to the consolidated ra 2EKmBEF
statement of comprehensive B (fH3E13)
income (Note 13) (5,268) 4218 (14,575) (15,625)
At 31 December 2020 R-ZT-TF
+=—A=+—H 26,222 38,007 (19,107) 45,122
Acquisition of assets through FRE—ERE LA
acquisition of a subsidiary WEEE 89 - (89) -
Exchange adjustments M 5, 58 B - (85) 401 316
Charged to the consolidated RiRE 2 E R RET
statement of comprehensive ik (FEE13)
income (Note 13) 1,178 (28) 7,732 8,882
At 31 December 2021 R-ZB=Z—F
+=A=+-A 27,489 37,894 (11,063) 54,320
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #4& B iR KRHisE
For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

28. 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 EEBIBEE
Deferred tax assets FEEFIBEE

At the end of the reporting period, the Group has the following major
unrecognised deferred tax assets which were not recognised due to

the unpredictability of the future profit streams.

IRFIEST &
Tax losses i E1E

Accelerated tax depreciation

At the end of the reporting period, the Group's estimated unused
tax losses not recognised of approximately HK$18,621,000 (2020:
HK$44,574,000) will be expired in one to five years, and other
unrecognised tax losses of approximately HK$2,239,028,000 (2020:
HK$1,702,861,000) may be carried forward indefinitely and subject

to the confirmation from the respective tax authority.

8. IEFERLIH ()

REAMBIRRNBRZES  FTREREAR
BEREECIFUNE - MUBRER R ZETHR
BEEHROMIT

2021 2020

HK$'000 HK$'000
THET FET
58,240 56,394
(3,920) (11,272)
54,320 45,122

REE R - A5 By 70 B DATER R S0 M
AERATZ TERERRLCHIALE °

2021 2020
HK$'000 HK$'000
FHExT FHET
(86) (137)
(374,095) (292,115)
(374,181) (292,252)

RIFE IR - AEBR—ERFAE B RE
MR 2 A AR AT EE X %18,621,000%
TL(ZZEZFF : 44,574,000 7T) * REHK
R 2B E1E492,239,028,0008 T (ZF =
T4F 1 1,702,861,00048 7T) o] R B4k e - I
BIFRARS R -

—2-—FEH
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29. OTHER FINANCIAL ASSETS

(a)

(b)

()

Pledged deposits

The amounts represent deposits pledged to banks (2020:
banks and other financial institutions) to secure credit facilities
granted to the Group. Deposits amounting to approximately
HK$273,202,000 (2020: HK$178,532,000) have been
pledged to secure short-term borrowings and are therefore
classified as current assets. The remaining deposits amounting
to approximately HK$4,308,000 (2020: HK$81,974,000)
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 2021,
none (2020: approximately HK$35,634,000) of the time
deposits has original maturity greater than three months and
all of (2020: the remaining) deposits have original maturity not
greater than three months. The Group does not hold collateral
over the deposit balances. As at 31 December 2021, balances
of cash and cash equivalents amounted to approximately
HK$2,479,874,000 (2020: HK$1,618,908,000).
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EHEHR - RITESRERS
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

30. DEBTORS, DEPOSITS, OTHER
RECEIVABLES AND PREPAYMENTS

Trade receivables

Less: Allowance for credit losses

Deposits and prepayments
Interest receivables from bonds and structured
products (net of allowance for credit losses)

Other receivables

Analysed for reporting purpose as:
Non-current

Current

Included in debtors, deposits, other receivables and prepayments
are trade receivables of approximately HK$67,761,000 (2020:
HK$21,817,000), 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.

The carrying amounts of trade receivables (net of allowance for

credit losses) of the Group's major businesses are as follows:

Rental receivables from property leasing
Receivables from building and
property management services

Receivables from cosmetics business

RE VI E|RMEE

30. BWARTE - S - HHEWR

8 R T ERE
2021 2020
HK$'000 HK$'000
F@xT FH&T
JEWE 5BR1A 67,765 24,756
B EEEERE (4) (2,939)
67,761 21,817
e KB HIE 77,984 94,497
B5 RAEBEER 2 EIF B
(KR EERERE) 5,520 61,455
H b U AR IE 144,235 122,763
295,500 300,532
EREBBRZ DM
FEmENEE 34,762 50,380
mEEE 260,738 250,152
295,500 300,532

EARRTE - B

£ :21,817,000%7T) -

FEYARIA

H U AR B R FE S SRR
HEIE S ERIEA67,761,0008 L (ZE =%
BIETE S B TR HA
EPERKEESBRESI N ZERES RIEFE
BB URRAMEETERERLRBERZ

AEBETEXBREEZRAMREREER

BB 2 BREEDNT -

2021 2020
HK$'000 HK$'000
FHxT FHEIT
YMEHEZ EKRES 57,768 12,628

BFEMYEESERSGZ
FEUR AR 1A 6,710 7,940
bk Sh 7S 2 FEUR BR 18 3,283 1,249
67,761 21,817
SEC-FFH  FEABZEE
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For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

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

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:

30. BWARTE - S - HHEWR

H R A FRIE @)

AEBECHIRTREZEERE  UTRERS
FREEEE - AEETYESEFER - B
REBREZSEVESRBRBEZEER
e MEME RS MEFTERBAMMFE
XN - BB SEHARBER A L RFIA
ZIBRIEFBRBEREA °

BESBRAZERRRZ7) 2 BIE S RE
(MR EEBERB) NREHRZIRE DTN
-

0-30 days TE=+H
31-60 days =+—HZEXTH
61-90 days AT—BENATH
Over 90 days h+ABE

The following is the aged analysis of trade receivables which are past

due but not impaired:

0-30 days TE=1H
31-60 days =+—BZEXTH
61-90 days AT—BENTH
Over 90 days NA+BANRE
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2021 2020
HK$'000 HK$'000
TR TAET
28,984 13,941
2,792 4,116
642 498
35,343 3,262
67,761 21,817

EEMEREORE 2 B E 5 RE 2 Rk DT

N
2021 2020
HK$'000 HK$'000
THERT FET
30,099 15,638
796 2,190
1,247 60
33,691 2,987
65,833 20,875




NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS 4R & BF 3R R i &
For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

30. EUWRBRIE « 12 & - HMEWER
H R A FRIE @)

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

Movement in the allowance for credit losses:

At 1 January w—H—8

Reversal of allowance for credit losses recognised

FEBRRE 2
2021 2020
HK$'000 HK$'000
FTEx FAET
2,939 54

PR E 5 R IARER D 2

in respect of trade receivables EEEERE (3,059) (29)
Allowance for credit losses recognised SLEWE ZRIE R

in respect of trade receivables EEEIERE 13 2,852
Exchange adjustments I 3 R 139 68
Amount written off as uncollectible N AT U [ 88 2 7R (28) (6)
At 31 December R+=—A=+—H 4 2,939

For those past due but not impaired receivables, although the Group
does not hold any collateral as security, the Group has assessed the
creditworthiness, past payment history and substantial settlement
after the end of the reporting period, and considers that the amounts
are still recoverable and no further credit provision is required in

excess of allowance for credit losses.

Trade receivables over 90 days comprise mainly rental and building
management fee receivables of approximately HK$32,436,000
(2020: HK$1,594,000), 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.

AREBHEREIREZ BEIRIAEM E - #AK
SEYESEEMERRERR  ARECH
HEZ  BEEFRELNBERRRZEE
REERVELRTE - YR RZFHRBMDAIKE - &
AEE—F(GREEBRRB ZEERE -

BBNLTRAZEKEZESRETZ0ERKE
S MEFEEREL32,436,0008 L (ZE=F
1 1,594,000/ 70) (KL R A# W ERE B~
2SR/ NEFEBBRSHRE) - BE
REEZ BEIR  BARZERWRIAED
B o

REAMTREREZERESEREZEER
bf o
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For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

31. STOCK OF PROPERTIES 31.

As at 31 December 2021 and 2020, 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 LCH
(Asia-Pacific) (2020: B.l. Appraisals).

During the year ended 31 December 2021, no write-down of
completed properties (2020: approximately HK$4,831,000)
was recognised in the consolidated statement of comprehensive
income. The write-down in 2020 was recognised as a result of the
assessment that net realisable value of a completed property was

lower than its carrying amount.

32. INVENTORIES 32.
Finished goods BURY R
Raw materials =¥vps

All inventories were stated at the lower of cost and net realisable

value.

33. CREDITORS AND ACCRUALS 33.

Included in creditors and accruals are trade payables of approximately
HK$3,776,000 (2020: HK$4, 142,000).

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 ZENTH
Over 90 days H+BRE
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NEFE

WN_E-—FR-_ZET-FF+-_F=+—H
FIEMEFEH R ENME  BEFLEER
TR RBFBEITAEM(ZZE=2F : (RAE
BRETRE A EE  BHERMEZR
1A o
REBE-ZTZ-—F+-A=+—HIFER
WE(ZZEZFF : 494,831,000/ 7T) B
¥ RERGFAEARGEHRETER - R
ZEFRARAZRE T EFEER Y E 2 AT #R
SFEREEmEERMEE -

A
58

2021 2020

HK$'000 HK$'000

TR Tt

2,689 4,075

825 889

3,514 4,964

BB A R A B3R FEMRE P EEES
BE o

FEAS BRIE 2 FE 5T 7R IR

JENEREREARECREEMESEREY
3,776,000 0 (ZZE = FF : 4,142,000/
JT) °

RBEZAM2T 2 ENE HRBNHRE R
ZHREDHTIAT -

2021 2020
HK$'000 HK$'000
FH&xT FHT
2,633 1,737
1,143 2,405
3,776 4,142




NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #4& B iR KRHisE
For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

34. BORROWINGS 34. 6 €
2021 2020
HK$°000 HK$'000
FExT FHET
Secured bank borrowings repayable within AR T 5 HARER 2 B
a period of (note): RITEE (MR -
Less than one year — LR 2,199,157 3,463,138
More than one year but within two years —F LA BT BT 314,955 928,959
More than two years but within five years M HEBERBERF 1,497,582 1,022,437
4,011,694 5,414,534
Secured bank borrowings that contain repayment B SR ESRIE B G 2 A A
on demand clause (shown as current liabilities) RITEEGHEREIBE) -
but repayable within a period of (note): AR T 5 AR E R () -
Less than one year —F LT 665,820 -
More than one year but within two years —F LA BT EBEMRF 12,000 595,169
More than two years but within five years MEA EEBRNBB RS 766,000 180,000
1,443,820 775,169
Total secured bank borrowings BHEMRITEERR 5,455,514 6,189,703
Other secured borrowings repayable within AR —FAREEZ A MAEM
one year =9 - 1,074,129
5,455,514 7,263,832
Less: Amounts due within one year B — R B BOR (3,642,977) (5,312,436)
Amounts due after one year —FiR B8 2 IR 1,812,537 1,951,396
Note: The amounts due are based on scheduled repayment dates as set Mzt ZFHNHzEeWMRERGHETEI A
out in the loan agreement(s). TEEFKAH -
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For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

34. BORROWINGS (contd) 34. B
The bank borrowings denominated in HK$ are variable-rate RABTAHEZRITIEERZEMEE  FRXE
borrowings which carry interest ranging from HIBOR plus 0.75% to %-i%fﬁﬁﬂ%ﬁ EMO75EE120E (=5 =
1.20% (2020: ranging from HIBOR plus 0.68% to 1.209% or at cost TF - FRRITRAEFREN0.68FEZE1.20E 5
of funds of a bank plus 0.90%) per annum. *F'H%Eﬁéf%ﬁZMDOSOE)ETE °
The borrowings denominated in US$ and GBP from banks and a NETRREFEFERITR —HEREEES
financial institution are variable-rate borrowings which carry interest at RITEEE  ENXRZ-BRITESKAN
cost of funds of a bank plus 0.90% or LIBOR plus 1.50% or ranging 0.90E sk mAMITRAEHR B MI50EHEA S
from compounded reference rate plus 1.08% to 1.62% (2020: cost EFENI0SEENRE(ZTE_FF : —H
of funds of a bank plus 0.90% or ranging from LIBOR plus 1.08% to ERI7TE AN IN0.00/E Skt BUER 1T R ZEHF S0
1.62%) per annum. 1.08EZE1.62E)+tE -
As at 31 December 2020, other borrowings were variable-rate RZEZTF+-A=+—H  HiiEERZ
borrowings which carried interest ranging from costs of funds of SEE - FARZER S MEEE SN
individual financial institutions plus 0.25% to 0.35% or HIBOR plus 0.25@10.35@@2%55%5&6E%Tﬁ%m1.1o@
1.10% to 1.18% per annum. Z118EHH -
The Group's borrowings that are denominated in currencies other REBEABTAINER T EZEERTINT :

than HK$ are set out below:

2021 2020

HK$°000 HK$'000

FHET FHET

us$ ESH 1,240,226 1,238,383

GBP £ 2,741,288 3,948,554

EUR BT = 29919

3,981,514 5,216,856

As at 31 December 2021, borrowings with carrying amount of WR_ZTE_—F+_HA=+—8H XA F

approximately HK$5,455,514,000 (2020: HK$7,100,735,000) were EARAR—HEHWNBAR(MER)EH®E
guaranteed by, where appropriate, the Company and a subsidiary of M{E#4)5,455,514,0008 L (ZE T F :

the Company. 7,100,735,000/ 70) 2 & EVEHELR -
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #4r& BI#E 3R R 5T
For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

35. DERIVATIVE FINANCIAL INSTRUMENT 35. fTE€m T R
2021 2020
HK$'000 HK$'000
FExT FHET
Cross currency swap B - 111
The table below is prepared based on the maturity date of TRIDBESOINAARE - R_ZE_ZFF+
the contract. The major terms of the cross currency swap as at ZA=1T—HB E¥EHZFEHERET
31 December 2020 are as follows:
2020
Notional amount Fair value
Liability =R EELHE NEE
Us$'000 HK$'000 HK$'000
FET FAxT FAT
US$/HK$ cross currency swap Xn/BrEEEH
— Within 1 year -—FR 159,738 1,238,000 111
The Group used the cross currency swap to exchange US$ RAEBUNEEEHBEETHERITEED
denominated bank borrowing of approximately US$159,738,000 159,738,000k Tt X BB L ERITEE
into HK$ denominated bank borrowing of HK$1,238,000,000. 1,238,000,000/8 7T °
The cross currency swap was stated at fair value as at 31 December RZZEZZE+_A=+—0  B¥EHUR
2020. Details of the fair value measurement are disclosed in FEDNER - AFEAEZFHFBERMES(QR
Note 5(c). B -
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For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

36. SHARE CAPITAL 36. iR
Movements in the share capital of the Company during the year RARZRERARFEZZHNT -
were as follows:
Number of shares Share capital
RABE R
2021 2020 2021 2020
HK$'000 HK$'000
FTERT FHET
Ordinary shares of FREBE.10ETZ
HK$0.10 each AR
Authorised: EERRA
At 1 January and R—A—HK
31 December +ZRA=+—H 5,000,000,000 5,000,000,000 500,000 500,000
Issued and fully paid: BREITRBRRA :
At 1 January and R—A—BxK
31 December +-A=+—H 1,907,619,079 1,907,619,079 190,762 190,762
37. AMOUNTS DUE TO ASSOCIATES, 37. REBE LT EXRENT
INVESTEE COMPANIES AND SE ST TS
NON-CONTROLLING SHAREHOLDERS
The amounts due to associates, investee companies and REENT - BEXREDNFRIFERBRER
non-controlling shareholders are unsecured and interest-free. The EHREEMNEE - ZEMERNR  BEXK
associates, investee companies and non-controlling shareholders BRARIFERRRE A GR B E R RET—F
will not demand for repayment within one year from the end of WEREERFIA - HEZEFIAINEERBIE
the reporting period and the amounts are therefore shown as g o
non-current.
38. ACQUISITION OF ASSETS THROUGH 38. FiBWE— BB QR WE

ACQUISITION OF A SUBSIDIARY

(@) Acquisition of Pinwheel

On 23 December 2021, an indirect wholly-owned subsidiary
of the Company, entered into a sale and purchase agreement
in relation to acquisition of the entire issued share capital
of Pinwheel and the sale loan ("Pinwheel Acquisition”). The
Group acquired a property located in Hong Kong and its
related assets and liabilities as a result of the acquisition of
the entire issued share capital of Pinwheel. The Pinwheel
Acquisition was completed on 23 December 2021 at a total

cash consideration of approximately HK$160,155,000.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VI E|RMEE

For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

38. ACQUISITION OF ASSETS THROUGH
ACQUISITION OF A SUBSIDIARY (contd)

(@)

Acquisition of Pinwheel (Cont'd)

Under HKFRS 3 (Revised) "Business Combinations”, the
Pinwheel Acquisition was accounted for as an acquisition of
assets and liabilities as Pinwheel 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 Pinwheel

Acquisition was allocated to the individual identifiable assets

38. FiBWEE — BB D 5 WE
BEEw

(@

W 8 A5 (48)

RIBEFBH B RS EREIREEEFT)
[ERBAG]  ARAREREEMK AL T
BR—IREBWE - SRKCAKREERIA
WEEERABAR - REBZER Mg
RESIAB 2 WBEERAERE -
FX 50 Y B8 = IR 2 PR o0 B 2 {8 B A R R
BENABE RARKBAHEBEQT

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.

The net assets of Pinwheel acquired

as at the date of acquisition were as follows:

Investment properties (Note 19)
Deposits and prepayments
Accruals

Shareholder’s loan

Net assets acquired

Assignment of a shareholder’s loan

Satisfied by:
Cash consideration

Expenses incurred for acquisition

Net cash outflow arising from acquisition:
Cash consideration paid

Expenses incurred for acquisition

BEREXE - WEARFHWEELHE -

2021

HK$'000
FH&xT
AU B HA U EE Ak 5L 2
BEFEWNT

wEME (FEE19) 160,959

e MFER A 158

FERTFIA 3)

IR E K (91,713)

WHEEE A 69,401

HIERE R 91,713
161,114

AR AR A

BeMRE 160,155

W FTEE 2> 959
161,114

WHERELEZIRS AR F58

ERENRE 160,155

W FTEE 2> 959
161,114

—2-—FEH
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For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

38. ACQUISITION OF ASSETS THROUGH
ACQUISITION OF A SUBSIDIARY (contd)

(b)

Acquisition of Landrich

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 (“Landrich Acquisition”). The Group owned 51% interest
in Landrich prior to the Landrich Acquisition and Landrich had
become a wholly-owned subsidiary of the Company following
the completion of the Landrich Acquisition. The Group
acquired the abovementioned property and its related assets
and liabilities as a result of the acquisition of the remaining
49% of the entire issued share capital of Landrich. The
Landrich Acquisition was completed on 28 February 2020 at
a total cash consideration of approximately HK$355,839,000.
Details of the Landrich Acquisition were set out in the

announcement of the Company dated 10 January 2020.

Under HKFRS 3 (Revised), the Landrich Acquisition was
accounted for as an acquisition of assets and liabilities as
Landrich being acquired by the Group did not constitute an
acquisition of business. The Group identified and recognised
the individual identifiable assets acquired and liabilities
assumed. The cost of the Landrich 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 did not give rise to goodwill.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VI E|RMEE

For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

38. ACQUISITION OF ASSETS THROUGH
ACQUISITION OF A SUBSIDIARY (contd)

(b) Acquisition of Landrich (Cont'd)

The net assets of Landrich acquired
as at the date of acquisition were as follows:
Investment properties (Note 19)
Deposits, other receivables and prepayments
Time deposit and bank balance
Creditors and accruals
Tax liabilities
Shareholders' loans

Borrowing

Net assets acquired

Assignment of a shareholder's loan

Satisfied by:
Cash consideration
Expenses incurred for acquisition

Fair value of the existing shareholding

Net cash outflow arising from acquisition:
Cash consideration paid
Expenses incurred for acquisition

Time deposit and bank balance acquired

39. MAJOR NON-CASH TRANSACTIONS

Save as disclosed elsewhere in these consolidated financial

statements, the Group did not have major non-cash transactions.

38. ZBEWE—EHELRWKE

BEE

(b) WEBER(E)

RUES B BB E R 2
BEFENT
wREME(EE19)

BE - HthEURERIBEMNFIA

ERER R RITAES
FEFARTA K FERT IR
MEEE
BRRE R

fEE

Y is & EEFE
HERRER

AP A AT
RERE

WRBFrEE ZFX
RBEEZ A VE

B EA 2 e M HIFHE -

BENRENKE
WigprEE £ 2 X

BB Z T BT R R SRTT A5 R

30. TEHFHRERS

2020
HK$'000
TAT

900,562
2,018
3,677

4,571)
(1,227)
(317,467)
(180,000)

402,992
158,649

561,641

355,839

276
205,526

561,641

355,839

276
(3,677)

352,438

BAGRE M MREME D IREEIN - AE
BUBETEFRERS °
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For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

40. RECONCILIATION OF LIABILITIES ARISING  40. MEEKFEEEBEZHE
FROM FINANCING ACTIVITIES
The table below details changes in the Group's liabilities arising TREFINEERMEEBMEL 2 ABREE
from financing activities, including both cash and non-cash changes. B BREReRIFRSEH HEXBHES
Liabilities arising from financing activities are those for which cash ZBEDEEREeREgRARRERESS
flows were, or future cash flows will be, classified as cash flows from RAEBZEGRERERERNDEAME XY
financing activities in the Group's consolidated statement of cash EXZReREZEE -
flows.
Amounts
due to non-
Loanfrom  controlling Lease Dividend Interest
Borrowings a director  shareholders liabilities payable payable Total
REFER
RE EZEX RRFE HERE ERRE FERAE et
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HKg'000 HK$'000
ThL ThL THIL THIL TATL T T
At 1 January 2020 WZZE-TF-A—H 13442259 - 333 132,054 - 16,249 13,590,895
Financing cash flows BERSNE (6,489,109) 229 - (56,106) (38152) (196,651)  (6,779,789)
Bxchange adjustments ERAZ 130,682 (229) - - - (33) 130,420
Dividends declared SERE - - - - 38,152 - 38,152
Increase in lease liabiliies from R AE 117
entering into new leases MROMmENZ
during the year HEAR - - - 46267 - - 46267
Acquisition of assets through ~ BBNE—EHBEAA
acquisition of a subsidiary WEAE
(Note 38(b)) (Fi5538(b)) 180,000 - - - - - 180,000
Other changes HiriE - - (58) - - - (58)
Total interest (Note 11) MemE@zN) - - - 2,975 - 188,195 191,170
At 31 December 2020 RZB-RF
+ZF=+-H 1,263,832 - 275 125,190 - 1,760 1,391,057
Financing cash flows HERERE (1,803,873) - - (69,258) (19,076) (91,505)  (1,983,712)
Exchange adjustments ERRE (4,445) - - - - 37 (4,408)
Dividend declared ERRE - - - - 19,076 - 19,076
Increase in lease liabiliies from R AE T
entering into new lease MRATmENZ
during the year HEaRE - - - 1,944 - - 1,944
Total interest (Note 11) MesE@EN) - - - 1,834 - 91,323 93,157
At 31 December 2021 R=ZB=-%
+ZA=1+-H 5,455,514 - 275 59,710 - 1,615 5,523,114
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #4& B iR KRHisE
For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

41. PLEDGE OF ASSETS 41. EERH
At the end of the reporting period, the carrying amounts of the assets REEBAR - NEBERANEBER 2 —RIRTT
pledged by the Group to secure general banking facilities granted to EXRME(CEZF  —RB|OTKEMER
the Group (2020: to secure general banking and other loan facilities MENARBFRZG) MBR 2 EEREES T
granted to the Group and to secure the securities transactions), are LU

analysed as follows:

2021 2020
HK$°000 HK$'000
FHET FHET
Investment properties wEYE 11,334,940 12,387,045
Properties LIES 42,922 -
Financial assets measured at fair value through miBEm AR AT EFE
profit or loss SRMEE - 3,199,195
Financial assets measured at fair value through 37 368 FC ) 2 TE Ui DA S Bk
other comprehensive income NFENEZEHEE - 9,678,146
Non-current pledged deposits SERMBIEIRFR 4,308 81,974
Current pledged deposits BN IFF K 273,202 178,532
11,655,372 25,524,892
As at 31 December 2021 and 2020, interests in certain subsidiaries RZEBZ—FRZFT_FF+-A=+—A8"
of the Company have been pledged as part of the security to secure AARETFTHBERARIZEREEREREREE
certain bank borrowings granted to the Group. ERETRITEE 2B ERD -

—E-—FEFR  FEABEEER 2067
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For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

42. CAPITAL COMMITMENTS 42. EZRELE
2021 2020
HK$°000 HK$'000
FExT FHET
Authorised and contracted for: BEREREEL

Capital investment in limited partnership EREBEEZERKE
(note) (Cikza) 60,700 69,348
Redevelopment expenditure of properties MESZRE 172,688 20,917

Purchases of equipment and leasehold BERBELEEMEEE
improvement 72,587 6,864
Refurbishment of properties B 1,455 1,272
307,430 98,401
Note: The Group had committed to make a capital contribution of izt AEEBFASHESEBEEAGEEL

US$100,000,000 (equivalent to HK$779,900,000) in the
Cayman Islands Partnership. Up to the end of the reporting period,
approximately US$92,217,000 (equivalent to approximately
HK$715,235,000) (2020: US$91,055,000 (equivalent to
approximately HK$706,224,000)) among the contribution
has been paid by the Group. The outstanding amount was
approximately US$7,783,000 (equivalent to approximately
HK$60,700,000, after exchange adjustment) (2020:
US$8,945,000 (equivalent to approximately HK$69,348,000, after

exchange adjustment)).

43. 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

No provision for financial guarantee contracts and/or deed of

43. FAREE

RANBRRERARZ
RITEEBRUARERS
ARAEBERMM—E
RITIREZ R

H—REZKERRBAZRT
EERmE—RRITIREZ
ER/E-HEXRENR
BRARE=STRTZBERE

100,000,000 7t (6 & # 779,900,000
BIL)ZERTE - BERESHRIE -
AEEDTEL92,217,000E L (HHE
R #)715,235,000%78) (=
91,055,000 7t (18 & 14 49706,224,000
B ERAESRE - KTEAZ Y
#7,783,000% 7T (# & 1A 460,700,000
BILT(KEHAER))(ZE_ZF :
8,945,0003 7T (& 1A 469,348,0007%5
TC(ASE L EEIR))) ©

ToTF

2021 2020
HK$000 HK$'000
TR TET
15,000 15,000
613,830 613,830
628,830 628,830

HREER/ENRARE  BR_FT—_—FK

indemnity have been made as at 31 December 2021 and 2020 as —ECETFEF A=+ AT ESRHBERS

the Directors considered the default risk is low.

Bk RBER
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VI E|RMEE

For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

44. OPERATING LEASES

45.

The Group as lessor

Property rental income earned during the year was approximately
HK$327,346,000 (2020: HK$373,461,000) less outgoings of
approximately HK$35,816,000 (2020: HK$51,152,000).

Variable lease payments that do not depend on an index or a rate
amounted to approximately HK$652,000 (2020: HK$250,000) for
the year ended 31 December 2021.

Most of the investment properties of the Group held in Hong Kong
have committed tenants with lease terms which ranged from two to
three years and in the United Kingdom have committed tenants with

lease terms of 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—FNRX
More than one year but within two years —F LA BT BB R
More than two years but within three years MEA LB BE =4
More than three years but within four years =F U L ERBEINFE
More than four years but within five years MEA FENBERF
More than five years HRE T

RETIREMENT BENEFIT SCHEMES

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.

44, EXEEH

45.

REBERSHAA

RAFERDZWERASBRADN AR
327,346,000/ 7L(ZF = Z4F : 373,461,000
S T0) IR F S 49 /535,816,0008 0 (ZE =%
F : 51,152,00087T) °

HE-_Z-—F+-A=+—HIFEIIER
RIS FI R 2 AT # B 304 &2652,000
BIL(ZEZFF : 250,000 7T) °

REBAMBAUNBBRENE 2 BFAEMR
RERAME=FRURNEEKRENEZBP
EEARFHERRE -

ATPIRTDEENRZ A D - BRRER
SRAMRRBRBETARBEZ EXZHET KSR
ZARBRRBEEN

2021 2020
HK$'000 HK$'000
FH&xT FHET
284,799 287,039
210,911 232,350
141,411 161,339
64,564 102,251
34,218 60,401
284,803 301,346
1,020,706 1,144,726

RIRBRIFTE

AEE2BEBBEEARRAEHFGE B2 /BE
BN EI(TRERBAGED RABFERARSF
([afEestEl)) - AEERBERIKEEIE
18 B # B 2 5%% 10%fH 5 (1R 18 8 IR%
B) H_EEEFT_A-REMALXEE
ZHRBIARGI 2 MEES S - B RE
BYAmBRE S SR AIIAZ L RERH

E
e

- -gER EA

[afl
e
g
]
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For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

45,

46.

RETIREMENT BENEFIT SCHEMES (contd)

The total costs charged to the consolidated statement of
comprehensive income of approximately HK$8,507,000 (2020:
HK$8,744,000) represented contributions payable to these schemes
by the Group for the year.

MATERIAL RELATED PARTY
TRANSACTIONS

Transactions:

In 2020 and prior year, the Group entered into lease agreements
(“Leases”) in respect of leases of certain leasehold properties held
by a company controlled by a Director and the Trustee of Substantial

Shareholders as headquarter of the Group.

Under the Leases, the aggregate amount of rent and building
management fee payable per month are approximately
HK$5,619,000 and approximately HK$62 1,000 respectively; and the
aggregate amount of security deposit paid as at 31 December 2021
was approximately HK$19,562,000. At the commencement date
of the respective Leases, 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 2021, the aggregate carrying amount of the lease
liability and the right-of-use asset of the Leases were approximately
HK$57,890,000 (2020: HK$123,500,000) and approximately
HK$57,928,000 (2020: HK$124,565,000) respectively. Rent
and building management fee of the Leases for the year ended
31 December 2021 amounted to approximately HK$74,878,000
(2020: HK$63,507,000) in aggregate. The transactions of the
Leases constituted connected transactions and continuing connected

transactions of the Company under Chapter 14A of the Listing Rules.

Details of the Leases were disclosed in the announcements of the
Company dated 28 February 2019 and 12 June 2020 and the
paragraph headed “Connected Transactions” in the section headed

"Directors’ Report” of this annual report.
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R-Z_TERAF  AEBTZEERH
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B @B B 495,619,000/ 7T & #£1621,000
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

RE VI E|RMEE

For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

46. MATERIAL RELATED PARTY

46. ERBEALIRF @)

TRANSACTIONS (contd)

Transactions: (Cont'd)

Save as disclosed above and elsewhere in these consolidated
financial statements, the Group had the following material

transactions with related parties during the year:

Income received from associates:
Interest income
Accountancy fee

Management fee

Income received from Directors and/or
the Trustee of Substantial Shareholders,
close family members of Directors and/or
the Trustee of Substantial Shareholders and
companies controlled by Directors and/or

the Trustee of Substantial Shareholders:

Rental services

Property management services,
leasing administration services and
property administration services

Advisory and consultancy services

Other ordinary services

Licence fee paid to a company controlled
by a Director and the Trustee of
Substantial Shareholders

Rent and building management fee paid to

associates

Considerations in respect of the disposals of
debt securities to a Director and

the Trustee of Substantial Shareholders

x5 (#8)

BEXRAGEMBHRREMABO ARES
Sh AEBENRAFEEMEALETATER

R
2021 2020
HK$'000 HK$'000
FHxT FHEIT
BUEEE A E Z WA ¢
F B A 2,029 2,141
SEE 120 120
ERE 48 48
EWEER REBREZ
E7EA - BEE R 5
FERRZETAEBREIZ
FKEKEANESER, 5
FERRZEEAELESZ
NCIPALONE
HERE 3,250 3,756
YIEEERS
FABITRARS &
V1T RS 28,736 30,872
R K R AR TS 32 37
H b — A AR 7S 999 3,053
BEN—NESREFEREZ
EREAEHZ AR ZHAE
7 7
DNBERTIZHEE R
EFERSE 4,305 4281
FHLEERESFT NEEK
FERRZETAZRE
- 6,718,586
—E--EE5RH EANBXEE
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46. MATERIAL RELATED PARTY 46. 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 25(i).
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For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

46. 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. During the year ended
31 December 2021, the Group further entered into another facility
agreement with the Director with the same revolving loan facility
amount, which superseded the former facility agreement and
with termination date falling beyond one year from 31 December
2021. During the year ended 31 December 2021, an aggregate
amount equivalent to approximately HK$420,218,000 (2020:
HK$589,778,000) was drawn and the loan has been fully repaid.
As at 31 December 2021, there was no outstanding balance of
loan from the Director (2020: 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 a Director and/or the Trustee of Substantial
Shareholders, a close family member of Directors and/or the Trustee
of Substantial Shareholders, companies controlled by Directors and/
or the Trustee of Substantial Shareholders and an entity of which
the Trustee of Substantial Shareholders is a member of the key
management personnel of approximately HK$23,901,000 (2020:
HK$14,373,000) 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 24 and 37.
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 of
the Company 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.

46.

BEABEEALTRS @

x5 (8)
REBEE-_Z—NAEF+_A=+—BLFE
N AEME—(UEETUBEDRS - BA

EEER  ZEFREBETAEERLRA
2,000,000,0008 T2 BIREHREE - REZEZ
TZ—F+ZA=+—HALFE  KNEEHEZ
EEHIU S MRRENBEEARZBER
o UK ERzRERZ  HRIEABHAZ
T —FF+ZA=FT—HE—F%&  -REE=
T+ -A=+—RHILFER  RENEEHE
AHBERL420,2180008 L (—E-TF ¢
589,778,000 T) 2 EREBHER - R=F
—F+ A=+ BYEREBZEEE
HEMR(ZZEZTF - |\) c ZEFEEER
ReB - BB FmHRANEI14ATE - ZRXHHLH
W D B RERBERFERF 2R TEE
ZHEEBR o

bl

R

BRIAEFTHEE - RREHR  AEEE—(E
ERUEERRZGETA - —UEHEER
SEZREZETABEEDZRERE - =
ERUEERRZETAES ZREARE
ERAZEFTAEAETEEBABZER
R EHE H4 523,901,000 L(ZF=F
F 114,373,000/ 7T) B B 15 1E FE U AR 18 K E
fib FEUL BRI A ©

RREHER  BEMBEBEALTZXZEHFS
HARM 5F24 K37 ©

FTEEBEASMSE :

TEREBAESMERMEISRI6AKE - &
EREEITBRABZMEBARRAZHMEER
E2EEHIALRER  HERLEERRAZAZ
BEEEIRERTAWER RAESTEE
BALAE

- -gER EA

[afl
e
g
]

273



NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
For the year ended 31 December 2021 HE T =-—F+-_A=+—HILFE

47. 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 2021

which principally affected the results or assets of the Group.

Name of subsidiary

WEARER

Alpha Team Limited

Cardin Factory Limited

RARERAT

Chase Master Company Limited
RREBRAA

Chinese Estates, Limited
EAEXBRAA

Chinese Estates (Harcourt House)
Limited

Place of Class of share/
incorporation/ registered
operation capital held

Fiiks,/
AR EE EMERER
British Virgin Islands Ordinary
Hong Kong Ordinary
BA EER
Hong Kong Ordinary
D EBR
Hong Kong Ordinary
BE LAk
Hong Kong Ordinary
£ EBR
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RE VI E|RMEE

47.

Issued and

fully paid

share capital/
registered capital
ERTRARE
BA,/EMER

Uss$1
E

HK$2
26T
HK$2

28T

HK$1,000
1,000 7

HK$200
2007

TEMBRRFE

B2

Proportion of

paid-up share capital/
registered capital
held by the Company
RARAMEAERE/
AMERZED
Indirectly
&

Directly

B

- 100%

- 100%

- 100%

100% -

- 100%

EERBINE2BHBARZFBELRBIERN
TR o Bk - TRARFIKR_ZE-_—F+=A
St AR EENEERERREY
HEA

Principal activities

FEER

Investment holding

RERR

Property trading

Securities investment

Investment holding
and provision of
management services
REERR
RUERRS

Property investment

nERE
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47. PARTICULARS OF PRINCIPAL

SUBSIDIARIES (contd)

Name of subsidiary

WEARER

Country Homes Limited

Ever Ideal Limited

Evergo China Holdings Limited

Evergo Holdings (China) Company

Limited

EXRRE(TE)BRAF

Express Right Limited
AEBRAR

Place of
incorporation/

operation

AR SR

Hong Kong
A

British Virgin Islands/
Hong Kong
EBARANE/BR

Bermuda/Hong Kong
BRE/ B

British Virgin Islands/
Hong Kong
KEHAREE /B8

British Virgin Islands/
United Kingdom
RBARRES/AH

RE VI E|RMEE

For the year ended 31 December 2021 HZ—Z=—F+-A=+—HIFE

Class of share/
registered
capital held
iR,/
&R R

Ordinary

FRR
Non-voting
deferred ordinary
EREE
Non-voting
deferred founder

LSS
ERE

JRIERI L ARR
Ordinary
Ordinary

EBR
Ordinary

EAR

Ordinary

47. T EMB A RFE @)

Issued and

fully paid

share capital/
registered capital
ERTRAR
Ba/EHEL

HK$200
2007
HK$164,400
164,400

HK$1,000
1,000/ 7T

Uss$1
[E

HK$100,775,869.10
100,775,869.10 T
US$2,509,454

2,509,454% T

Uss$1
Ep

Proportion of
paid-up share capital/

registered capital

held by the Company
RAFMEHERE/
AMEXZEDH
Directly  Indirectly
HE B

- 100%

- 100%

- 100%

- 100%

- 100%
ZE-E5R

Principal activities

FEER

Property investment

Securities investment

B5RE
Investment holding

REER
Investment holding

RARE

Property investment

ES
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47. PARTICULARS OF PRINCIPAL
SUBSIDIARIES (contd)

Name of subsidiary

WEARER

Fair Eagle Finance Credit Limited

REERBRAF

Fair Eagle Futures Company Limited
REHGBRAT

Fair Eagle Securities Company
Limited
REFHFBRAT

Flying Ease Limited
AZERAT

Grade World Investment Limited

M REFRAA

Hillsborough Holdings Limited

Knightlights Property International
SA.

Place of
incorporation/

operation

AR SR

Hong Kong
A

Hong Kong
A

Hong Kong
A

British Virgin Islands
RARRES

Hong Kong
A

British Virgin Islands/
Hong Kong

ERERREE/BE

Luxembourg/
United Kingdom
ERE/5H

Class of share/
registered
capital held
iR/
AMEE R

Ordinary
8k

Ordinary
ik

Ordinary
EBR

Ordinary
8k

Ordinary

Ordinary

AR

Ordinary
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47. T EM B QA RAFHE @

Issued and

fully paid

share capital/
registered capital
ERTRAR
Ba/EHEL

HK$50,000,000
50,000,000/ 7

HK$5,000,000
5,000,000/

HK$228,000,000
228,000,000/ 7

Us$1
B

HK$2
287

Uss1

E

GBP33,000
33,0005 8

Proportion of

paid-up share capital/
registered capital
held by the Company
RARFBHERE/
AMEXZEDH
Directly  Indirectly
HE &

- 100%

- 100%

- 100%

- 100%

- 100%

- 100%

- 100%

Principal activities

FEER

Securities margin
financier
EHRECRE

Broking and dealing in
futures contracts
and provision of
advisory services

on futures contract
HEansek
EERRHSE

ANERRYE

Provision of brokerage
and advisory services
on securities

REE RS
REFLARE

Securities investment
BHRE

Securities investment

Property investment

Property investment



NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS #4& B iR KRHisE
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47. PARTICULARS OF PRINCIPAL 47. T EMB LA TFE®

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
iR,/ BRARAR RAFMEHERE/
WEAREE HMAY e &R R Ba/EHEL AMEXZEDH TEXK
Directly  Indirectly
HE B
Landrich (HK.) Limited Hong Kong Ordinary HK$1,000 - 100% Property investment
BR(EE)RRLA £ EBR 1,000/ 7T NERE
Lucky Way Company Ltd. British Virgin Islands/ Ordinary US$1 - 100%  Securities investment
(Business name: Hong Kong LRER B BHRE
Lucky Path Limited) RERERES/BA
(%7547 1 Lucky Path Limited)
Paul Y. Holdings Company Limited ~ Cayman Islands/ Ordinary ~ HK$70,715,005.70 100% - Investment holding
Hong Kong L@ER 7071500570 REZR
FRers,/ B
Perfect World Company Limited Hong Kong Ordinary HK$10,000 - 100% Estate management
BEVEEERRRRF BE EBR 10,0008 7T NEER
Pinwheel Investments Limited Hong Kong Ordinary HK$8 - 100% Property investment
AL EBR AR 9 Lk 8T NERE
River Court Properties Limited Isle of Man/ Ordinary GBP2 - 100% Property investment
United Kingdom EER 25 NERE
5B/ 5H
Speed Win Limited Hong Kong Ordinary HK$2 - 100% Property trading
LEBRAR ) EER 287 NEEE
- N N
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47. PARTICULARS OF PRINCIPAL 47. FEMB LA AFE®

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

iR,/ BRARAR RAFMEHERE/
WEAREE HMAY e &R Ba/EHEL AMEEZEDH TEXK

Directly  Indirectly

HE EfES
State Smart Limited British Virgin Islands/ Ordinary US$1 - 100% Property investment
AERRAA United Kingdom LR 1E7T NERE

EBARRES/HE
The House of Kwong Sang Hong Hong Kong Ordinary HK$500,000 - 1009%  Cosmetics distribution
Limited Bk LBk 500,000 7T and trading
BEZARAA fthmnERES
Tycoon Fame Limited British Virgin Islands Ordinary US$1 - 100% Investment holding
FRERAR ERBERHS EBR 1% REER
Wing Lee Development Limited Hong Kong Ordinary HK$2 - 100%  Securities investment
XARRBRAR D EER 287 BHRE
EXEGR)CEEEERAAS  PRC Registered US$500,000 - 100%  Property investment
(Evergo (Beijing) Corporate H AR 500,000 7 NERE
Management Co,, Ltd.)*

EXSUR)REBRARATS  PRC Registered 1S$20,000,000 - 100% Property trading
(Evergo Investment Counsel i AMER 20,000,000% T NEEE

(Beijing) Ca,, Ltd.)®

None of the subsidiaries had issued any debt securities subsisting at

the end of the reporting period or at any time during the reporting

period.

o Wholly foreign-owned enterprise

278 CHINESE ESTATES HOLDINGS LIMITED ~ ANNUAL REPORT 2021

A

SNEBERE

RImEMRINEARE AR - LEMERF
BITEAESES
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48. PARTICULARS OF PRINCIPAL ASSOCIATES 48. T ER& N FFH1E
EERANEEPHLE AT HEBESERERN

T o W TRAFIWAR T =_—F+=A
T+ AEAKECEEIEEREETE

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 2021

which principally affected the results or assets of the Group. Nl d=d i
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
Rt/ BRARAR DR RES
4 INCEE AR B 5 AMERER BRA/EMEE RAE 2D TEEH
Best Profit Limited Hong Kong Ordinary HK$1 250 Property investment
FEERAF Bk Lk 187 and trading
NEREREE
Direct Win Development Limited Hong Kong Ordinary HK$900 33.3300 Property trading
BRERBRAA Bk LB 900/ 7T NEEE
Finedale Industries Limited Hong Kong Ordinary HK$9,999 33.33% Property investment
EREXERAT D Lk 99997 NERE
Power Jade Limited British Virgin Islands/ Ordinary US$20 50% Investment holding
(Business name: Hong Kong Lk 20ET RAER
Power Jade Capital Limited) RBEARES /A
(¥HBaH -
Power Jade Capital Limited)
The Kwong Sang Hong Bermuda Ordinary HK$100,000 50% Investment holding
International Limited BEE LER 100,0007 7 RAER
RABMAEERAR PRC Registered US$24,920,000 50%  Property investment and
Oriental Arts Building Co, Ltd.* # HRER 24920,000% 7T hotel operation
NERBRBEEY
t Sino-foreign equity joint venture enterprise t PINE B

—2-—FEH
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49. STATEMENT OF FINANCIAL POSITION AND 49. XA BB B IR AR T R G

RESERVES OF THE COMPANY

Non-current assets IRBEE
Investments in subsidiaries WEBARIRE
Loans to subsidiaries WEARER

Current assets REEE
Amounts due from subsidiaries M/B AR REFIE
Other current assets HEMREEE
Bank balances RITHER

Current liabilities REBAE
Amounts due to subsidiaries KA B ARFIE
Other current liabilities HEMRsaE

Net current assets REEEFE

Total assets less current liabilities EEABERARBASE

Equity attributable to owners of AABEEARLEREER
the Company
Share capital LR
Capital redemption reserve [N
Other reserve E b
Retained profits RE =

Total equity RAEREE

Non-current liability ERBAE
Loans from subsidiaries WEBARIEE

Approved and authorised for issue by the board of Directors on
21 March 2022 and signed on its behalf by:

Chan, Hoi-wan BREl 88
Director s
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2021 2020

Note HK$'000 HK$'000
M TExT FHET
5,135,890 5,135,893

2,805,160 2,611,299

7,941,050 7,747,192

8,292,278 11,314,570

328 321

702,638 40,701

8,995,244 11,355,592

21,005 53,226

7,683 945

28,688 54,171

8,966,556 11,301,421

16,907,606 19,048,613

36 190,762 190,762
138,062 138,062

9 9

14,046,773 16,382,780
14,375,606 16,711,613

2,532,000 2,337,000

16,907,606 19,048,613

CREEEeN_Z__F="A_+—BHER
WigEEm  THTIESRREZCHRE

Lam, Kwong-wai MR
Director BE
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49. STATEMENT OF FINANCIAL POSITION AND 49. XA BB B R RR TR R GEE

50.

RESERVES OF THE COMPANY (contd)

Reserve movement of the Company

At 1 January 2020 R-ZE-_TF—-H—H
Loss for the year RNEEEE
Interim dividend for 2020 paid ENZZEZFHERE
Final dividend for 2019 paid ENZZ-NFRARE
At 31 December 2020 RZZE_TF+-A=+—H
Loss for the year REEEE
Final dividend for 2020 paid ENZZEZTFREARE
Unclaimed dividends forfeited SRR B 2 IR B

(note) (B 3E)
At 31 December 2021 R=-B=-—-F+=H=+—H

Note: Unclaimed dividends forfeited represented dividends declared by
the Company on or before 15 June 2015 remaining unclaimed by
shareholders of the Company on 3 September 2021. During the
year ended 31 December 2021, unclaimed dividends amounted
to approximately HK$11,605,000 (2020: nil) were forfeited and
transferred to retained profits.

AUTHORISATION FOR ISSUE OF THE
CONSOLIDATED FINANCIAL STATEMENTS

The consolidated financial statements were approved and authorised

for issue by the board of Directors on 21 March 2022.

(%)

KRB 2R BEEE
Capital

redemption Other Retained
reserve reserve profits
EABE 1 Htb ik R EF
HK$'000 HK$'000 HK$'000
FHET THET T
138,062 9 16,422,725

- - (1,793)

- - (19,076)

- - (19,076)
138,062 9 16,382,780

= = (2,328,536)

- - (19,076)
- - 11,605
138,062 9 14,046,773

BiaE - 5&%*%&@%@2&%\)}%2&@%%:2
ZERER T —FEAA=ZBIIKRER
2B - REE-_ZT-_—F+=-F=+
—HIEFEA DREERZBRESHE
#)%11,605,0008 T (ZE=ZF : #)
B2 M s SR BEF o

50. RETIRFEEMBRE

BEepRN T _F=ZA-+—BHERRK
BB BHRE -

—E--FFR EABExsE 281



