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CORPORATE PROFILE 2 A& /T

Guangdong - Hong Kong Greater Bay Area Holdings Limited (formerly
known as Hydoo International Holding Limited before 14 July 2020, the
“Company”, or “"GHKGBA Holdings”) is listed on the main board of the
Hong Kong Stock Exchange (stock code: 1396.HK) on 31 October 2013.
The Company’s corporate vision is to “empower the future of cities for
creating a better life”. The Company positions itself as a “new ecological
industrial city service provider”, with the aim of building a harmonious
industrial ecosystem that comprises mutually beneficial related parties,
such as customers, companies, governments, employees and the natural
environment, to deliver services to cities. The Company focuses on the
Guangdong-Hong Kong-Macao Greater Bay Area (the “Greater Bay
Area”), with the Greater Bay Area as its headquarters and a highland with
a strategic value, and also seeks opportunities to develop residential
and commercial projects with high-turnover rates in other regions of the
Mainland China, especially in the provincial capital cities.

Guided by the development strategies of the Greater Bay Area, the
Company carried out strategic restructuring in 2019 by bringing in
strategic shareholders, coordinating the sharing of the strong financial
resources of these new strategic shareholders, providing a diverse range
of industrial resources as well as for their operating experience to assist
the Company with its innovative development and industrial upgrade.
In 2020, the Company strategically upgraded into a “new ecological
industrial city service provider” based on the corporate gene of “driving
urban prosperity with industrial development”. In order to better serve
the national strategy of the Greater Bay Area, the Company developed
the new “YOUNGO” brand based on the original brand of Hydoo for trade
centre business, implemented dual-brand operation and also change
name to Guangdong - Hong Kong Greater Bay Area Holdings Limited.

The Company continues to develop the trade centre business under the
brand of “HYDOO", while expanding various business sectors under the
brand of “YOUNGOQ”, such as high-end housing, urban renewal, etc. With
an “industry-driven” development philosophy, the Company aims to
boost urban development with industries, revive industries with urban
development and vigorously promote the integration of industry and
urban development, the integration of urban and rural areas as well as the
revival of rural areas.
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Corporate Positioning - New Ecological Industry City Service Provider EETE — FTAERREN AR

Corporate Vision - Empowering the future of cities for creating a better life EBES-HERMRER MIETEE

Entrepreneurship — Learning ability is competitiveness TEBRE-BBNIRERFES
Core value - Integrity, innovation, excellence and win-win results ZOEE-#E - BIF - 28 KR
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2020 HONORS AND AWARDS 2020 EE &8 |7 8815

Ranked 19th among Top 50 Real Estate Enterprises in the Greater Bay Area
in 2020;

Awarded the Comprehensive Industry Development and Service Brand for
China Real Estate with an Impact for 2020;

Awarded the Best PR Award (Individual) under the Golden Hong Kong
Stocks Awards;

Won the title of Outstanding Issuer of Chinese Offshore Bonds under the
Real Estate Category from Duration Finance;

Won the title of Benchmark Developer for Open and Transparent
Procurement;

Won the title of Private Enterprise with Major Contributions to the fight
against the COVID-19 epidemic in Jiangxi Province;
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MAJOR EVENTS OF 2020 2020 E KEC

SUCCESSFUL RENAMING AS GUANGDONG - HONG
KONG GREATER BAY AREA HOLDINGS LIMITED

The Company was officially renamed as “Guangdong - Hong Kong Greater
Bay Area Holdings Limited”, and the new English logo YOUNGO was
adopted across the board, marking a new chapter of GHKGBA Holdings in
charting its new course of fruitful and robust development.

IMPLEMENTATION OF THE GROUP’S NEW STRATEGY

The Group repositioned itself as a “new ecological industrial city service
provider” with a focus on the Greater Bay Area, representing the successful
strategic transformation and industry upgrade of the Group and guiding
the direction of the Group to strengthen and expand its sound business
development in the long run.

FOCUSING ON THE GREATER BAY AREA AND
ACQUIRING NUMEROUS PROJECTS IN THE GREATER
BAY AREA

The Group adhered to the intensive strategy of focusing on the Greater
Bay Area, and successfully acquired numerous projects in the Greater Bay
Area, achieving a broad-based increase in land bank in the Greater Bay
Area.

PROCEEDING WITH EQUITY AND BOND FINANCING
SMOOTHLY

By tapping into and using multiple financing channels such as issuing
offshore US$ bonds and new shares, the Group established a good
reputation for GHKGBA Holdings in the capital market and secured funds
to safeguard the business operations of the Group.
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MAJOR EVENTS OF 2020 2020 E KEC

GRANTING SHARE OPTIONS

The Group established and improved the long-term and effective incentive
mechanism by granting share options, which fully boosted the initiative
of employees and effectively aligned the interests of shareholders and the
Company with employees, with the Company’s long-term development
becoming a common concern.

HOLDING THE FIRST IMPRESSIVE CONFERENCE FOR
COLLABORATIVE PARTNERS

A conference entitled “Gathering GBA Symbiotic Ecology Innovating
Future” for collaborative partners of GHKGBA Holdings was successfully
held on 27 December 2020 in Shenzhen Qianhai by the Group. It reflected
to the outside world the Group’s determination and capability in focusing
on the Greater Bay Area, carrying in-depth development in cities and
strengthening and expanding its business development, boosted the
confidence of collaborative partners, investors, the media and employees,
and fully showcased its reputable corporate image and brand image.
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MAJOR EVENTS OF 2020 2020 E KEC

INNOVATIVELY INITIATING THE FIRST COHORT OF
TOP-TIER TALENT CLASS

The Group officially launched its strategic talent planning in early 2020
by innovatively initiating the top-tier talent class, followed shortly by the
outstanding intern recruitment scheme. The Group built its YOUNGO
talent management brand in an all-round manner, so as to secure a talent
pool and strong intellectual support for safeguarding the speedy and
sustainable development of the Group.

GOING DIGITAL TO EFFICIENTLY HELP THE GROUP
TRANSFORM AND UPGRADE

The Group officially embarked on its digital journey in early 2020 and
joined hands with Ming Yuan Cloud, a leading real estate digital service
provider in Mainland China in adopting the “management + IT” model for
the Group to go digital and enhance its core business in terms of refined
management and control.

fAFTE RS AT H ]

2020F W) - REIIEXRIB) T AA BARE AR B TIE -
BT EI R AL ] BEENMBEEA |
HEErE - 2FUEEEEEASERERE  AS
ERREAUFELERERRINASTRENESE
NHVE N -

HFiLExENM HRESE AR

202041 - REIEARMEBBFCER  BFER
WEHBFCRBEMNERARE - BEZOEKRKE
wEZEA - KAIEEHTIWEITESENE
VE(

ANNUAL REPORT 2020 £ % 7



N
S R

8

"N

MAJOR EVENTS OF 2020 2020 E KEC

LAUNCHING INITIATIVES UNDER THE 2021 QUALITY
ENHANCEMENT YEARIN FULL SWING

The Group decided to set 2021 as its Quality Enhancement Year to
boost the Group’s brand image in every aspect by achieving significant
enhancement in product quality and service quality through its quality
enhancement strategy.

2 E2021 /I ERFAE [B%

SEK021FREEASEN RERF] BB
mERITEE  BREMDEAREN  RERE
KTt 2h R EERETR

GUANGDONG — HONG KONG GREATER BAY AREA HOLDINGS LIMITED 278 &422 i 5 [R A A



BOARD OF DIRECTORS

Executive Directors

Mr. Wong Choi Hing (Chairman)

Mr. Zeng Yunshu (Co-Chairman)

Mr. Cai Hongwen (Co-Chairman and former chief executive officer
(the “CEQ”)) (resigned as CEO on 9 June 2020)

Mr. Yang Sanming (CEO)
(appointed on 9 June 2020)

Mr. Wang Dewen (Co-CEO)

Independent Non-executive Directors

Mr. Zhao Lihua
(passed away on 23 December 2020)
Mr. Lam Chi Yuen Nelson
Mr. Yue Zheng
Mr. Dai Yiyi
(appointed on 19 March 2021)

AUDIT COMMITTEE

Mr. Lam Chi Yuen Nelson (Chairman of the Audit Committee)
Mr. Yue Zheng
(appointed on 20 March 2020)
Mr. Zhao Lihua
(passed away on 23 December 2020)
Mr. Dai Yiyi
(appointed on 19 March 2021)

NOMINATION COMMITTEE

Mr. Zhao Lihua (Former chairman of the Nomination Committee)
(passed away on 23 December 2020)

Mr. Zeng Yunshu

Mr. Yue Zheng

Mr. Dai Yiyi (Chairman of the Nomination Committee)
(appointed on 19 March 2021)

REMUNERATION COMMITTEE

Mr. Yue Zheng (Chairman of the Remuneration Committee)
Mr. Wang Dewen
Mr. Lam Chi Yuen Nelson
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CORPORATE INFORMATION 2 B & #}

COMPANY SECRETARY

Mr. Chan Sze Hon

(resigned on 1 July 2020)
Mes. Liang Lina

(appointed on 1 July 2020)

AUTHORISED REPRESENTATIVES

Mr. Zeng Yunshu
Mr. Chan Sze Hon

(resigned on 1 July 2020)
Mes. Liang Lina

(appointed on 1 July 2020)

REGISTERED OFFICE

PO Box 309

Ugland House

Grand Cayman KY1-1104
Cayman Islands

PRINCIPAL ADMINISTRATION AND MANAGEMENT
CENTERS IN THE PRC

Level 42, Block E

China Resources Land Building
No. 18 First Dachong Road
Nanshan District

Shenzhen, the PRC

PRINCIPAL PLACE OF BUSINESS IN HONG KONG

Suite 2305, 23/F

Prudential Tower

The Gateway, Harbour City
Kowloon, Hong Kong

PRINCIPAL SHARE REGISTRAR
Maples Fund Services (Cayman) Limited
P.O. Box 1093, Boundary Hall

Cricket Square

Grand Cayman, KY1-1102

Cayman Islands
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Maples Fund Services (Cayman) Limited
P.O. Box 1093, Boundary Hall

Cricket Square

Grand Cayman, KY1-1102

Cayman Islands
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BRANCH SHARE REGISTRAR IN HONG KONG

Computershare Hong Kong Investor Services Limited
Shops 1712-1716, 17th Floor, Hopewell Centre

183 Queen’s Road East, Wanchai

Hong Kong

AUDITORS

KPMG
Public Interest Entity Auditor registered in accordance with
the Financial Reporting Council Ordinance

PRINCIPAL BANKERS

Bank of China
China Construction Bank
Agricultural Bank of China

LISTING INFORMATION
Share Listing

The Stock Exchange of Hong Kong Limited
Stock code: 1396

Senior Notes Listing

The Company'’s 14.00% 2 years senior notes due 2021
Singapore Exchange Securities Trading Limited

COMPANY'S WEBSITE

www.hydoo.com.cn

INVESTOR RELATIONS

Telephone: (86) 755 8283 3533
Fax: (86) 755 8283 2005
Email: ir@hydoo.com.cn
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CHAIRMAN'’S STATEMENT =B &

Dear shareholders,

On behalf of the board of directors (the “Board”) of Guangdong - Hong
Kong Greater Bay Area Holdings Limited (“GHKGBA Holdings”, the
“Company”, “we”, or “our”), together with its subsidiaries (the “Group”), |
hereby present the annual report of the Group for the financial year ended

31 December 2020 (“FY2020" or the “Year”).

OPENING A NEW CHAPTER IN THE FIRST YEAR OF
STRATEGIC UPGRADE

Enterprises are products of the times as they ride on the tailwinds of
the times to thrive. GHKGBA Holdings, which dates back to 1995, has
benefited from the prosperity of the domestic economy and the rapid
development of urbanization. After more than 25 years of efforts, it has
developed into a leading trader center developer and operator in China,
bringing commercial prosperity to the cities where it operates, creating
jobs and taxes, and providing convenience for urban residents. Yet, we
have seen transformation of the macroeconomic structure, deepening
urbanization, evolving population structure and changes in people’s living
habits at the macro level, and frequently renewed regulations, tightening
financing conditions, squeezing profitability and intensifying competition
at the industry level. To embrace such changes and follow the trends, we
introduced new strategic shareholders in 2019 and upgraded our strategy
in 2020, forming a strategy system of GHKGBA Holdings for the new era.
We will open a new chapter with a brand-new aspiration.

Subsequent to the passing of a special resolution approving the proposed
change of company name by the shareholders of the Company held
on 14 July 2020, the English name of the Company has been changed
from “Hydoo International Holding Limited” to “Guangdong - Hong
Kong Greater Bay Area Holdings Limited” and its Chinese name has been
changed from “3& {2 BB ZERR B R A 7] to “E B &R BR A A" The
Board believes that the new English and Chinese names of the Company
will better reflect and highlight the Company'’s strategic business plan,
and provide the Company with a new corporate image which will benefit
the Company’s future development.
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After the strategic upgrade, GHKGBA Holdings is now positioned as a
“new ecological industrial city service provider”, with an aim to build an
industrial ecosystem with win-win outcomes for customers, enterprises,
governments, employees, natural environment and other stakeholders.
Meanwhile, we will build a new ecological industrial city service system
to support our corporate positioning, uphold the “industry-driven”
development philosophy, inherit the corporate gene of “driving urban
prosperity with industrial development”, and seize the needs of the times
for “urban industrial upgrade”. Focusing on industrial development, we
will make full use of our shareholders’ rich experience and resources to
enhance our core competitiveness, promote our sound development,
and facilitate urban upgrading. The Group focuses on the Greater Bay
Area for strategic development, so it is headquartered and strategically
rooted in the area, and also seeks opportunities to develop residential
and commercial projects with high-turnover rates in other regions of the
Mainland China, especially in the provincial capital cities.

To achieve our strategic objective, we need a strong and efficient team
to implement it. And the foundation of a strong team is a good corporate
culture where all members share common values and beliefs, help each
other and fight together as one. After the strategic upgrade, the Group
has the core values of “integrity, innovation, excellence and win-win”, the
corporate spirit of “regarding learning ability as a competitive strength”,
and the work philosophy of “studying hard, being positive and passionate,
working happily and living healthily”.

GREAT IMPROVEMENT IN PERFORMANCE AND INITIAL
RESULTS IN TRANSFORMATION

In 2020, faced with the headwinds of novel Coronavirus (“COVID-19")
outbreak, complex macro environment, tightening industry regulation
and intensifying competition, GHKGBA Holdings, with a focus on self-
improvement, deepened the construction of a management system
based on its new strategy and completed the development and
implementation of nine institutional systems in line with the new strategy,
including a comprehensive budget system, a power and responsibility
system, a planning management system, an IT system, an inventory value
management system, an preliminary planning system, an operation
meeting system, an organizational performance appraisal system
and a special incentive system. The application of these management
systems will help the Group reduce business risks, ensure the efficient
implementation of various tasks, improve performance and achieve goals,
and provide a strong guarantee for its healthy development.
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CHAIRMAN'’S STATEMENT =B &

During the Year, the Group recorded contracted sales amount of
approximately RMB4,210 million, exceeding the annual target. The
Group’s revenue and gross profit amounted to approximately RMB3,737.2
million and RMB1,286.7 million, increased significantly by 136.0% and
124.6%, respectively, as compared to FY2019 (revenue and gross profit
for FY2019: RMB1,583.3 million and RMB572.9 million, respectively). Basic
earnings per share for FY2020 was approximately RMB8.4 cents (FY2019:
basic loss per share of RMB6.8 cents), representing a strong turnaround
from loss to profit.

In addition, the Group developed new commodity trade business in
FY2020, and generated gross transaction amount of approximately
RMB575.0 million, the net profit of which was recorded as revenue of the
Group. The Group expected to implement the centralized procurement
for the Group’s property development and develop supply chain business
through this platform.

PRACTICING THE GREATER BAY AREA-FOCUSED
STRATEGY BY LANDING URBAN RENEWAL PROJECTS
IN THE AREA

The focus of urban development has gradually shifted from urban
expansion to urban renewal. Urban renewal is another way for real estate
enterprises to acquire land and maintain the growth of land bank in cities
where land is in short supply. According to the policies for urban renewal
in the Greater Bay Area, urban renewal projects have been vigorously
promoted from top to bottom in recent years.

The Greater Bay Area is the strategic focus of the Group, and urban
renewal is the top priority among the business segments of the Group.
As at the date of this annual report, we have acquired and followed up
with seven urban renewal projects and high-end housing projects in
the Greater Bay Area, with strategic layout in Shenzhen, Dongguan and
Huizhou, which are expected to contribute gross floor area (“GFA”) of
approximately 1.68 million sq.m. for the Group. In addition, we acquired
residential and commercial projects with GFA of approximately 0.92
million sg.m. in the areas adjacent to the Greater Bay Area, including one
project in the “Shen-He Special Cooperation Zone”, one project in the
“Shen-Shan Special Cooperation Zone” and one project in Meizhou City.
The aforesaid ten projects in the Greater Bay Area and areas adjacent to
it are expected to contribute additional GFA of approximately 2.6 million
sg.m. for the Group. The above represents a solid step of the Group in the
strategy of focusing on the Greater Bay Area and a key milestone for the
Group to take root in the Greater Bay Area. We will strive to build these
projects into landmark projects and make our projects more attractive
and competitive. These projects are expected to quickly contribute to the
Group's performance and facilitate the Group’s high-quality development.
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CREATING A QUALITY LIFEIN A YEAR OF QUALITY
IMPROVEMENT

The achievement of our targets for 2020 as scheduled was attributed to
the upgrading of our corporate strategy and corporate culture which
redefines our development direction for the new era and brings upbeat
morale and from the upgrade of the Group’s operations and management.

2021 marks the first year of China’s 14th Five-Year Plan and the first year
for China to embark on a new journey of building a socialist modern
country in an all-round way. The competition among players in the
industry is increasingly multidimensional. The era of single product
planning has come to an end, and the era of comprehensive strength
competition has arrived.

Comprehensive competition requires a full range of capabilities. The
Group has designated 2021 as its “Quality Improvement Year” in which
the quality improvement strategy is implemented to greatly improve
product and service quality. Specifically, we will improve the planning
quality, design, engineering, construction safety, property services,
marketing, commercial management and brand promotion, so as to
improve the Group’s overall quality and capabilities. Meanwhile, we will
prioritize project company management and project construction as
the “No.1 Project” of the Group. Guided by six themes - “investment,
production, operations, marketing, services and development”, we will
make breakthroughs in full-process project operations and services and
achieve the healthy development goal of having all employees monitor
and serve projects, in a drive to promote the leap-forward development of
the Group.

PRACTICING SOCIAL RESPONSIBILITY AND
COEXISTING WITH CITIES TO CREATE A CENTURY-LONG
FOUNDATION

As a company growing up in the process of urbanization, GHKGBA
Holdings has been gratefully giving back to the society and fulfilling
its corporate social responsibility for 25 years. In a continuous effort
to contribute to poverty alleviation, we built and donated money
and materials to Hope Primary Schools, and supported poor areas
in developing local characteristic industries. In the fight against the
COVID-19 pandemic, the Group’s headquarters and project companies
promptly donated money and supplies to help those in difficulty. This is
part of our efforts of participating in public welfare activities as a lifelong
cause.
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In the view of GHKGBA Holdings, the high-quality development of an
enterprise is inseparable from the high recognition of society. We will
embark on a new journey to coexist and thrive with cities. Upholding
the corporate vision of “empowering the future of cities and creating a
better life”, we will continue to maintain high-quality and sustainable
development, and execute our corporate positioning as a “new
ecological industrial city service provider”, and build a harmonious
industrial ecosystem with win-win outcomes for customers, enterprises,
governments, employees, natural environment and other stakeholders to
serve cities, with a view to building a century-long foundation for GHKGBA
Holdings.

APPRECIATION

Lastly, on behalf of the Board, | would like to take this opportunity to
express my sincere gratitude to our valued shareholders, customers and
business partners for their trust and support. | would also like to thank all
our staff for their professionalism and wholehearted commitment.

Wong Choi Hing
Chairman

Hong Kong, 29 March 2021
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OVERALL PERFORMANCE

Despite the outbreak of the COVID-19 pandemic in 2020, the Group had
recorded a growth in revenue and profit as compared to FY2019. The
Directors are of the view that, COVID-19 did not have a material impact on
our operations and financial performance during FY2020. However, given
the uncertainties in the future developments of the COVID-19, the Group
will be cautious to monitor the Group’s on-going operations and financial
performance, in particular, the cashflow position of the Group, to ensure
the Group has sufficient reserves in maintaining its daily operations
while seeking opportunities to expand its market share in the property
development market in the People’s Republic of China (“PRC").

In battling the COVID-19, the management team of the Company had
taken prompt action in protecting the Group’s employees, customers
and other stakeholders by putting in place various measures to prevent
the spread of COVID-19, including temperature checks, social distancing
measures, work-from-home policies, etc.. The Group has actively fulfilled
its corporate social responsibility by procuring over 1.2 million medical
masks of various types and a considerable number of medical ventilators,
protective clothing, testing kits, thermometers and gloves in support of
medical professionals battling the COVID-19 in different regions at the
Mainland China.

During FY2020, the Group’s revenue was RMB3,737.2 million, representing
an increase of 136.0% over FY2019 (FY2019: RMB1,583.3 million), the gross
profit was RMB1,286.7 million, representing an increase of 124.6% over
FY2019 (FY2019: RMB572.9 million), the net profit was RMB356.3 million
(FY2019 net loss: RMB277.3 million), representing a strong turnaround
from loss to profit, and the basic earnings per share was RMB8.4 cents
(basic loss per share for FY2019: RMB6.8 cents).

As one of the most open and economically dynamic regions in China,
Greater Bay Area has an important strategic position in China’s overall
development. In 2020, the Group closely followed the national strategy,
sparing no effort to promote the project development in the Greater Bay
Area at the critical moment when the construction of Greater Bay Area
was fully launched. Seizing the opportunity of urban renewal, the Group
will extensively participate in the construction and development of the
cities within the Greater Bay Area, especially in Shenzhen, Dongguan and
Huizhou.
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In addition, we also seek opportunities to develop residential and
commercial projects with high-turnover rates in other regions of the
Mainland China, especially in the provincial capital cities.

With regard to our old trade centres business, we proactively revitalize
the assets and accelerate the turnover through various ways, including
changing the land usage from commercial to residential, changing the
product type from trade centres to service apartments and commercial
villa with living function, co-developing with other partners, and
customizing products to certain customers and so forth.

BUSINESS REVIEW

Facing the challenges brought by the COVID-19 pandemic and the
complex and ever-changing domestic and foreign environment, the
Group, on one hand, focused on prevention and control of COVID-19
pandemic, and on the other hand, worked hard on resumption of work
and production to support the steady recovery of sales performance.
Especially the real estate sales market started to recover quickly after the
COVID-19 was under control in the second quarter, the sales performance
of the second half of FY2020 hit a high record and materially increased
compared to the first half of FY2020. During the Year, the contracted
sales of the Group reached approximately RMB4,210 million, with the
contracted sales area of approximately 680,000 sq.m, exceeding the
annual target. Details of contracted sales breakdown for the Year by
region are as follows:

O B EFEAREEMRE  LTEARES
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Contracted Contracted

sales amount sales area

Region B EHHESE EHRHEERE

(RMB’'million) (sq.m."0000)

(ANEBBE&ET) (BFTK)

North China Region Bl 1,999 31

Western China Region bl 1,592 29

Central China Region &R 1 460 6
The Greater Bay Area and areas 2R REEmEyT R

adjacent to it 158 2

Total aF 4,209 68
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Among the above contracted sales amount, sales from residential
properties accounted for approximately 66%, and sales from commercial
and other properties accounted for approximately 34%. Furthermore,
the Group strategically focus on the Greater Bay Area in FY2020, and the
new projects acquired in the Greater Bay Area and areas adjacent to it are
expected to generate contracted sales amount in year 2021 and a higher
proportion in sales from residential properties.

The Group closely follows the urban renewal policies and city
development plans in the Greater Bay Area, and expects to achieve a full
coverage of “Three Olds” urban redevelopment - old towns, old villages
and old factories. During the Year and up to the date of this annual
report, adhering to the strategic focus in the Greater Bay Area, the Group
acquired and followed up with seven urban renewal projects in Shenzhen,
Dongguan and Huizhou, including Pingshan project in Shenzhen, Yantian
project in Shezhen, Dajiang project in Tangxia town of Dongguan, Dahu
project in Tangxia town of Dongguan, Huahai project in Tangxia town of
Dongguan, Humen project in Dongguan and Daya Bay project in Huizhou,
which are expected to contribute GFA of approximately 1.68 million sq.m.
for the Group.

In addition, the Group also paid attention to projects with high-turnover
rates in other regions of the Mainland China, especially in the provincial
capital cities. During the Year and up to the date of this annual report,
the Group acquired commercial and residential projects with estimated
GFA of approximately 1.53 million sq.m., including two projects in the
provincial capital cities (Hangzhou and Nanning), one project in the “Shen-
He Special Cooperation Zone”, one project in the “Shen-Shan Special
Cooperation Zone” etc.
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During the Year and up to the date of this annual report, the Group
acquired additional land bank of approximately 1.89 million sq.m.,
approximately 66% of which locates in the Greater Bay Area and area
adjacent to it. The total land bank of the Group was approximately 8.92
million sg.m. and approximately 11.4 million sq.m. (including projects
secured but pending confirmation of the land use rights) as at 31
December 2020 and at the date of this annual report, respectively. The
Group’s abundant and high quality land bank provides a solid foundation
for its sustainable growth and development.

Details of the land bank breakdown as at 31 December 2020 by region
and development stages are as follows:

REARERFRH - NREBEFFER T MFEE
#91898 F 5K » E A 4)66%{L A A & @ & A &
TR - F2020F 1231 H RAFHRZH » &N
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As at 31 December 2020
# 12020 12831H

Estimated

Estimated GFA

Undelivered GFA of properties

saleable GFA of properties planned

of completed under for future
properties development development Land bank
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AHE fhat E Sy
Region B BEEEE BEEMEME HEEEE T i fEE
(sq.m."0000) (sq.m."0000) (sq.m."0000) (sq.m."0000)
(BFHK) (BFHK) (8BFHK) (8BFHK)
Central China Region & 1 43 18 187 248
Western China Region [iEE e 46 117 250 413
North China Region i@ 27 59 929 185

The Greater Bay Areaand  RJZ[E [ &R R 5T [E 13

area adjacent to it 3 26 17 46
Total st 119 220 553 892

Among the above land bank of the Group of approximately 8.92 million
sg.m as at 31 December 2020, the land bank of residential properties
accounted for approximately 42.3%, and the land bank of commercial
and other properties accounted for approximately 57.7%. Adhering to the
strategic focus in the Grater Bay Area, the Group acquired new projects
mainly with the land usage of residential in the Greater Bay Area and area
adjacent to it subsequently, and up to the date of this annual report, the
total land bank of the Group is expected to be approximately 11.4 million
sg.m. (including projects secured but pending confirmation of the land use
rights).
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OUTLOOK

Since the outbreak of the COVID-19 pandemic from early 2020, economic
activities and daily lives have been affected to varying degrees, and had
impacted the Chinese real estate market and the operation of real estate
companies. With the COVID-19 pandemic under control in the second half
of 2020, the overall operations of Chinese real estate companies gradually
recovered. Under the influence of the slowdown in industry growth and
the COVID-19 pandemic, competition in the Chinese real estate market
has further intensified.

At the same time, the Political Bureau of the Central Committee has further
reiterated policy tone of “housing is for living in, not for speculation” to
better implement the long-term control objectives of stabilizing land
prices, housing prices and expectations. We believe that the current
regulatory policies will not undergo large-scale adjustments, but local
governments will adjust policies in accordance with actual conditions
of the COVID-19 pandemic to better implement the goal of stable and
healthy development of the real estate market.

The Group will actively adjust its strategy in accordance with market
changes, focus on the Greater Bay Area and the proximate circle of the
Greater Bay Area. The Group will also accelerate the transformation of
urban renewal projects, continue to improve the standardization system
requirements on product design, operation and safety management
to progress towards delicacy enterprise management, enhance brand
competitiveness, improve operational efficiency, elevate customer
satisfaction and promote sustainable and high-quality development so as
to bring stable and long-term returns to the Shareholders and investors.
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FINANCIAL REVIEW

The Group'’s revenue mainly generated from property sales, property
management services, rental income and others, among which, revenue
from the property sales accounted for approximate 96.2%. In FY2020,
the Group’s total revenue was approximately RMB3,737.2 million,
representing an increase of approximately RMB2,153.9 million or 136.0%
over approximately RMB1,583.3 million in FY2019, which was mainly due
to an increase in recognized property sales revenue, driven by an increase
in aggregate GFA of the properties delivered during the Year.

In addition, the Group developed new commodity trade business in
FY2020, and generated gross transaction amount of approximately
RMB575.0 million, the net profit of which was recorded as revenue of the
Group. The Group expected to implement the centralized procurement
and the supply chain business for the Group’s property development
through this platform.

Sales of Properties

Despite the adverse impact of the outbreak of the COVID-19 pandemic
in 2020, the Group’s revenue generated from property sales for FY2020
achieved a large growth, mainly as a result of the steady property
contracted sales, and the timely delivery of property units benefit from the
efficient project construction management system. In FY2020, the Group's
revenue from the property sales was approximately RMB3,595.0 million,
representing an increase of approximately RMB2,172.0 million or 152.7%
over approximately RMB1,423.0 million in FY2019. The average sales
price increased by RMB667 per sg.m., or 13.0%, from RMB5,115 per sg.m.
for FY2019 to RMB5,782 per sg.m. for FY2020, and the GFA of properties
delivered was 622,000 sq.m. for FY2020, representing an increase of
approximate 344,000 sq.m., or 123.7% over approximately 278,000 sq.m.
for FY2019.

Property Management Services

In FY2020, the Group’s revenue from property management services was
approximately RMB70.6 million, representing an increase of approximately
RMB?7.0 million or 11.0% over approximately RMB63.6 million in FY2019.
Such increase was mainly due to the increase in the property management
areas.

Revenue from Other Sources

Revenue from other sources represented rental income generated from
the leasing of investment properties and other properties. In FY2020, the
Group's revenue from other sources was approximately RMB41.0 million,
representing a decrease of approximately RMB15.2 million or 27.0% over
approximately RMB56.2 million in FY2019. The decrease was mainly due
to decrease in the leased area.

RA 35 O] R

REBMBAETZRRRMERE - MEEER
% HeWAREM - Ei - 20208 BFEHD
HEEEW AR 4996.2% ° 20208 BHEE - AEE
FU AL B AR#E3,73728 87T © 820198 B
EHRAHDAREE5833FETIEINT ARELD
2,539 BT » #£K136.0% ' TERAZFAR
NYFEBEEMBELN  SYEHEERKAR
FrEFt ©

O AEER2020RFERRTAFREME
FHHFER  EERRZERHARES75.088
7T BREBEOFNEFAT AEENEKA - K
SEEABBAZTERLAEENMEREER
SPRBEEG RHEERR -

YEHE

BEAR2020F ST R IEH IR T AEFE - SHRF
BETHANNE  UERSBNEIEBEEBRES
REVERIZIE XM - ANEE 20200 BEE Y E
HEWAER T AIBIER - 2020 UFE - ANE
BHMEHEWAL B AREEI50508 8T @ 8
2019 R F EH A AR EN,423.08 & TN T 49
ARB217208E L © 18K 1527% - FHIHEE
BR2019 B FERNARES157TEF 5 KIE
myARBe67 BT ITK - #BK13.0%  EAR
#5782 EF K - MEINEEN6228F
Ko 20198 BRAF S M #927.8 8 S oK AN T 4
3448 F K - #5K123.7% ©

YEEERHE

200N E - AEBEMYWEEERE AL
BARE706E ST B20190BHFEEHNHAR
BesemBELIEMT ARBLYN708E L K
11.0% - ZEEFTERHNYEEIEE B INFT
@(o

AMKIFUA

H R RWAEHERENEREMYWEES
AW A ° 2020 FE - AEBEAH MK
TFRURAL B AREA0BETT » B20199BFE
WHARES6.2BBILRPHARE152EE T -
827.0% * 2B EBEENHEmEER AT

GUANGDONG — HONG KONG GREATER BAY AREA HOLDINGS LIMITED B &&= iR AR A 7



o

MANAGEMENT DISCUSSION AND ANALYSIS EIEEsim R 247

The cost of sales mainly encompassed land cost, construction cost,
capitalized interest of the Group and government grants credited to cost
of sales. In FY2020, cost of sales was approximately RMB2,450.4 million,
representing an increase of approximately RMB1,440.0 million or 142.5%
over approximately RMB1,010.4 million in FY2019. The increase in the cost
of sales was mainly due to the increase in GFA of properties delivered by
the Group during the Year.

In FY2020, the gross profit of the Group was approximately RMB1,286.7
million, representing an increase of 124.6% from approximately RMB572.9
million in FY2019. The increase in gross profit was mainly due to the
increase in property sales during FY2020. The Group’s gross profit margin
was approximately 34.4%, which was similar to that recorded in last year.

Other income decreased by RMB156.5 million, or 76.8%, from RMB203.7
million for FY2019 to RMB47.2 million for FY2020. The decrease was mainly
due to the net gain on disposal of subsidiaries of approximately RMB187.1
million in FY2019, while no such income was recorded during FY2020.

In FY2020, the Group took more emphasis on refined management, and
implemented of a series of measures to reduce expenses and improve
efficiency. As a result, the administrative expenses of the Group decreased
by approximately RMB121.9 million, or 23.4%, from RMB520.5 million for
FY2019 to RMB398.6 million for FY2020, and the selling and distribution
expenses of the Group decreased by approximately RMB1.0 million, or
0.8%, from RMB116.4 million for FY2019 to RMB115.4 million for FY2020.
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During FY2020, the impairment loss on financial assets measured at
amortization cost of approximately RMB28.1 million (FY2019: RMB21.3
million) was recognized by the Group, representing the (a) impairment
loss on trade and other receivables of approximately RMB28.7 million
(FY2019: RMB17.7 million); (b) reversal of provision for impairment loss
on finance lease receivables of approximately RMB0.6 million (FY2019:
reversed RMBO.2 million); and (c) impairment loss on non-current assets
of approximately nil (FY2019: RMB3.8 million). The amount reflected
the expected credit losses recognized by financial assets measured at
amortization cost in FY2020.

The Group'’s investment properties carried at fair value as at 31 December
2020 were valued by Jones Lang LaSalle Corporate Appraisal and Advisory
Limited, an independent firm of surveyors. During FY2020, a fair value
gain of RMB209.4 million (FY2019: RMB Nil) upon the transfer of inventory
to investment properties had been recognized in the consolidated
statement of profit or loss. On the other hand, there was a loss of RMB37.1
million (FY2019: loss of RMB77.5 million) on the fair value of the existing
investment properties during the Year due to the impact of the COVID-19
pandemic.

In FY2020, the finance costs of the Group were approximately RMB276.8
million, representing an increase of 21.2% from approximately RMB228.3
million in FY2019. The increase was mainly due to the increase of senior
notes for the Year.

Income tax expenses comprised PRC corporate income tax (“PRC CIT")
and PRC land appreciation tax (“PRC LAT"). In FY2020, the PRC CIT and
the PRC LAT of the Group were RMB133.6 million and RMB198.8 million,
respectively. The total income tax expenses for the Year amounted to
RMB369.6 million.

The total income tax expenses increased by RMB236.7 million, or 178.1%,
from RMB132.9 million for FY2019 to RMB369.6 million for FY2020. Such
increase was primarily due to the effect of the increase in PRC CIT and
PRC LAT caused by increased recognition of property sales compared to
FY2019.

20200 F[E - NEEERIZHEHEKAGTEN
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W IEREER AR 2878 & 7t (20198 B 4F
B ARE1778E87T) : (b))t EHE e W IER
EEEER ARB6EEITL(2019MKBFE « &
BIARB02EET) : ROEMIEREEERE
FEIEARBZITQ09BTE : ARK38ES
TL) ° s & RARM T 202081 BUF B IR B A AT &
e mEERRNTEREAEE -

HZE2020F12 8318 © B ASAARFEHT
PEIERBZAERAANEAEBREDELA
BEEBEITE o K200 BT E - A0HBEERR
FEEESREMERR T ARE200485ETH
NABEWE QI BERE : ARBZIT) - 5—
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MAREEEBEBAREZIEET(20198 K F
B BEARK77SEET)
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In FY2020, the Group’s net profit was approximately RMB356.3 million,
while in FY2019, the Group incurred a net loss of RMB277.3 million. The
net profit position recorded for the Year was mainly due to the increase in
revenue and the effective cost control.

As at 31 December 2020, the Group’s interest in joint ventures amounted
to RMB131.6 million (31 December 2019: RMB134.8 million), mainly
representing the Group’s interest in Hydoo Best Group Co. Ltd (“Hydoo
Best”) of RMB125.4 million (31 December 2019: RMB125.8 million). As
disclosed in the section headed “Management Discussion and Analysis” in
the annual report for the years ended 31 December 2018 and 2019, there
was a loss on the interest in Hydoo Best held by the Group.

The directors of the Company (the “Directors”) expect that the Group will
be able to recover part of its interest in Hydoo Best by applying public
auction of the land pieces still held by Hydoo Best based on the legal
opinion obtained from an external legal counsel. With reference to the
fair value of these land pieces which were assessed by the Directors based
on a valuation report prepared by external valuers, the Group has made a
provision for impairment loss of RMB19.8 million on the interest in Hydoo
Best and a specific loss allowance of RMB19.6 million on the amount
due from Hydoo Best in 2018. Based on the fair value of the land pieces
assessed as at 31 December 2020, the Directors considered that no further
provision for impairment loss was necessary during the Year.

As at 31 December 2020, other non-current assets of the Group amounted
to RMB337.9 million (31 December 2019: RMB404.8 million), representing
the (a) financial assets measured at FVTPL amounted to RMB337.9 million
(31 December 2019: RMB269.3 million), the increase in the balance
represented the unrealized fair value gain recognized during FY2020,
(b) financial assets measured at amortization cost amounted to nil (31
December 2019: RMB61.6 million), and (c) deposit and prepayment
amounted to nil (31 December 2019: RMB73.9 million). The decrease in
the balances for item (b) and (c) was mainly due to that these two items
were classified to the current assets as at 31 December 2020.

2020 FEE - AEEERBEFFBOARE
3563E BT * M09 FE - AEBEEEFEH
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HAARK1316AEL(2019F12A31H : AR
#1348 B &) © £ Z 854 % B ¥ Hydoo Best
Group Co., Ltd ([Hydoo Best |) fyigz5tp 58 AR5
12548 &70(20195F12H31H0 « AR¥125888
JL) o ARIE2018 51 BN F /& 2R 5 M 2019F B BUF &
WEEEENMmEDIT ] —THEE - AEEY
Hydoo Best®J1& BB 1 &1k o

ARRIEER([EE])ESR  EREE/INDE
RERMEEZER  BHASBEUBBASRSZA
FAE Hydoo Best{/3#5 7/ & T Hi LAY Bl E A Hydoo
BesttUEP iR & KR BE FE NN HERR
BHEERSELHTENZEL LN ALEE -
7R 5 [E 72 2018 4F 5L ¥ Hydoo Best B9 1 25 1 H 8l (&
BREEBEARB 1 SHEELLRERZAEE
RFIBIEH S EEBREBARBEI196H5E T - &
REZE T HMR2020F 12 A31HAREE &5
RENFEEE—THREREBRE -

2020512 H31H - AEEHMIERBEEMN R
BAARME3379HEIIL(2019F12A31H : AR
¥4048EE L) BHEQ@QEAANBEFELEE
B AEHEENEREENARKEI7IBET
(2019F12A318 : ARM2603BE L) @ #4%5
RIIZ IR R2020 M FER T R ERANEE
W OIEBBRATENSREEARKE T
(2019512 H318 : AR%616B&ETL) : K(oIF
S RBEBNFREHAREZIT(2019F12A318 + A
R¥73.9887T) ° b)) ROQEHBRRLSEEEA
AEMIER2020F12 A3 B DB ARBEE -

ANNUAL REPORT 2020 F %

25



26

MANAGEMENT DISCUSSION AND ANALYSIS EIEEssm R 27

In 2020, the funding sources of the Group mainly include proceeds from
the pre-sale and sale of properties, cash from bank and other borrowings,
and proceeds from issuance of new shares and issuance of senior
notes, which were used in our business operations and investment and
development of projects. The Group will continue to strengthen our cash
flow management, improve the efficiency of capital returns of projects
and strictly control the cost and various expenses. Besides, the Group
will continue to explore the opportunities to cooperate with foreign and
domestic investors, in order to provide other sources of funding for the
expansion of projects and business development.

As at 31 December 2020, the Group’s total cash balances (including
pledged and restricted cash) amounted to approximately RMB2,351.4
million (31 December 2019: approximately RMB2,177.2 million). The
pledged and restricted cash was mainly pledged to banks for certain
mortgage facilities granted to purchasers of the Group’s properties,
pledged for bank loans and pledged for bills payables.

The Group adopts prudent financial policy for proactive conduct of debt
management and optimizing debt structure to ensure balance in financial
risks and cut-down of finance costs. As at 31 December 2020, the Group
had bank loans and other borrowings of approximately RMB1,310.3
million (as at 31 December 2019:approximately RMB1,233.7 million) and
senior notes and corporate bonds of approximately RMB1,820.5 million (31
December 2019: approximately RMB1,912.7 million) as follows:

20205 - AEENE SR REIBERYWERELE
EEEMBA - RITREMER - BITRENK
BITETTBREZEME HE’JIE@*X % EFHR
ARAEEEKLERBRRERR - AEES
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BARERIRA NS RE AR o 1o - NEEH
HESKEFRIMEEENAIERE - /REEW
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72020F12A310  AEENRSHE(BREER
BEZRES)NAARYE2351.48 BT (2019F
12A318 : HARBE21772688 L) - NS
RESEFERBRTAEEMEERE FNE TIXIB
EVEETIRT - MMEARTERREMNEZESN
HAR o

AEFERAZENTBERE  BRIPETES
EE - BILEBEE  BRORTFEMERR XE
KESA o 782020128318 » A&EBIRETE
TNMEMEELAARE1,31038E7T(2019F12
A318 : HARE123378EL) BAEERA
RIEHFLH A ARE82055ET(2019F12 A31
B:#HARE19127887T) - £/ :

As at 31 December

BZ12A318
(RMB’000)

(AR®T )

2020 2019
Repayment Period BEREH
Repayable on demand and within one year EHEEREERIFUA 2,301,553 1,079,382
Repayable after 1 year but within 2 years —FREMFNEER 327,002 1,705,311
Repayable after 2 years but within 5 years MERBRFEFRNERS 331,178 263,398
Repayable after 5 years hFEEE 171,050 98,311
Total aF 3,130,783 3,146,402

A portion of the bank loans and other borrowings were secured by
a pledge of properties and equipment, land use rights, investment
properties, properties under development, completed properties held for
sale and cash at bank of the Group.

MORITERLEMEERALKREZMERR
B~ LR REWE  HERYE - FHE
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We make arrangements with PRC commercial banks so that such banks
may provide mortgage facilities to our customers to purchase our
properties. In accordance with market practice, we are required to provide
guarantees to these banks in respect of mortgages provided to such
customers. Guarantees for such mortgages are generally discharged at
the earlier of: (i) the due registration of the mortgage interest held by
the commercial bank upon the subject property, or (ii) the settlement
of mortgage loans between the mortgagee banks and the purchasers.
In addition, we are required by the banks to place a security deposit to
secure our guarantee obligations. If a purchaser defaults on the mortgage
loan, we are typically required to purchase the underlying property by
paying off the mortgage loan with any accrued and unpaid interest and
penalty based on the loan agreement. If we fail to do so, the mortgagee
banks will auction the underlying property and recover the balance
from us if the outstanding loan amount exceeds the net foreclosure sale
proceeds. Such amount may also be settled through withholding the
security deposit we place with the banks. In line with industry practice,
we do not conduct independent credit checks on our customers but
rely on the credit checks conducted by the mortgagee banks. As at 31
December 2020, our maximum amount of guarantees provided to banks
for mortgage facilities granted to our customers amounted to RMB2,648.3
million (31 December 2019: RMB2,757.9 million).

Capital commitments outstanding as at 31 December 2020 contracted but
not provided for in the financial statements were as follows:

BMAPEEERITIERTEE - WEZZRITH
MBERMYENZTFRBEZBHE - KBMS
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BER - o BRITERBMTER—2RES
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o BM—REIERBRER RIS EEDENIZ
BEFERMEM B RATF B RIIRABER
B - WRPIREMNBEBIIE - RBRTH
NEEBEYE MEAEEERREBRALE
HESHEMSHIEFE  ARRM %% - 56
SIEJN A BEBBTEIN R MITF RN IRITHRE S X
f o MBITEBN - BT HEFETELE
%% > MERBIRBERITAETHERAESE -
B ZE2020F 12318  BMIMETEFIZBEE
RSRITATER N RS EREASARK 264830 E
JC(2019%F12 8318 : AR#E2,75795&7T) °

7202012 A31 B ERT 4B R B 75 ik N
B AEIET ¢

As at 31 December
#HZ12831H
(RMB’000)
(AR%T )
2020 2019

BERERAY
THEH

Construction and development contracts
Land agreements

2,130,295 1,695,686
1,578,273 -

Total @et

3,708,568 1,695,686
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The following table sets out our current ratio, gearing ratio and net
gearing ratio as of the dates indicated:

i

T%‘%%WH?%F?%Z?P&%EIE@%%EME% CEESR
BEERRFAEE

As at 31 December

BZE12A318

2020 2019
Current ratio® TRENLL RO 1.23 1.46
Gearing ratio® BEBEX? 16.5% 21.2%
Net gearing ratio® FREERS 13.3% 19.6%

Notes:
(1) The current ratio is calculated by dividing current assets by current liabilities.

(2) The gearing ratio is calculated by dividing the total interest bearing
borrowings (includes bank loans and other borrowings, senior notes and
corporate bonds) divided by total assets.

(3) The net gearing ratio is calculated by dividing total interest bearing
borrowings (including bank loans and other borrowings, senior notes and
corporate bonds) minus cash balances (including restricted cash) by total
equity.

In addition, as at 31 December 2020, the Group’s cash to short-term
debt ratio' is 1.02, and the liabilities to assets ratio excluding receipts in
advance? is 65.5% respectively, which reflected that the Group remained
at the “green tier” in the “Three Red Lines” assessment.

The Group's businesses are principally conducted in Renminbi. Other
than certain overseas bank deposits, interests in joint ventures and the
senior notes denominated in foreign currencies, the Group does not have
any material exposure directly due to foreign exchange fluctuations. The
management will continue to closely monitor foreign currency exposure
and will consider hedging significant foreign currency exposure should
the need arise.

1. The cash to short-term debt ratio is calculated by dividing cash balances by
short-term borrowings.

2. The liabilities to assets ratio excluding receipts in advance is calculated by
subtracting receipts in advance (including contract liabilities) from total
liabilities and dividing by total assets minus receipts in advance(including
contract liabilities).
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During the Year, the Group had several acquisitions of subsidiaries,
including the acquisition of 51% of equity interests in Dongguan City
Huahai Enterprise Investment Limited, the acquisition of 51% of equity
interests in Dongguan City Dahu Property Development Limited, the
acquisition of 100% of equity interests in Dongguan Yinghuizhong
Investment Limited, and the acquisition of 85% of equity interests in
Best Ease Global Limited. For details, please refer to the Company’s
announcements dated 23 October 2020, 11 November 2020 and 30
November 2020, respectively.

In 2020, the Group reviewed the standard position system and title
ranking system. At the same time, the standard position system was put
into place and the performance template was launched through the
iTalant system, and the system process, process standardization, standard
informatization and information automation were finally realized through
the information-based management method.

In terms of incentive mechanism, the Group further improved the
comprehensive remuneration system, built comprehensive value chains
and diversified incentive mechanism, and formed a comprehensive
remuneration system with basic salary, performance based salary, short-
term incentives as well as medium and long term incentives covering
various businesses, which have greatly enhanced the enthusiasm of
operation units and employees. The remuneration committee of the
Company reviews such packages annually, or when occasion requires.
The Company has also adopted a share option scheme for the purpose of
providing incentives and rewards to eligible participants who contribute
to the success of the Group’s operations. Further details in relation to the
share option scheme are set out in section headed “Share Option Scheme”
in this annual report.

FR - AEERETERMBRAF  BIERER
EMESEXRERBRDASI%E - WEER:
MAHEHERZEBRAF51%MKE - KBRS
TMEERILEER A F00%A4E - A KU HEBest
Ease Global Limited 85% % #E » s¥ 155 2 FAA )
B E#§9 511 £2020910 23 H ~ 202011 A118 &
202011 A30B A »
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Taking the strategy upgrade of the Group as an opportunity, the Group
strengthened the penetration of the Group’s corporate culture through
systematic activities, injected vitality into the team from different
respects, stimulated staff’s enthusiasm and implemented the vision
of the enterprise, and further promote the Group’s continuously rapid
development so as to realize the new leap in 2021.

The Group also organized various culture-building activities from
multiple dimensions so as to establish good channels for training and
enhancement, cross-field development and remodeling for its employees.
The Group firmly believes that talent is the most important corporate
resource and always adheres to a people-oriented human resources
development strategy, creating a sound working environment featuring
harmonious development and positive interaction between the Group
and its staff.

As at 31 December 2020, the Group had 961 employees (31 December
2019: 805 employees). For FY2020, total staff costs of the Group were
approximately RMB256.1 million (FY2019: approximately RMB261.0
million).

S BEREEAR ALK  NEBERBRZEHH
RIEE - M TEEPEERZE - KTED
BERBBEBEIATIED BT BT ITIERE -
EEMENRES  E—THBDEENFBERRE
B LABIR2021FH B o

SEDOEEAETIRRZEENULEREE
BERENBIMAT LI - BRRBEERE -
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AREOANERFAERE - BEELREET
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72020F12H31 8 - REEE BB 961 A (2019F
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A AREE 256,18 &L (2019 BUEE « KA
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For the financial year ended 31 December

BZENANBLUREE
2020 2019 2018 2017 2016
RMB'000 RMB'000 RMB'000 RMB'000 RMB'000
AREBTRT AREBTT ARETT ARETT ARETR
Results E

Revenue WA 3,737,158  1,583308 2,842,202 1,792,421 2,335,777
Gross profit EH 1,286,733 572,880 1,142,917 715812 1,285,916
Profit/(loss) before taxation BRBRIAE, (B18) 725,883 (144,361) 416,620 713,981 712,463
Income tax Frisii (369,610) (132,924) (306,733) (458,726) (357,315)
Profit/(loss) for the year FRFIE,/(EE) 356,273 (277,285) 109,887 255,255 355,148

Attributable to: AT & e
Equity shareholders of the Company RN BRI R 360,696 (271,221) 106,995 245573 350,280
Non-controlling interests S (4,423) (6,064) 2,892 9,682 4,868
Profit/(loss) for the year FRFE,/(EER) 356,273 (277,285) 109,887 255,255 355,148
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As of 31 December
M12A31H
2020 2019 2018 2017 2016
RMB’'000 RMB'000 RMB'000 RMB'000 RMB'000
AR¥TR ARETT ARETT ARETT ARETT

Financial position B AR
Non-current assets ERBEE 4,252,906 3,749,929 3,525,690 3,142,039 2,603,592
Current assets FEEE 14,724,095 11,098,893  11,045370 11,660,856 12,848,552
Current liabilities mEaRE 11,986,892 7,619,921 7,354,244 7,990,579 7,319,706
Net current assets MEBEFE 2,737,203 3,478,972 3,691,126 3,670,277 5,528,846
Total assets less current liabilities BEERREAR 6,990,109 7,228,901 7,216,816 6,812,316 8,132,438
Non-current liabilities ERBAE 1,131,745 2,279,894 1,937,922 1,593,055 3,025,154
Net assets BEFE 5,858,364 4,949,007 5,278,894 5,219,261 5,107,284
Share capital (RN 36,598 31,825 31,825 31,825 31,825
Reserves R 5,555,799 4,900,927 5,207,006 5,159,765 4,852,252
Total equity attributable to equity KA R

shareholders of the Company e R ER 5592,397 4932752 5238831 5191,590 4,884,077
Non-controlling interests R 265,967 16,255 40,063 27,671 223,207
Total Equity e 5858364 4,949,007 527889 5219261 5,107,284
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The Board hereby present this annual report and the audited consolidated
financial statements of the Group for the year ended 31 December 2020.

PRINCIPAL ACTIVITIES

The principal activities of the Group mainly comprise property
development and sale, property management and operation and other
business. In the future, the Group will focus on the development of urban
renewal projects and high-end housing projects in the Greater Bay Area,
especially in Shenzhen, Dongguan and Huizhou. Details of the principal
activities of the principal subsidiaries of the Company are set out in note
17 to the financial statements.

BUSINESS REVIEW

A business review of the Group is set out on pages 18 to 20 of this annual
report.

ENVIRONMENTAL POLICIES

The Group is committed to supporting the environmental sustainability
and complying with PRC environmental protection laws and regulations.
These include regulations on air and noise pollution and discharge of
waste and water. The Group has taken various compliance procedures to
ensure adherence to applicable laws, rules and regulations. In accordance
with the Environmental, Social and Governance Reporting Guide, as set
out in Appendix 27 to the Rules Governing the Listing of Securities on the
Stock Exchange of Hong Kong Limited (the “Listing Rules”), further details
of the Group’s environmental policies will be set out in our Environmental,
Social and Governance report, which is scheduled to be published before
the end of April 2021.

COMPLIANCE WITH RELEVANT LAWS AND
REGULATIONS

There was no incident of non-compliance with relevant laws and
regulations that had or would have a significant impact on the Company
during FY2020.

RESULTS

The Group's results for FY2020 are set out in the consolidated statement
of profit or loss of this annual report.
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SIGNIFICANT INVESTMENT HELD

The Group did not hold any significant investments (representing any
investment in an investee company with a value of 5% or more of the total
assets of the Company as of 31 December 2020) during the year ended 31
December 2020.

DIVIDEND

The Board does not recommend the payment of a final dividend for
FY2020.

SHARE CAPITAL

Details of the movements in the share capital of the Company during
FY2020 are set out in note 37 to the financial statements.

RESERVES

Details of movements in the reserves of the Group and the Company
during FY2020 are set out in the consolidated statement of changes in
equity and note 37 to the financial statements, respectively.

DISTRIBUTABLE RESERVES

As at 31 December 2020 and 2019, details of the Company’s reserves
available for distribution, calculated in accordance with the provisions of
Cayman Companies Law are set out in note 37 to the financial statements.

PROPERTY, PLANT AND EQUIPMENT

Details of the movements in the property, plant and equipment of the
Group during FY2020 are set out in note 10 to the financial statements.

MAJOR CUSTOMERS AND SUPPLIERS

Revenue attributable to the Group’s single largest customer and five
largest customers accounted for approximately 0.2% and 1.0% of the
Group's revenue respectively in FY2020.

The aggregate purchases from the Group’s single largest supplier and
five largest suppliers accounted for approximately 26.1% and 53.0%
respectively, of the Group's total purchases for FY2020.

None of the Directors or any of their associates, or any shareholders who,
to the knowledge of the Directors, own more than 5% of the Company’s
issued share capital has any interests in the Group’s five largest suppliers
or customers.

For the year ended 31 December 2020, there was no material and
significant dispute between the Group and its suppliers and/or customers.
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DONATIONS

During FY2020, the charitable contributions and other donations totaled
approximately RMB7.6 million (FY2019: RMB7.7 million).

SUBSIDIARIES

Details of the Company’s principal subsidiaries as at 31 December 2020
are set out in note 17 to the financial statements.

SHARE OPTION SCHEME

The Company approved and adopted a share option scheme (the “Share
Option Scheme”) on 30 May 2019. The purpose of the Share Option
Scheme is to recognize the contribution of the employees of the members
of the Group and Directors who have contributed to the Group (the
“Qualified Participants”) by granting share options to them as incentive
and/or reward.

The maximum number of shares which may be issued pursuant to the
Share Option Scheme is 401,484,400 shares, subject to the refreshment
of the 10% limit by the approval of the shareholders at general meeting
and the limit as set out in Chapter 17 of the Rules Governing the Listing
of Securities on the Stock Exchange of Hong Kong Limited (the “Listing
Rules”).

The maximum number of shares in respect of which options granted
under this Share Option Scheme to any Qualified Participant (including
exercised, cancelled and outstanding options), in any 12-month period up
to and including the date on which an offer for the grant of an option is
made by the Board (the “Offer Date”), shall not exceed 1% of the number
of shares in issue on the Offer Date. Each grant of options to a Director,
chief executive or substantial shareholder of the Company, or any of their
respective associates, under this Share Option Scheme must comply with
the requirements of Chapter 17 of the Listing Rules.

An option is accepted by the grantee when a signed offer letter together
with a remittance of RMB1.00 by way of consideration for the grant is
received by the Company.

The Share Option Scheme is effective for a period of ten years
commencing from 30 May 2019, after which no further options shall be
offered under this Share Option Scheme but the provisions of the Share
Option Scheme shall in all other respects remain in full force to give effect
to the exercise of any options granted under this Share Option Scheme
prior to 30 May 2029.

i
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As of 31 December 2020, the total number of outstanding shares involved 20206512 4318 - BERERTEI T HARITEE
in the Share Option Scheme was 202,400,000 shares, representing Fi% % 42 27 £ 202,400,000 % * 1§ A Q BB 317D
approximately 4.46% of the shares in issue of the Company and the #94.46%  MARITEBRENZRBRDHOITEE R
exercise price per share for the outstanding share options is HK$0.5. 0587 °
Particulars of the outstanding share options granted under the Share IRIEEREA SR B RITEERESBE W
Option Scheme are set out below: BN
Lapsed/
At Granted Exercised canceled At Exercise price

1 January during during during  31December Dateofgrantof  of share options
Grantees 2020 the year the year the year 2020  share options (HKS per share)

120205 KERETHE/ 72020 & BRETEE
L IN 1818 XERRF  FERTE S 128318 BERERH (BrER)
Directors
Ez
Mr. Yang Sanming - 30,000,000 - - 30,000,000 12 June 2020 0.50
B=A%E 20206 A12H
Mr. Wang Dewen - 10,000,000 - - 10,000,000 12 June 2020 0.50
FrENEE 20206 A12H
Mr. Zhao Lihua - 900,000 - 900,000 - 12June 2020 0.50
BUELE 202066 A12H
Mr. Lam Chi Yuen Nelson - 900,000 - - 900,000 12 June 2020 0.50
MEELE 202096 A 12H
Mr. Yue Zheng - 900,000 - - 900,000 12 June 2020 0.50
EEEE 202066 A 12H
Other Participants
HittBEAE
Employees - 132,700,000 - 21,600,000 111,100,000 12 June 2020 0.50
EE 202056 A 12H
Employees - 54,000,000 - 4,500,000 49,500,000 7 December 2020 0.50
E& 2020612A7H
Total # 5t 229,400,000 - 27,000,000 202,400,000
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The outstanding share options shall vest and exercise according to the
following schedule:

Percentage of shares under an

Respective Vesting Date option that shall be vested

5
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BREIRIRIA T MREE M ITE

Exercise Period

EHEBAS EEBEREETHRDED L 1T

1 April 2021 30% from 1 April 2021 to 1 July 2021
202154 A1H 20214 8182202167818
1 April 2022 30% from 1 April 2022 to 1 July 2022
2022F4H1H 202248 18E20229781H
1 April 2023 40% from 1 April 2023 to 1 July 2023
2023F4H1H F2023F4A1HE2023F7A1H

Further details of the Share Option Scheme are set out in note 36 to the
financial statements.

DIRECTORS AND DIRECTORS’ SERVICE CONTRACTS
The Directors during FY2020 and up to the date of this report are:

Mr. Wong Choi Hing (Chairman)

Mr. Zeng Yunshu (Co-Chairman)

Mr. Cai Hongwen (Co-Chairman and former CEQO)
(resigned as CEO on 9 June 2020)

Mr. Yang Sanming (CEQ)
(appointed on 9 June 2020)

Mr. Wang Dewen (Co-CEO)

Mr. Zhao Lihua
(passed away on 23 December 2020)
Mr. Lam Chi Yuen Nelson
Mr. Yue Zheng
Mr. Dai Yiyi
(appointed on 19 March 2021)

In accordance with Article 16.18 of the Articles of Association of the
Company (the “Articles”), Mr. Wang Dewen and Mr. Yue Zheng shall retire
from the Board by rotation at the Company’s forthcoming annual general
meeting (“AGM") to be held on Tuesday, 18 May 2021 and, being eligible,
offer themselves for re-election.

BRABBIERT 3R BEN M SRR M E36 ©

EERESRRESN
R0 FEREEAREBHNEST S

THESE(EE)
SENRSCE (B EE)
BN (B L BT EEHTTE)
(202056 AORBHIEFHITE )
GRS E(EESTE)
(202056 AOREZT)
TEXEE (BEEEHTE)

(742020412 A 23 H &#ttt)
HEREE
FlFEE
C) i

(202153 F19BEET)

RIFARFASERAAN (TR ]) F 161815
T ERXEEREELEBRARRR20214F
5H1BE(EH)RTHEERRABFAS((RE
BEKE]) LWRRET  ERSEERLMEE
BEBIT -
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In accordance with Article 16.2 of the Articles, Mr. Yang Sanming and Mr.
Dai Yiyi shall hold office only until the next following AGM of the Company
and shall then be eligible for re-election at the AGM.

The Board has received an annual confirmation of independence from
each of the independent non-executive Directors pursuant to Rule 3.13
of the Listing Rules. The Board considers all independent non-executive
Directors to be independent.

Each of the Directors of the Company has entered into a service contract
with the Company for a period of three years. None of the Directors
of the Company proposed for re-election at the forthcoming annual
general meeting has a service contract with the Company or any of its
subsidiaries which is not determinable within one year without payment
of compensation other than statutory compensation.

DIRECTORS' INTERESTS IN CONTRACTS OF SIGNIFICANCE

None of the Directors has or had material beneficial interests, whether
directly or indirectly, in any significant contract in relation to the Group's
business to which the Company or any of its subsidiaries, its holding
companies or a subsidiary of its holding companies was a party during
FY2020.

CONTROLLING SHAREHOLDERS' INTERESTS IN
CONTRACTS OF SIGNIFICANCE

None of the Controlling Shareholders (as defined below) or its subsidiaries
(if applicable) has or had material interests, either directly or indirectly,
in any contract of significance, whether for the provision of services or
otherwise, to the business of the Group to which the Company or any of
its subsidiaries was a party during FY2020.

RIBFMAE16216RTE  H—AEERB I —%
CHEHEEEEARR T —ERREAFEAS A
I ERETAERERRBFAS FHEET -

EEEURESBUFNTESTRELMARAE
BSBIRIELMFREBYIEHER - EXER TR
BYIFMITERHABIIE

ARRBZEFRARFFNERBEHN - RE=
FoRNERERRBFAGEENAARESM
EBEARNBIETAHBARITETAIR—FR
MMIEOCEEMERIN MR IEZIRIEAL

EFREXENhER

BEEN2020 RFEEARA L ETMHBER
A - EERARSEZER QBN E A BMET L
BASEXBRANTAERSAT @ SiEEE
HEEAEEAEAE S

ZERERRERREXSHhHER

TRRE(EE L T REMB AR (@A) R
2020 R FEEAR R Bl AT MM B A R ATRT AL
BAEEEBERNTIAEREN(THaEs AR
HARISEEM) T - MEEESMEREERNER
TS o
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BIOGRAPHICAL INFORMATION OF DIRECTORS AND
SENIOR MANAGEMENT

The biographical information of Directors and senior management of
the Company are set out in the section headed “Biographical Details of
Directors and Senior Management” of this annual report.

ENFORCEMENT OF THE DEED OF NON-COMPETITION

A deed of non-competition (the “Non-Competition Deed”) was entered
into by Mr. Zeng Sheng, Mr. Cai Hongwen, Junsheng Holdings Limited
(“Junsheng Holdings”), Ruixinhaide Holdings Limited (“RXHD Holdings"),
Hakka Park International Group Co Ltd. (“Hakka Park”), Guang Yitong
Technology Limited (“Guang Yitong”) and China Guangdong-Hong Kong
Greater Bay Area Holdings Limited (“China Greater Bay Area Holdings"),
(collectively, the “Controlling Shareholders”) with the Company. Each
of the Controlling Shareholders has unconditionally and irrevocably
undertaken to the Company that he/it would not, and would procure
that his/its associates (other than any members of the Group) would not,
during the Restricted Period (as defined below), directly or indirectly,
either on his/its own account or in conjunction with or on behalf of
any person, firm or company, enterprise or organisation, to carry on,
develop, be engaged in, operate, participate in, or interest in or render
any services to or otherwise be involved in (in each case whether as a
shareholder, director, agent, partner, employee or otherwise) any business
which is in competition with the business carried on by the Group (the
“Restricted Business”), save for the existing business which is currently
or already owned, operated, participated, being invested in or carried on
by the Controlling Shareholder as of the date of the Deed. The restricted
period refers to the period expiring on the earlier of (i) the date on which
the shares of the Company cease to be listed and traded on the Stock
Exchange; or (i) in respect of his/its capacity as a Controlling Shareholder,
the date on which the Controlling Shareholder (including the Controlling
Shareholder’s close associates and parties acting in concert, jointly or
severally), cease to be entitled to exercise or control the exercise of 30% or
more of the voting power at general meetings of the Company.

4
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The Controlling Shareholders have further undertaken to procure that,
during the Restricted Period, any business investment or commercial
opportunity which competes with the Restricted Business (the “New
Opportunities”) identified or offered to him/it or any of his/its associates
(other than through the Group) (the “Offeror”) is first referred to
the Company in the following manner: (a) each of our Controlling
Shareholders is required to, refer, or to procure the referral of, the
New Opportunities to the Company, and shall give written notice to
the Company of any New Opportunities containing such information
necessary for the Company (the “Offer Notice”); and (b) the Offeror will
be entitled to pursue the New Opportunities only if (i) the Offeror has
received a notice from the Company declining the New Opportunities and
confirming that such New Opportunities would not constitute competition
with core business of the Company, or (ii) the Offeror has not received
such notice from the Company within 60 days from the Company's receipt
of the Offer Notice. Upon receipt of the Offer Notice, the Company shall
seek opinions from the independent non-executive Directors who do not
have material interests in the matter.

Each of the Controlling Shareholders has confirmed to the Company that
it had fully complied with the terms of the Non-Competition Deed during
FY2020 for disclosure in this annual report.

DIRECTORS’ EMOLUMENTS AND FIVE INDIVIDUALS
WITH HIGHEST EMOLUMENTS

Particulars of the Directors’ emoluments and five highest paid individuals
for FY2020 are set out in notes 7 and 8 to the financial statements and the
emolument policy of the Company is set out in the Corporate Governance
Report of this annual report.

No Director has waived or has agreed to waive any emoluments during
FY2020.
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DIRECTORS’ INTERESTS IN COMPETING BUSINESS

During the Report Period, the following Directors were considered to
have interests in the following businesses, which compete or are likely to
compete, either directly or indirectly, with the business of the Group as
required to be disclosed pursuant to Rule 8.10 of the Listing Rules.

Mr. Zeng Yunshu is a director of each of Heyuan Guangrun Investment
Co., Ltd., Heyuan Guangrun Industrial Development Co., Ltd. and Xingning
Xihe Real Estate Co., Ltd..

Mr. Cai Hongwen is a director of each of Heyuan Guangrun Investment
Co., Ltd. and Heyuan Guangrun Industrial Development Co., Ltd. He also
directly holds 50% interests in Guangdong Hongyi Group Limited.

The principal business activities of Guangdong Hongyi Group Limited,
Heyuan Guangrun Investment Co., Ltd. Heyuan Guangrun Industrial
Development Co., Ltd. and Xingning Xihe Real Estate Co., Ltd. are real
estate development. The Board considers that the business of aforesaid
companies may compete with the business of the Group.

Each of the Controlling Shareholders, including Mr. Cai Hongwen
and Mr. Zeng Sheng (the son of Mr. Zeng Yunshu), has signed the
Non-competition Deed which is in favour of the Company. Each of the
Controlling Shareholders also procures that his associates would be
subject to the Non-competition Deed. Mr. Zeng Yunshu, being an associate
of Mr. Zheng Sheng by virtue of farther-son relationship, is therefore
subject to the Non-competition Deed. For details of the Non- competition
Deed, please refer to the paragraph headed “Enforcement of the Deed of
Non-competition” of this annual report. Further, when making decisions
on the business of the Group, the abovementioned Directors, in the
performance of his duty as a Director of the Company, shall fulfil his
fiduciary duties and act in the best commercial interest of the Group as a
whole.
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DIRECTORS’ INTERESTS IN SECURITIES

As at 31 December 2020, the interests and short positions of the Directors
and chief executive of the Company in the shares, underlying shares and
debentures of the Company or any of its associated corporations (within
the meaning of Part XV of the Securities and Futures Ordinance (the “SFO"))
as notified to the Company and the Stock Exchange pursuant to Divisions
7 and 8 of Part XV of the SFO (including interests and short positions which BEHFRBERINEBEXHEEXRAEES
he/she is taken or deemed to have under such provisions of the SFO), or as RiEm MR R ) - RABLRARRIRIEES K
recorded in the register maintained by the Company under section 352 of BIEME32GMFEE MR XE - SR
the SFO, or as notified to the Company and the Stock Exchange pursuant BEMRAMEN EMETAZTERTETESRD
to the Model Code for Securities Transactions by Directors of Listed Issuers TR (TEEF R ) B ARA A KB T
(the “Model Code”) contained in the Listing Rules, were as follows: R MoK B IR ¢

EEMESFRES

2020128318 ARRIEERESITHAES
RAR B S EEA R EE (& R EHFRPEK
B[ H R EERH ) EXVIR) K% - 18REN D
MiEEREAREES LS IEHEXVIET RS
DEAME AN E KRR ED AR (BIER

42

Approximate
Percentage of
the Company’s
Corporate Personal Share Family Total total issued
Name of Directors Class of securities interest interest options interest share capital®  share capital”
(N
BRTARAHN
EEps EHER NEER EAER BRE FhER A BHEIHLY
Mr. Cai Hongwen Ordinary shares 2,661,956,801" - - - 2,661,956,801 58.67%
Y @i ERR
Mr. Yang Sanming Share Option - 30,000,000 - 30,000,000 0.66%
B=REE BiE
Mr. Wang Dewen Share Option - 10,000,000% - 10,000,000 0.22%
IEEE B
Mr. Lam Chi Yuen Nelson Share Option - 900,000% - 900,000 0.02%
WEERE B
Mr. Yue Zheng Share Option - 900,000°! - 900,000 0.02%
ElE%E B
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Notes:

m

These shares are held by China Greater Bay Area Holdings, China Greater
Bay Area Holdings is owned as to 50% by Hakka Park, and Hakka Park is
wholly owned by Guang Yitong, which in turn is owned as to 60% by Mr. Cai
Hongwen. By virtue of Part XV of the SFO, Mr. Cai Hongwen is deemed to
be interested in all the shares held by China Greater Bay Area Holdings. The
spouse of Mr. Cai Hongwen is deemed to be interested in the Shares which
Mr. Cai Hongwen is interested in under Part XV of the SFO.

The percentage shareholding is calculated on the basis of 4,537,354,000
shares issued as at 31 December 2020.

This represents the share options granted pursuant to the Share Option
Scheme. Details of Share Option Scheme are set out in the section headed
“Share Option Scheme” of this report.

Save as disclosed above, as at 31 December 2020, to the knowledge
of the Board, none of the Directors or chief executive of the Company

had any interests or short positions in the shares, underlying shares and
debentures of the Company or any of its associated corporations (within
the meaning of Part XV of the SFO) which were required to be: (i) notified
to the Company and the Stock Exchange pursuant to Divisions 7 and 8
of Part XV of the SFO (including interests and short positions which the
Directors and chief executive were taken or deemed to have under such

provisions of the SFO); (ii) recorded in the register kept by the Company

pursuant to Section 352 of the SFO; or (iii) notified to the Company and
the Stock Exchange pursuant to the Model Code.
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INTERESTS OF SUBSTANTIAL SHAREHOLDERS

As at 31 December 2020, according to the register of members kept by
the Company pursuant to section 336 of the SFO and so far as is known
to, or can be ascertained after reasonable enquiry by the Directors, the
following person/entity (other than the Directors or chief executives of
the Company) had an interest or short position in the shares, underlying
shares and debentures of the Company and its associated corporations
(within the meaning of Part XV of the SFO) which would fall to be
disclosed to the Company and the Stock Exchange pursuant to Divisions
2 and 3 of Part XV of the SFO, or be directly and indirectly interested in 5%
or more of the nominal value of any class of share capital carrying rights to
vote on all circumstances at general meetings of the Company:

FERRED

202012 H31H - IREBEARAIZRES LT
ﬁ%%ﬁﬂ%ﬁf%%%ﬁ%ﬁ&ﬁ%%%ﬂ&
KR EEN A BT RETERER %é%&ﬁ
AIMEBITHRABSI  THAL BENAQF
&ﬁmMil%%ﬁ%%&%fhm w%ﬂ%

- BB REHFFEEIRIEES KBS A
%XV*B%2&3’“*BE’J1I7KK/,\W$ a) B R T
BEREmOSOAR - S EESEEEE TAERR
RWMEE—ER TEARRIRREA SR ER
) EES% A iR -

Approximate
percentage of
the Company's
total issued
Number of Shares share capital™
Ko #A L NG|
Name Nature of interest Corporate interest Share option Share Options
BRTARKH
] EntE AERER fB IR R ER A
China Greater Bay Area Holdings Beneficial owner 2,661,956,801 - 58.67%
‘:P. /%/ [% HX gﬁé%ﬁ}\
RXHD Holdings Interest in controlled corporation® 2,661,956,801 - 58.67%
Iz EmER Rt EEER
Junsheng Holdings Interest in controlled corporation® 2,661,956,801 - 58.67%
AR Rt EEER
Mr. Zeng Sheng Interest in controlled corporation® 2,661,956,801% - 58.67%
Lt Rt EEER?
Guang Yitong Interest in controlled corporation® 2,661,956,801 - 58.67%
Guang Yitong G EEERY
Hakka Park Interest in controlled corporation® 2,661,956,801 - 58.67%
ERT Rt EEERY
Mr. Cai Hongwen Interest in controlled corporation® 2,661,956,801% - 58.67%
BBk Rt EEERY
Mr. Chen Junyu Beneficial owner 449,198,0009 - 9.90%
RESLE BEHEBA
Eminent Ascend Beneficial owner 300,000,000 - 6.61%
BS ERERA
SUNET GLOBAL LIMITED Interest in controlled corporation® 300,000,000 - 6.61%
SUNET GLOBAL LIMITED REnEEER
Mr. Wong Kim Interest in controlled corporation® 300,000,000 - 6.61%
FaRI%AE Rt EE RO
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Notes:

(1) The percentage shareholding is calculated on the basis of 4,537,354,000
shares issued as of 31 December 2020.

(2)  China Greater Bay Area Holdings is owned as to 50% by RXHD Holdings, RXHD
Holdings is owned as to 70% by Junsheng Holdings, which is in turn wholly
and beneficially owned by Mr. Zeng Sheng. By virtue of Part XV of the SFO,
each of RXHD Holdings, Junsheng Holdings and Mr. Zeng Sheng is deemed to
be interested in all the Shares held by China Greater Bay Area Holdings.

(3)  China Greater Bay Area Holdings is owned as to 50% by Hakka Park, and
Hakaka Park is wholly owned by Guang Yitong, which is in turned owned as
to 60% by Mr. Cai Hongwen. By virtue of Part XV of the SFO, each of Guang
Yitong, Hakka Park and Mr. Cai Hongwen is deemed to be interested in all the
Shares held by China Greater Bay Area Holdings.

(4)  The spouse of Mr. Zeng Sheng is deemed to be interested in the Shares which
Mr. Zeng Sheng is interested in under Part XV of the SFO.

(5)  The spouse of Mr. Cai Hongwen is deemed to be interested in the Shares
which Mr. Cai Hongwen is interested in under Part XV of the SFO.

(6)  Eminent Ascend is wholly-owned by SUNET GLOBAL LIMITED, which in turn
wholly-owned by Mr. Wong Kim, hence each of SUNET GLOBAL LIMITED and
Mr. Wong Kim is deemed to be interested in all the Shares held by Eminent
Ascend.

(7)  The spouse of Mr. Wong Kim is deemed to be interested in the Shares which
Mr. Wong Kim is interested in under Part XV of the SFO.

(8)  The spouse of Mr. Chen Junyu is deemed to be interested in the Shares which
Mr. Chen Junyu is interested in under Part XV of the SFO.

Save as disclosed above, as at 31 December 2020, to the knowledge of the
Directors, no other person (other than a Director or chief executive of the
Company) had, or were deemed or taken to have interest or short position
in the shares or underlying shares which would fall to be disclosed to the
Company under the provisions of Divisions 2 and 3 of Part XV of the SFO,
or which were recorded in the register kept by the Company pursuant to
Section 336 of the SFO.

i
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DIRECTORS’ RIGHTS TO ACQUIRE SHARES OR DEBT
SECURITIES

Save as disclosed in the section headed “Directors’ Interests in Securities”,
at no time during the fiscal year under review was the Company or any of
its subsidiaries a party to any arrangement to enable the Directors or chief
executives of the Company (including their spouses or children under 18
years of age) to acquire benefits by means of acquisition of shares in, or
debentures of, the Company or any other body corporate.

CONNECTED TRANSACTION

The Board confirmed that none of the related party transactions set out in
note 41 to these financial statements constituted non-exempt connected
transactions or non-exempt continuing connected transactions under
Chapter 14A of the Listing Rules. During FY2020, the Group had not
entered into any connected transactions or continuing connected
transactions which are required to be disclosed in this annual report
pursuant to the Listing Rules.

PURCHASE, SALE OR REDEMPTION OF LISTED
SECURITIES

During the Year, the Company and its subsidiaries have not purchased,

sold or redeemed any of the Company’s shares listed on the Stock
Exchange.

PRE-EMPTIVE RIGHTS

There are no provisions for pre-emptive rights under the Articles, or the
laws of Cayman Islands, being the jurisdiction in which the Company was
incorporated, under which would oblige the Company to offer new Shares
on a pro-rata basis to existing Shareholders.

BANKLOANS AND OTHER BORROWINGS

Details of the bank loans and other borrowings of the Group as at 31
December 2020 are set out in note 27 to the financial statements.
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SENIOR NOTES

The Company issued 14.00% senior notes due 2021 with principal of US$
193,500,000 on 19 December 2019 (“2021 Senior Notes"”), and additionally
issued 2021 Senior Notes with principal of US$86,500,000 during FY2020.
The 2021 Senior Notes are listed and traded on The Singapore Exchange
Securities Trading Limited. For the details of senior notes the Company,
please refer to note 28 to the financial statements.

CORPORATE GOVERNANCE

Save as disclosed in the Corporate Governance Report of this annual
report, the Board is of the opinion that the Company had complied with
the code provisions as set out in the Corporate Governance Code (the
“CG Code”) contained in Appendix 14 to the Listing Rules during the Year.
Principal corporate governance practices adopted by the Company are set
out in the Corporate Governance Report of this annual report.

SUFFICIENCY OF PUBLICFLOAT

Based on the information that is publicly available to the Company and
within the knowledge of the Directors, as at the latest practicable date
prior to the date of this annual report, the Company has maintained a
sufficient public float as required under the Listing Rules.

PROFESSIONAL TAX ADVICE RECOMMENDED

If the shareholders of the Company are unsure about the taxation
implications of purchasing, holding, disposing of, dealing in, or the
exercise of any rights in relation to the Shares of the Company, they are
advised to consult an expert.

EVENTS AFTER THE REPORTING PERIOD

Save as the issuance of additional 2021 Senior Notes with an aggregate
principal amount of US$13,500,000 disclosed in note 43 to the financial
statements, there is no significant event of the Group after the reporting
period. For details of the issuance of additional 2021 senior Notes, place
refer to the Company’s announcement dated 2 February 2021.

CLOSURE OF THE REGISTER OF MEMBERS

The register of members of the Company will be closed from 12
May 2021 to 18 May 2021 by the Company’s branch share registrar
in Hong Kong, both days inclusive, during which period no transfer
of shares of the Company will be effected. In order to determine
the identity of members who are entitled to attend and vote
at the AGM, all share transfer documents accompanied by the
relevant share certificates must be lodged with the Company’s
branch share registrar in Hong Kong, Computershare Hong Kong
Investor Services Limited at Shops 1712-1716, 17th Floor, Hopewell
Centre, 183 Queen’s Road East, Wanchai, Hong Kong not later than
4:30 p.m.on 11 May 2021.
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FINANCIAL SUMMARY

A summary of the results and of the assets and liabilities of the Group
for the last five years is set out on pages 31 to 32 of the annual report.
This summary does not form part of the audited consolidated financial
statements.

MANAGEMENT CONTRACT

During FY2020, no contracts concerning the management and
administration of the whole or any substantial part of the business of
the Company were entered into or existed during the year ended 31
December 2020.

AUDITORS

KPMG has acted as the auditors of the Company for FY2020. The
consolidated financial statements of the Company for FY2020 have been
audited by KPMG. There were no changes in auditor of the Company
during the past three years.

KPMG will retire at the forthcoming AGM and a resolution for the
re-appointment of KPMG as the auditors of the Company for FY2021 will
be proposed at the AGM.

For and on behalf of the Board
Wong Choi Hing
Chairman

Hong Kong, 29 March 2021
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The Board hereby present this corporate governance report in the annual
report of the Company for FY2020.

The Company recognises the value and importance of achieving high
standard of corporate governance to enhance the corporate performance
accountability and is committed to doing so. The Board is also committed
to the principles of the CG Code. Save and except for the deviation
disclosed in this annual report, the Directors are of the opinion that
the Company has complied with the provisions set out in the CG Code
during the Year and up to the date of this annual report. The Company
will continue to review and enhance its corporate governance practice to
ensure compliance with the CG Code.

THE BOARD OF DIRECTORS

The Board currently comprises eight Directors, including five executive
Directors and three independent non-executive Directors. Brief
biographical details of the Directors are set out in the section headed
“Biographical Details of the Directors and Senior Management” of this
annual report. The overall management and supervision of the Company’s
operation and the function of formulating overall business strategies are
vested in the Board.

Save as disclosed in the paragraphs headed “Corporate Governance” of
the Corporate Governance Report of this annual report, during the Year
and up to the date of this annual report, the Board has complied with
the requirements of Rules 3.10 and 3.10A of the Listing Rules relating to
the appointment of at least three independent non- executive Directors
with at least one independent non-executive Director having appropriate
professional qualifications, or accounting or related financial management
expertise, and the requirement that independent non-executive Directors
represent at least one-third of the Board.

The Company has received annual confirmation from each independent
non-executive Director pursuant to the requirements of the Listing Rules.
The Company considers that each of the independent non-executive
Directors is independent in accordance with the independence guidelines
as set out in the Listing Rules. All the Directors, including the independent
non-executive Directors, have brought a wide spectrum of valuable
business experience, knowledge and professionalism to the Board
for its efficient and effective functioning. Independent non-executive
Directors are invited to serve on the audit committee of the Company
(the “Audit Committee”), the remuneration committee of the Company
(the “Remuneration Committee”), and the nomination committee of the
Company (the “Nomination Committee”).

The CG Code requires Directors to disclose to the Company, the number
and nature of offices held in public companies or organisations and other
significant commitments as well as their identity and the time involved.
The Directors have agreed to disclose their commitments to the Company
in a timely manner.
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ROLE AND FUNCTION AND DELEGATION BY THE
BOARD

The Board is responsible for and has general powers for the management
and conduct of the business of the Company. It delegates day-to-day
management of the Company to executive Directors and the senior
management of the Company within the control and the authority
framework set by the Board. The delegated functions and responsibilities
are periodically reviewed by the Board.

The Board reserves for its decision all major matters of the Company,
including approving and monitoring all policy matters, overall strategies
and budgets, internal control and risk management systems, material
transactions (in particular those that may involve conflict of interests),
financial information, appointment of Directors and other significant
financial and operational matters. Directors may seek independent
professional advice in performing their duties at the Company’s expense
and are encouraged to consult the Company’s senior management
independently.

In addition, the Board has also delegated to the Audit Committee, the
Remuneration Committee, and the Nomination Committee various
responsibilities as set out in their respective terms of reference. Further
details of these committees are set out on pages 56 to 58 of this annual
report.

All Directors shall ensure that they carry out duties in good faith, in
compliance with applicable laws and regulations, and in the interest of the
Company and its Shareholders at all times.

The Company has arranged appropriate liability insurance to indemnify its
Directors in respect of legal actions against them.

Save that Mr. Wong Choi Hing (executive Director and the Chairman) is the
father of Mr. Wang Dewen (executive Director and Co-CEO), there are no
financial, business, family or other material relationships among members
of the Board.
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CHANGES IN INFORMATION OF DIRECTORS AND THE

CHIEF EXECUTIVE

The changes of the information of the Directors and the chief executive
since the date of 2019 annual report of the Company and up to the date
of this annual report are set out below pursuant to Rule 13.51B(1) of the

Listing Rules:

Name of Director/Chief Executive

EE BRTHRABHS
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EFRERTHRAREESE

BARF019FFRAPEEAFHREAYNES
kE=TBRABERZSEHZ EHARAE13.518(1)
fFEFIAT -

Changes
BE

Mr. Cai Hongwen
(executive Director, Co-Chairman and

former CEQ)

BRI
(HITEE - BEFER
BIEEHNITE)

Mr. Yang Sanming
(executive Director and CEO)
5% — A% A
(RITEFFEEHTE)

Mr. Zhao Lihua
(Independent non-executive Director)

AVE- S e
(BUIHPTTEF)

Mr. Dai Yiyi
(Independent non-executive Director)

L) aisted
(BUIHPTTEF)

Other than those disclosed above, there is no other information required
to be disclosed pursuant to Rule 13.51B(1) of the Listing Rules.

Mr. Cai Hongwen ceased to be the CEO of the Company with effect from 9 June 2020.

ERXEEREARANBEFERITE » 1R2020F6 HOR LR

Mr. Yang Sanming has been appointed as an executive Director and the CEO of the
Company with effect from 9 June 2020.

BZRAEERZERARRNRITESTRAFENTE - N20205F6 FoR LMK -

Mr. Zhao passed away on 23 December 2020 and ceased to be an independent non-
executive Director, the chairman of the Nomination Committee and a member of the
Audit Committee of the Company.

I EESE A R2020F 12 A23 HEFtE - THEECARAINBEIIIFNTES REEE8
BXIEREREEGNE -

Mr. Dai Yiyi has been appointed as an independent non-executive Director, the chairman
of the Nomination Committee and a member of the Audit Committee of the Company
with effect from 19 March 2021.
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INDUCTION AND CONTINUOUS PROFESSIONAL
DEVELOPMENT

Each appointed Director is provided with necessary induction and
information to ensure that he has a proper understanding of the
Company’s operations and business as well as his responsibilities under
relevant statutes, laws, rules and regulations. According to the records of
the Company, all Directors have attended training sessions conducted
by the Company’s legal advisers as to Hong Kong laws on duties and
obligations of directors of companies listed on the Stock Exchange
including connected transactions and corporate governance. The
Company also provides periodic legal updates and developments on the
Listing Rules, the Hong Kong Companies Ordinance, news updates from
the Stock Exchange and the Securities & Futures Commission of Hong
Kong and other relevant legal and regulatory requirements to all of the
Directors, as well as regular updates on the Company’s performance,
position and prospects to enable the Board as a whole and each Director
to discharge their duties.

COMPLIANCE WITH THE MODEL CODE FOR
SECURITIES TRANSACTIONS

The Company has adopted the Model Code as the code of conduct of
the Company for Directors’ securities transactions. Having made specific
enquiry to all Directors, all Directors have confirmed that they have
complied with the required standard set out in the Model Code during
the Year. Employees who are, or likely to be, in possession of unpublished
inside information in relation to the Company or its shares are prohibited
from dealing in the shares of the Company during the black-out period.

CORPORATE GOVERNANCE

Save as disclosed in the paragraphs below, the Board is of the opinion that
the Company had complied with the code provisions as set out in the CG
Code contained in Appendix 14 to the Listing Rules during the Year.

Paragraph L(d)(iv) of the CG Code under Appendix 14 of the Listing
Rules states that an issuer shall provide details of non-compliance with
Rule 3.21 of the Listing Rules and an explanation of the remedial steps
taken to address non-compliance with establishment of an audit
committee. During the period from 12 October 2019 to 20 March 2020, Mr.
Wang Dewen was a member of the Audit Committee. As soon as it came
the Company’s attention that the Audit Committee should be comprised
of non-executive Directors of the Company, the Company has immediately
replaced Mr. Wang Dewen with Mr. Yue Zheng, an independent non-
executive Director on 20 March 2020 with effect on the same day.
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Following the passing away of Mr. Zhao Lihua (“Mr. Zhao"”) on 23
December 2020, the Nomination Committee comprised only two
members and did not have a chairman, which constitutes a deviation
from code provision A.5.1 of the CG Code as it requires the Nomination
Committee to be chaired by the chairman of the Board or an independent
non-executive Director and comprises a majority of independent non-
executive Directors. On 19 March 2021, with the appointment of Mr.
Dai Yiyi as an independent non-executive Director, the chairman of the
Nomination Committee and a member of the Audit Committee (the
“INED Appointment”), the Company has once again complied with the
requirements of relevant Listing Rules above. Please refer to the paragraph
headed “Compliance with Rules 3.10(1), 3.10A and 3.21 of the Listing
Rules” below for further information relating to non-compliance with the
relevant Listing Rules.

According to Rules 3.10(1) and 3.10A of the Listing Rules, the Board
must include at least three independent non-executive Directors and
the Company must appoint independent non-executive Directors
representing one-third of the Board, respectively. In addition, Rule 3.21 of
the Listing Rules requires, among others, an audit committee to comprise
a minimum of three members.

Following the passing away of Mr. Zhao on 23 December 2020, the Board
comprised only two independent non-executive Directors, each of the
Audit Committee and the Nomination Committee comprised only two
members and the Nomination Committee did not have a chairman. The
Company has once again complied with the requirements of relevant
Listing Rules above after the INED Appointment.
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APPOINTMENT AND RE-ELECTION OF DIRECTORS

Each of the Directors has entered into service contract or letter
of appointment with the Company, which may be terminated in
accordance with the respective terms of the service contracts or letters
of appointment. For details, please refer to the section headed “Directors
and Directors’ Service Contracts” of this annual report.

None of the Directors has a service contract which is not determinable by
the Group within one year without payment of compensation (other than
statutory compensation).

In accordance with Articles 16.2 and 16.3 of the Articles, any Director
appointed by the Board or by an ordinary resolution either to fill a casual
vacancy or as an addition to the Board, shall hold office only until the
following annual general meeting of the Company and shall then be
eligible for re-election at that meeting. In accordance with Articles 16.18
of the Articles, at every annual general meeting, one-third of the Directors
for the time being shall retire from office by rotation provided that every
Director (including those appointed for a specific term) shall be subject to
retirement by rotation at least once every three years. A retiring Director
shall be eligible for re-election at the annual general meeting.

The procedures and process of appointment, re-election and removal
of Directors are set out in the Articles. The Nomination Committee
is responsible for reviewing the Board composition and making
recommendations to the Board on the appointment or re-appointment of
Directors and succession planning for Directors, in particular the Chairman
and chief executive officer.

BOARD MEETINGS

The Company has adopted the practice of holding Board meetings at
least four times a year at approximately quarterly intervals pursuant to
code provision A.1.1 of the CG Code. Notice of not less than fourteen days
are given for all regular board meetings to provide all Directors with an
opportunity to attend, and include matters in the agenda for a regular
meeting pursuant to code provision A.1.3 of the CG Code.

All Directors are provided with the meeting agenda and relevant
information related to the agenda in advance before the meeting. They
have access to the senior management and the company secretary of the
Company at all time and may, upon reasonable request, seek independent
professional advice at the Company'’s expense.
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Minutes of the meetings are kept by the company secretary of the
Company with copies circulated to all Directors for information and
records. Minutes of the board meetings and committee meetings
record sufficient details of the matters considered by the Board and the
committees and the decisions reached, including any concerns raised
by the Directors. Draft minutes of each Board meeting and committee
meeting are sent to the Directors for comments within a reasonable time
after the date on which the meeting was held. Minutes of board meetings
are open for inspection for the Directors.

Thirty one Board meetings and two general meetings were held during
the Year. Individual attendance of the Directors is as follows:

SRCEHARFNRAWERT - BIAKHE
BESEM UH2EREH -EFEREEE
CRNERCEARIBIETENZREME
BEHENFBERMEKNRE  BRESENEIM
RE - REEGLZEGERNTACHERAL
REFRTHRR - BRAEREANXZ2ESESHE
Bl - EX2 2SRV ERCHAIHESSER -

RAFER > BITTIIREFEERL2RARERX
T HFERENESWT

No. of meetings attended/
No. of meetings held

HESHEAE BRI

Board General
Directors meetings meetings
= EEZEggER BRXE
Executive Directors BITES
Mr. Wong Choi Hing (Chairman) FHESLE(FE) 16/31 2/2
Mr. Cai Hongwen = e

(Co-Chairman and former CEQ) (Bt FAEEHNTTE)

(resigned as CEO on 9 June 2020) (2020F6 OB B EBE/EHRITE) 25/31 1/2
Mr. Zeng Yunshu (Co-Chairman) © AR E (BHE ) 31/31 2/2
Mr. Wang Dewen (Co-CEO) TR (BHEEEHITE) 22/31 2/2
Mr. Yang Sanming (CEO) B=RREE(EEHTE)

(appointed on 9 June 2020) (2020F6 HOREZ(T) 11/20 2/2
Independent Non-executive Directors BAEHITES
Mr. Zhao Lihua FE S

(passed away on 23 December 2020) (72020412 A23 H & i) 15/29 2/2
Mr. Lam Chi Yuen Nelson MWEERTAE 16/31 2/2
Mr. Yue Zheng FIgEE 17/31 2/2
Mr. Dai Yiyi B —tE

(appointed on 19 March 2021) (20215F3 9B EZR ) 0/0 0/0

BOARD COMMITTEES

The Board has established three committees, namely the Audit Committee,
the Remuneration Committee, and the Nomination Committee, to handle
particular responsibilities of the Board and certain affairs of the Company.
All board committees of the Company are established with defined
written terms of reference which have been uploaded to the website
of the Stock Exchange and that of the Company, and are provided with
sufficient resources to discharge their duties.
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AUDIT COMMITTEE

The Company established the Audit Committee on 27 September 2013
in compliance with Rule 3.21 and Rule 3.22 of the Listing Rules and with
written terms of reference in compliance with the CG Code and Corporate
Governance Report as set out in Appendix 14 to the Listing Rules and the
roles and the responsibilities delegated to the Audit Committee by the
Board. The revised terms of reference have been adopted by the Board
on 27 December 2018 to comply with the new CG Code which became
effective on 1 January 2019. The primary duties of the Audit Committee
are to review the financial information of the Company, to oversee the
financial reporting process, risk management and internal control systems
of the Group, to oversee the audit process, to make recommendation on
the appointment, re-appointment and removal of external auditor and to
perform other duties and responsibilities as assigned by the Board.

The Audit Committee consists of three independent non-executive
Directors. The three members are Mr. Lam Chi Yuen Nelson, the chairman
of the Audit Committee and an independent non-executive Director, Mr.
Zhao Lihua (passed away on 23 December 2020, and Mr. Dai Yiyi filled the
vacancy on 19 March 2021), an independent non-executive Director, and
Mr. Yue Zheng, an independent non-executive Director. During the Year,
two Audit Committee meetings were held to, among other matters, (1)
review and recommend the half-yearly and annual results to the Board
for approval; (2) review the Group’s financial controls, internal control and
risk management systems; (3) review the Group’s financial and accounting
policies and practices; (4) review and consider the whistleblowing policy
and system; (5) review the external auditor’s independence and the
objectivity and effectiveness of the audit process; and (6) review the terms
of reference of the Audit Committee.

The attendance of the Directors at the Audit Committee meetings was as

FEREZA®

AN FER TR A3 21156 %3226 201349 A
WHKYBERZEw  HEERESGEFEG LM
FAIM e O E S EERTRIR B EEAME
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FR2018F 12 A27 B IR ET B EHE - TS
201951 1B AR B EEETH - BZZE
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- EERZBRE RUERT - EFZERERIN
HEEMIEL R ETESRRMEMTIE
LA -

ENLZECH-RBIUIFRTESAR - =FK
85 MERLE(BERZESEHERELIENTT
BF) BUFEBUIIENTES - 120206124
23 B - BN — LR 2021F3 A19HEBZE
B REIFAECELIENTES) - RAFER -
BT T2REREZES S W ERBIE)(N)EZ

FEERFEES V2XEFTSHE  QFZ
AEEOPBEE  RFTEEEREREEHE

BERAKENPBEREABRRER | @FZ
REBBRBRBERRLHE  OFZINSZHEEE
BURBEZRAESEEERAN  kOBZEZE
BEEmBEHE -

EFRHEEZRBEERNBANT

follows:

Directors Number of Attendance
=== HERE
Mr. Lam Chi Yuen Nelson (committee chairman) MEREE(ZESE/E) 2/2
Mr. Zhao Lihua (passed away on 23 December 2020) N FE A (7R20205F12 A 23 B Ett) 2/2
Mr. Yue Zheng (appointed on 20 March 2020) FISE A (2020 3 A20 BEZT) 2/2
Mr. Dai Yiyi (appointed on 19 March 2021) #IN— (202143 19 BIER(T) 0/0
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REMUNERATION COMMITTEE

The Company established the Remuneration Committee on 27 September
2013 in compliance with Rule 3.25 and Rule 3.26 of the Listing Rules and
with written terms of reference in compliance with the CG Code and
Corporate Governance Report as set out in Appendix 14 to the Listing
Rules and the roles and the responsibilities delegated to the Remuneration
Committee by the Board. The primary duties of the Remuneration
Committee are to make recommendations to the Board on the policy and
structure for all Directors’ and senior management remuneration and to
make recommendations to the Board on the remuneration packages of
individual Directors and senior management.

The Remuneration Committee comprises two independent non-executive
Directors and one executive Director. The three members are Mr. Yue
Zheng, the chairman of the Remuneration Committee and an independent
non-executive Director, Mr. Lam Chi Yuen Nelson, an independent non-
executive Director, and Mr. Wang Dewen, an executive Director. During
the Year, three Remuneration Committee meetings were held to, among
other matters, (1) make recommendations to the Board on the policy and
structure for all Directors’ and senior management’s remuneration; (2)
assess the performance of executive Directors; (3) approve the terms of
executive Directors’ service contracts; and (4) make recommendations to
the Board on the remuneration packages of individual executive Directors,
non-executive Directors, independent non-executive Directors and
members of senior management.

The attendance of the Directors at the Remuneration Committee meetings
was as follows:

FN=EE

AN EERR E R AI3.2516 8 3.26151R 201349 A
AR FINEEY HEMBREGESS LT
RAIMT SR T ATE X E AT R B EEARE
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BOVH S -

ExhEFMZESERNBRNOT -

Directors Number of Attendance
2= HE R
Mr. Yue Zheng (Committee chairman) FEEE(ZEREE) 3/3
Mr. Lam Chi Yuen Nelson MEEEE 3/3
Mr. Wang Dewen FEXSEE 3/3

The primary goal of the Group’s remuneration policy for executive
Directors is to enable the Company to retain and motivate executive
Directors by linking their compensation with their individual performance.
The remuneration package includes basic salary, performance and/or
discretional bonus, participation in the Share Option Scheme, other share
option scheme (if any) and other benefits. Remuneration of the non-
executive Director includes mainly the Director’s fee, which is a matter for
the Board to decide by reference to the duties and responsibilities of the
non-executive Director. Remuneration of the independent non-executive
Directors includes the Director’s fee which is determined by the Board
based on the duties and responsibilities of independent non-executive
Directors and their participation in the Share Option Scheme or other
share option scheme (if any).

AEBEHRTEEHFINERN TR BER BT
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NOMINATION COMMITTEE

The Company established the Nomination Committee on 27 September
2013 with written terms of reference in compliance with the requirements
of the CG Code and Corporate Governance Report as set out in Appendix
14 to the Listing Rules and the roles and the responsibilities delegated
to the Nomination Committee by the Board. The primary duties of the
Nomination Committee are to review the structure, size and composition
of the Board and make recommendations to the Board on the
appointment and removal of Directors. In the nomination procedures, the
Nomination Committee makes reference to criteria including candidates’
reputation, integrity, accomplishment, experience and professional and
educational background.

The Nomination Committee comprises two independent non-executive
Directors and one executive Director. The three members are Mr. Zhao
Lihua, the former chairman of the Nomination Committee and an
independent non-executive Director (passed away on 23 December
2020, and Mr. Dai Yiyi filled the vacancy on 19 March 2021), Mr. Yue
Zheng, an independent non-executive Director, and Mr. Zeng Yunshu, an
executive Director. During the Year, two Nomination Committee meetings
were held to, among other matters, (1) review the structure, size and
composition of the Board and to review the diversity policy of the Board;
(2) assess the independence of independent non-executive Directors;
(3) review, consider and approve the nomination policy; and (4) make
recommendations to the Board on the re-appointment of Directors.

The attendance of the directors at the Nomination Committee meetings
was as follows:

REEZA®
RAFR2013F9A27HK T RRLZES - HEX
BiESEME EmARBIK ST UATE B EE AT
AR EEARENESER TIREZESNR
Eg

=

/

i

BHEBG - RAZEENIZRER/ERE
MREE - RERAR  UREERERESRR
FEFLER NRERERET  RE2ZBe22E
MIRERRREANEE  BEE - K5 &R
RBEFEEHEER

RAZECHMEBBYIFNTEER —BHNITE
B o — KB R BYELE(HIIREEE
FEREBIIENITESE - R2020F12 H23 B #F
o B AER2021F3A19REBER) - &
I (BIERTES) REEREE(BITE
B) RAFER BITT2XREEESSE
(EREE)NESRESSHEE - ABRENX
MEESZITEEE  QFHEBIIENITEEN
B 3)FIZ - BERILERZEBER RO
BENEAEERNEETSREER -

ExhERAZEEEENBERNT

Directors Number of Attendance
2= HEIRE
Mr. Zhao Lihua (Former committee chairman) WY ESRE(FIZEEE2F/E)

(passed away on 23 December 2020) (732020512 A23 B &itit) 2/2
Mr. Yue Zheng FISEA 2/2
Mr. Zeng Yunshu BERESEE 2/2
Mr. Dai Yiyi (Committee chairman) BN —hEE(ZEEFE)

(appointed on 19 March 2021) (20213 A19HEZT) 0/0
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BOARD DIVERSITY POLICY

The Board has adopted a board diversity policy with effect from 24 March
2014 and discussed all measurable objectives set for implementing the
policy. The Company recognises and embraces the benefits of having a
diverse Board with a view to enhancing its effectiveness and achieving
a high standard of corporate governance. It endeavours to ensure that
the Board has a balance of skills, experience and diversity of perspectives
appropriate to the requirements of the Company’s business. Selection of
candidates will be based on a range of diversity perspectives, including
but not limited to gender, age, cultural and educational background,
experience (professional or otherwise), talents, skills, knowledge, length of
service and other qualities of Directors. The ultimate decision of all Board
appointments should be based on meritocracy and the likely contributions
that the selected candidates will bring to the Board. The Nomination
Committee has reviewed such board diversity policy in the Year. During
the Year, the Company’s existing composition of independent non-
executive Directors as well as its senior management team are highly
diverse in age, educational background and professional experience.

DIVIDEND POLICY

The Board ratified and adopted a dividend policy (the “Dividend Policy”)
which sets out the principles and guidelines that the Company intends
to apply in relation to the declaration, payment or distribution of its net
profits as dividends to the Shareholders of the Company on 27 December
2018. In accordance with the Articles of the Company and subject to
compliance with applicable laws and regulations, when considering the
declaration and payment of dividends, the Board will take into account,
among other things, the financial results, cash flow situation, business
conditions and strategies, future operations and earnings, capital
requirements and expenditure plans, interests of Shareholders, restrictions
on payment of dividends, and other factors that the Board may consider
relevant. The Company may declare and pay dividends by way of cash
or scrip or by other means that the Board considers appropriate. Any
unclaimed dividend shall be forfeited and shall revert to the Company in
accordance with the Articles. The Board will review the Dividend Policy as
appropriate from time to time.
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CRITERIA FOR NOMINATION AND APPOINTMENT OF ESRAEZETER

DIRECTORS

In evaluating and selecting any candidate for directorship, the following A HERREREAETESK  BERLE®
criteria should be considered: R/ SEFEEER TR

Character and integrity;

Qualifications including professional qualifications, skills, knowledge
and experience and diversity aspects under the Board Diversity
Policy that are relevant to the Company’s business and corporate
strateqgy;

Any measurable objectives adopted for achieving diversity on the
Board;

Requirement for the Board in accordance with the Listing Rules
and whether the candidate would be considered independent with
reference to the independence guidelines set out in the Listing Rules;

Any potential contributions the candidate can bring to the Board in
terms of qualifications, skills, experience, independence, gender and
cultural diversity;

Willingness and ability to devote adequate time to discharge duties as
a member of the Board and/or Board committee(s) of the Company;

Such other perspectives that are appropriate to the Company’s
business and succession plan and where applicable, may be adopted
and/or amended by the Board and/or the Nomination Committee
from time to time for nomination of directors and succession
planning.
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NOMINATION PROCEDURE OF DIRECTORS

May select candidates for directorship from various channels,
including but not limited to internal promotion, re-designation,
referral by other member of the management and external
recruitment agents;

Upon receipt of the proposal on appointment of new director and
the biographical information (or relevant details) of the candidate,
evaluate such candidate based on the criteria as set out above to
determine whether such candidate is qualified for directorship;

If the process yields one or more desirable candidates, the
Nomination Committee and/or the Board should rank them by order
of preference based on the needs of the Company and reference
check of each candidate (where applicable).

Should review the overall contribution and service to the
Company of the retiring Director and the level of participation and
performance on the Board.

CORPORATE GOVERNANCE FUNCTIONS

The Board is responsible for performing corporate governance duties
including:

(a)

to develop and review the Company’s policies and practices on
corporate governance and make recommendations to the Board;

to review and monitor the training and continuous professional
development of Directors and senior management;

to review and monitor the Company’s policies and practices in
relation to its compliance with legal and regulatory requirements;

to develop, review and monitor the code of conduct and compliance
manual (if any) applicable to employees and Directors;

to develop, review and monitor the implementation of the
shareholders’ communication policy to ensure its effectiveness,
and to make recommendation to the Board where appropriate to
enhance shareholders’ relationship with the Company; and

to review the Company’s compliance with Appendix 14 to the Listing
Rules (the CG Code).
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DIRECTORS’ AND AUDITOR’S RESPONSIBILITIES FOR
FINANCIAL REPORTING IN RESPECT OF FINANCIAL
STATEMENTS

The Directors acknowledge their responsibilities for preparing the
financial statements for FY2020 which give a true and fair view of the
affairs of the Company and the Group and of the Group’s results and cash
flows. The Directors also acknowledge their responsibilities to ensure that
the financial statements of the Group are published in a timely manner.

The management has provided to the Board such explanation and
information as are necessary to enable the Board to carry out an informed
assessment of the Company’s consolidated financial statements, which are
put to the Board for approval. The Company provides all members of the
Board with updates on Company’s performance, positions and prospects.

The Directors were not aware of any material uncertainties relating to
events or conditions which may cast significant doubt upon the Group’s
ability to continue as a going concern.

The statement by the auditors of the Company regarding their reporting
responsibilities on the consolidated financial statements of the Company is
set out in the Independent Auditor’s Report of this annual report.

RISK MANAGEMENT AND INTERNAL CONTROLS

The Board is responsible for the risk management and internal control
systems of the Group and for reviewing their effectiveness. The risk
management and internal control systems are designed to manage rather
than eliminate the risk of failure to achieve business objectives, and can
only provide reasonable and not absolute assurance against material
misstatement or loss. A defined management structure with specified
limits of authority and responsibilities is developed for safeguarding
assets against unauthorized use or disposition, the maintenance of proper
accounting records for the provision of reliable financial information for
internal use or for publications and the compliance of applicable laws,
rules and regulations.

An internal audit department has been established to perform regular
financial and operational reviews and recommend necessary actions to
the relevant management. The works carried out by the internal audit
department ensure risk management and internal control measures are in
place and function properly as intended.

H
=

EFEREBMRMERRNMBEHERE

EEERANEAERE20208 R FEHBRE -
ZHBEHMEREERNTRMAR A RAE BN
DAEENZEBERRESRE - EENTHEREESR
BRRAE BN ISHRE RE A0 -

EEEBERAESSRHZFAFRELEN =
EEgURREESTSEHENARA A HIF
BRELABFG - ARAMEZTS2EKER
HERARFESE MR RATR ORI ER

EEUTABRBREMA A H RSB FELE
EENBRBERENEFHBERZ EAEANTHE
EREE -

ARRZBMBRENAHYBRRNBRE(T
BRENAFROBIAZBENRE ©

R EER NEREE
EXgREAKENAREE AR R
BRETEL AR HAWE&W%WE%Aaﬁﬁ
M3EHRARBEERER B IR - MARBER
$@ﬁ§ﬁm%aﬁW@%%¢ﬁAﬁﬁ#%ﬁ
HRFE - RAFICHIERBRENEERE - X
FIEABRRE LS - AT LR E A SR
EEE ZEFEGFRE  WRHASEMBE
FHEARERE AT - WBTEAED - RAK
B

B NEPEAZERPT  LAE BT IS R as 8 8
% WRBBEEEBABEZZMETE - REEZ
BPIFTHEITA THE T AR AR éﬁ&ﬁ%wﬁ
EHE S EHETT - WIRHUENREIE R B ©

GUANGDONG — HONG KONG GREATER BAY AREA HOLDINGS LIMITED B &&= iR AR A 7



/"

CORPORATE GOVERNANCE REPORT (¥ &8 &

The results of the internal audit and reviews are reported to the Audit
Committee and the Board at least once a year, who carried out annual
review on the internal control and risk management systems for the Year,
and they were satisfied with the effectiveness and the adequacy of such
systems of the Group during the Year.

An information disclosure policy is in place to ensure potential inside
information being captured and confidentiality of such information
being maintained until consistent and timely disclosure is made in
accordance with the Listing Rules. The policy regulates the handling and
dissemination of inside information, which includes:

. Designated reporting channels from different operations informing
any potential inside information to designated departments;

. Designated persons and departments determining further disclosure
as required; and

. Designated persons being authorised to act as spokespersons and
respond to external enquiries.

REMUNERATION OF SENIOR MANAGEMENT

Pursuant to code provision B.1.5 of the CG Code, the remuneration of the
members of the senior management (other than Directors) by bands for
the year ended 31 December 2020 is set out below:
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Number of Individuals

Emolument Bands HNEEE AE
Nil to RMB1,000,000 AR#1,000,0007T AR 3
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RMB3,000,001 to RMB4,000,000 AR #3,000,001 7T 2 AR %4,000,0007T 1
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INDEPENDENT AUDITORS’ REMUNERATION

The Group’s independent auditors are KPMG. For FY2020, the
remuneration paid and payable by the Group to the independent auditors
in respect of audit and non-audit services provided by them were as
follows:

3 B AT BN &
AEENBI B RESHSFEELR - 1
202084 BN 7R 5 B (A 0 ST AR BRAM S K S AT iR
HEZLIFBRZRBEN MO T

RMB'000
ARETIT

Audit and review services”

=z N E B RGO

4,250

Note:

(1) Including fees for statutory audit of annual financial statements and review of
interim financial report.

GEX

() BRFEMBERRNEEETENTHTBERS
EHREE -

ANNUAL REPORT 2020 £ % 63



AN
NN

64

"N

CORPORATE GOVERNANCE REPORT ¥ &8 &

COMPANY SECRETARY

Mr. Chan Sze Hon has resigned as the company secretary of the Company
with effect from 1 July 2020. Ms. Liang Lina has been appointed as the
company secretary of the Company with effect from 1 July 2020. During
the Year and up to the date of this annual report, Ms. Liang Lina has
undertaken not less than 15 hours of relevant professional training in
compliance with Rule 3.29 of the Listing Rules.

COMMUNICATION WITH SHAREHOLDERS AND
INVESTOR RELATIONSHIP

The Company believes that effective communication with Shareholders
and other investment community is essential. During the Year, the
executive Directors, the chief financial officer and the head of investor
relations of the Group held regular briefings, attended investor forums
and participated in roadshows and conducted meetings with institutional
investors and financial analysts in China, Hong Kong and overseas
countries to keep them abreast of the Group’s business and development.
Investors can also communicate with the Company through email at
ir@ehydoo.com.cn.

Shareholders’ meetings provide a useful forum for Shareholders to
exchange views with the Board. Directors and the chief financial officer
of the Group will attend Shareholders’ meetings to answer the questions
raised by Shareholders. Published documents together with the latest
corporate information and news are available on the Company’s website
at www.hydoo.com.cn.

SHAREHOLDERS' RIGHTS

Besides the request of the Board, the extraordinary general meeting shall
also be convened through the following measures:

(@) on the written requisition of any two or more Shareholders who hold
not less than one-tenth of the paid up capital of the Company which
carries the right of voting at general meetings of the Company as at
the date of deposit of the requisition of the Company deposited at
the principal office of the Company in Hong Kong or, in the event
the Company ceases to have such principal office, the registered
office, specifying the objects of the meeting and signed by such
Shareholders; or
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(b) on the written requisition of any one Shareholder of the Company
which is a recognized clearing house (or its nominee(s)) who holds
not less than one-tenth of the paid up capital of the Company which
carries the right of voting at general meetings of the Company as at
the date of deposit deposited at the principal office of the Company
in Hong Kong or, in the event the Company ceases to have such a
principal office, the registered office, specifying the objects of the
meeting and signed by the Shareholder.

Shareholders may put forward proposals for consideration at a general
meeting in accordance with the applicable laws and the Articles. If a
Shareholder, who is entitled to attend and vote at the relevant general
meeting, wishes to nominate a person (not being the nominating
shareholder) to stand for election as a Director, he or she should give to
the secretary of the Company notice in writing of the intention to propose
a person for election as a Director and notice in writing by that person
stating his or her willingness to be so elected, commencing no earlier than
the day after the dispatch of the notice of the relevant general meeting
and ending no later than seven days prior to the date of such general
meeting.

As regards proposing a person for election as a Director, the procedures
are available on the websites of the Company and the Stock Exchange.

Shareholders who intend to put forward their enquiries about the
Company to the Board could send their enquiries to the headquarters
of the Company in Shenzhen at Level 42, Block E, China Resources Land
Building, No. 18 First Dachong Road, Nanshan District, Shenzhen, the PRC
(email address: ir@hydoo.com.cn).

CHANGE IN CONSTITUTIONAL DOCUMENTS

During FY2020, there was no change in the constitutional documents of
the Company.
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EXECUTIVE DIRECTORS

Mr. Wong Choi Hing (£ B ##), aged 68, has been appointed as our Chairman
and executive Director since October 2019. He is the founder of our
Group. He has over 20 years’ experience in the development and
operation of large-scale trade and logistics centres and is one of the
core leader of the industry, participating in the formulation of industry
standards and industry selfregulations. From October 2010 to August
2014, Mr. Wong was Chairman of the Board, executive Director and CEO
of the Group, chaired and witnessed the important stage of the Group’s
listing in Hong Kong. Mr. Wong has received a number of social honours,
including being member of the 11th and 12th Chinese People’s Political
Consultative Conference (“CPPCC”) National Committee, vice-president
of the 3rd and 4th China Society for Promotion of the Guangcai Program,
Standing Member of the 10th and 11th executive committee of All-China
Federation of Industry and Commerce, founding president of Hong Kong
China Chamber of Commerce, Chairman of Friendship Federation of Hong
Kong Jiangxi Community Organisations, permanent honorary president
of Federation of Hong Kong Shenzhen Association, honorary president
of Federation of Hong Kong Chiu Chow Community Organizations,
honorary president of Federation of Hong Kong Guangdong Community
Organisations, honorary president of Chaozhou and Shantou Chamber
of Commerce in Shenzhen, vice-chairman of Shenzhen Harmony Club,
president of Federation of Ganzhou Chambers of Commerce, and
executive vicepresident of Federation of Jiangxi Companies, among
others.

Mr. Wong Choi Hing is the father of Mr. Wang Dewen, an executive
Director and the Co-CEO of the Company, and an uncle of Mr. Wang Dekai,
the vice president of our Group. Mr. Wong is also the father of Mr. Wong
Kim, the beneficial owner of Eminent Ascend, which owns 6.61% of issued
share capital of the Company.
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Mr. Zeng Yunshu (2 Z1&), aged 68, has been appointed as our Co-Chairman
and executive Director since October 2019. He has been engaged in
business operations for over 20 years and is a senior economist. He has
successfully established a number of enterprises with proven experience
in property development and management. Mr. Zeng was the chairman
of the board of directors from January 2007 to November 2011 and
executive director from January 2007 to June 2012 of Hong Long Holdings
Limited (now known as Suncity Group Holdings Limited) (stock code:
1383.hk). Mr. Zeng worked at Shenzhen Petrochemical Industry (Group)
Co. Ltd. and domestically associated enterprise in Shenzhen in 1991. From
1981 to 1990, Mr. Zeng served at various departments of the Xingning and
Meizhou municipal governments. Mr. Zeng was the Standing Committee
Member of the Meizhou CPPCC, and currently holds positions at a
number of organisations and associations, including executive president
of Guangdong Hakka Chamber of Commerce, honorary president of
Shenzhen Ningjiang Cultural Promotion Association and chairman of
Shenzhen Hongli Charitable Foundation. Mr. Zeng has received numerous
honours, such as “Yiju Top 30 Real Estate Pioneers of Shenzhen” and “Gold
Award for Personal Charitable Donations in Pengcheng”.

Mr. Zeng is the father of Mr. Zeng Sheng (& ). Mr. Zeng Sheng is the sole
shareholder and a director of Junsheng Holdings (a controlling
shareholder of the Company), and a director of RXHD Holdings (a
controlling shareholder of the Company). Mr. Zeng is a director of each of
Junsheng Holdings, RXHD Holdings and China Greater Bay Area Holdings.
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Mr. Cai Hongwen (%578 ), aged 57, has been appointed as our Co-Chairman,
executive Director and CEO since October 2019. He resigned as CEO in
June 2020. He is a construction engineer and an architect. Mr. Cai has been
engaged in business operations for more than 20 years, during which he
has successfully established Guangdong Hongyi Group and China Hakka
Park which is the first cultural tourism industry park project in China
and which the project was selected as the “Guangdong Province New
Urbanization 2511 Beautiful Town Pilot Project”, and won the “2017 Third
China Outstanding Contribution Award in the Tourism Industry”, that is,
the "Pegasus Award”, and he has also engaged in many tourism real estate
projects across the country. Mr. Cai was a member of the 11th and 12th
Guangdong Provincial People’s Congress, member of the 4th, 5th and 6th
Meizhou Municipal People’s Congress, Standing Committee Member of
the 5th, 6th and 7th Meizhou Municipal People’s Congress, vice-chairman
of Meizhou Federation of Industry and Commerce, and chairman of
Meijing District Federation of Industry and Commerce. He currently
holds positions at a number of organisations and associations, including
executive vice-president of Guangdong Hakka Chamber of Commerce,
mentor of the Top 10,000 National Outstanding Mentors for Innovative
Entrepreneurship, visiting professor and member of the governing
board of Jiaying Academy in Meizhou of Guangdong Province, and vice
president of the Quanjinglian and director of Feature Towns Committee,
honorary president of Guangdong Province Wuhua Chamber of
Commerce, Vice President of Guangdong Real Estate Industry Association,
honorary president of Meizhou Real Estate Industry Association, president
of Meizhou Wuhua Chamber of Commerce. Mr. Cai has received numerous
honours, such as the “Guangdong May 1st Labour Certificate Award”,
“Meizhou Outstanding Private Entrepreneur”, Meizhou’s Third "Ten
Outstanding Youth”, “Meizhou Entrepreneurship Star” and “Glorious
Career Medal”. Mr. Cai is enthusiastic about social welfare, education,
medical care and rural revitalization. He has made donations amounted to
more than RMB500 million.

Mr. Cai is a director of each of Hakka Park (a controlling shareholder of
the Company), Guang Yitong (a controlling shareholder of the Company)
and China Greater Bay Area Holdings (a controlling shareholder of the
Company).
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Mr. Yang Sanming (¥ = Bf), aged 47, has been appointed as an executive
Director of the Company and the CEO of the Group since June 2020. Mr.
Yang is a senior engineer and an architect, is engaged in construction
and real estate industry for over 20 years with proven experience in
management of real estate operation in China. From July 1996 to June
2013, Mr. Yang worked in China Construction First Building (Group)
Corporation Limited as vice general manager of real estate branch and
regional general manager of Eastern China. From June 2013 to December
2019, Mr. Yang served as various positions in Guangdong Pearl River
Investment Limited, such as general manager of Shenzhen branch,
general manager of Guangzhou branch, general manager of residential
investment division of the group, assistant president of the group, vice-
president of the group and managing vice-president of the group. He was
in charge of operation and management of Guangzhou branch, Shenzhen
branch and residential sector of the group. Mr. Yang was also in charge
of the comprehensive operation and management of the group, with a
particular focus on investments, overall operation and urban renewal.
In addition to a wealth of experience in land acquisition, investment,
development and construction, project operation and management and
urban renewal, his corporate management experience covers project
handling, regional planning and group corporate level management.
Since 2018, Mr. Yang has been serving as the standing deputy chairman of
Guangdong Province Real Estate Chamber of Commerce.

Mr. Yang Sanming obtained a bachelor’s degree in architectural
engineering from Tongji University, China and an executive master of
business administration (EMBA) from China Europe International Business
School.
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Mr. Wang Dewen (Ef£X), aged 42, has been an executive Director of the
Company since 2015, and has been the CEO of our Group since 2014.
Since October 2019, Mr. Wang Dewen has been re-designated as the Co-
CEO of the Group. Mr. Wang Dewen has over 10 years of experience in
the development and operation of large scale trade centers. Mr. Wang
Dewen had worked in China Great Wall Securities Company Limited and
Guosen Securities Co., Ltd. and held positions of manager of investment
banking department and analyst of research department. From 2009
to 2012, he served as the president of China South City Xi'an Company
Limited, a subsidiary of China South City Holdings Limited, a company
listed on the main board of the Stock Exchange (stock code: 1668.hk). Mr.
Wang Dewen currently holds positions at a number of organisations and
associations, including member of Chinese People’s Political Consultative
Conference of Jiangxi Province, executive vice-president of Shenzhen
Harmony Club Youth Committee, executive vice-president of Shenzhen
Youth Entrepreneurs Association, vice-president of Shenzhen Association
of Industry, Education and Research Cooperation, and vice-chairman of
Shenzhen Volunteer Service Foundation. Mr. Wang Dewen devoted to
youth development and social volunteer services, is enthusiastic about
charity and has received numerous honours and accolades, including
“Shenzhen Third Pengcheng Charity Award” and “Shenzhen Youth
Development Foundation ‘Love Dedication” Award”.

Mr. Wang Dewen is the son of Mr. Wong Choi Hing, an executive Director
and the Chairman of the Company, and a cousin of Mr. Wang Dekai, the
vice president of the Group. Mr. Wang Dewen is also the brother of Mr.
Wong Kim, the beneficial owner of Eminent Ascend, which owns 6.61% of
issued share capital of the Company.
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INDEPENDENT NON-EXECUTIVE DIRECTORS

Mr. Lam Chi Yuen Nelson (#f & #&), aged 52, has been appointed as an
independent non-executive Director of the Company since 2013. He has
extensive experience in professional accountancy in Hong Kong. He was
appointed by the Hong Kong Special Administrative Region Government
as a Non-official Justice of the Peace in October 2020. Currently, he is
the chairman of Nelson CPA Limited. He has been the independent
non-executive director of China Resources Cement Holdings Limited, a
company listed on the Stock Exchange (stock code: 1313), since August
2008. He has also been appointed as a member of the Air Transport
Licensing Authority since August 2013, and a member of Transport
Advisory Committee since October 2019. He has been appointed as an
adjunct professor of Hong Kong Baptist University since March 2020. Mr.
Lam is a practicing fellow member of the Hong Kong Institute of Certified
Public Accountants, a fellow member of the Association of Chartered
Certified Accountants and a member of several professional bodies in
Australia, the USA and the United Kingdom, including CPA Australia, the
American Institute of Certified Public Accountants and the Institute of
Chartered Accountants of England and Wales. He is also a CFA charter
holder and a senior fellow member of the Hong Kong Institute of Directors.
Mr. Lam received a Bachelor of Business Administration in Accounting
from the Hong Kong Baptist University (formerly known as Hong Kong
Baptist College) in January 1992, a Master of Business Administration from
the Hong Kong University of Science and Technology in November 1998
and a Master of Science in Finance from the Chinese University of Hong
Kong in November 2001.

Mr. Yue Zheng ( & IF), aged 47, has been appointed as an independent
non-executive Director of the Company since March 2019. He has been
serving as a vice president of Chia Tai Land Company Limited since July
2004. Prior to that, Mr. Yue served in positions such as project manager
and marketing director of PricewaterhouseCoopers (“PwC") China and
PwC New York from July 1997 to July 2004. He graduated from Fudan
University in July 1996 and obtained a bachelor degree in economics. He
also obtained a master degree in business administration in May 2002
from Yale University.
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Mr. Dai Yiyi (& 7° — ), aged 54, has been appointed as an independent
non-executive Director of the Company since March 2021. He has
extensive experience in business management and the real estate
industry. Mr. Dai is a full-time professor of the Executive Master of
Business Administration programme of the School of Management of
Xiamen University and the chairman of the Board of the Jin Yuan Research
Institute of Xiamen University. Mr. Dai was the vice dean of the School of
Management of Xiamen University between January 2008 and December
2015. Mr. Dai also serves as an adjunct professor for real estate CEO
programmes hosted by Tsinghua University and Peking University.

As at the date of this annual report, Mr. Dai serves as an independent non-
executive director, the chairman of the remuneration committee, and a
member of the audit committee and nomination committee of China SCE
Property Holdings Limited (Stock Code: 1966.HK) and as an independent
non-executive director, the chairman of the remuneration committee
and a member of the audit committee of Cosmo Lady (China) Holdings
Company Limited (Stock Code: 2298.HK), both of which are listed on The
Stock Exchange of Hong Kong Limited (the “Hong Kong Stock Exchange”).
Mr. Dai is also an independent director of Fujian Septwolves Industry Co.,
Ltd. (Stock Code: 002029.SZ), a company listed on the Shenzhen Stock
Exchange, and Xiamen C&D Inc. (Stock Code: 600153.5H), a company
listed on the Shanghai Stock Exchange. Mr. Dai was an independent non-
executive director of Mingfa Group (International) Company Limited, a
company listed on the Hong Kong Stock Exchange (Stock Code: 846.HK)
from October 2009 to September 2018.

Mr. Dai graduated from Xiamen University with a bachelor’s degree in
economics in 1989 and received a doctoral degree in economics from
Xiamen University in 1999. He was awarded a real estate appraisal
qualification certificate in 1997 and has been a consultant at the Fujian
Real Estate Association since 2005.
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SENIOR MANAGEMENT

Mr. Yang Sanming (# = B), aged 47, has been an executive Director and
chief executive officer of the Company since June 2020. For Mr. Yang
Sanming'’s biographical details, please refer to “Biographical Details of
Directors and Senior Management — Executive Directors” in this annual
report.

Mr. Wang Dewen ( £ & X ), aged 42, has been an executive Director of the
Company since 2015, and has been the chief executive officer of our Group
since 2014. Since October 2019, Mr. Wang Dewen has been re-designated
as the Co-CEO of the Group. For Mr. Wang Dewen'’s biographical details,
please refer to “Biographical Details of Directors and Senior Management
- Executive Directors” in this annual report.

Mr. Wang Dekai (£ 12 Bf), aged 44, has been the chief operating officer
of our Group since 2014, and since April 2020, Mr. Wang has been
re-designed as a vice president of our Group, and is primarily responsible
for new project development and relationship coordination for Mianyang
project and Nanchang project. Mr. Wang has over 20 years of experience
in the development and operation of large scale trade and logistics
centers. From February 2000 to May 2006, he served as the chairman and
the general manager of Henan Xinyang Commercial and Trade Center
Development Company Limited, and was primarily responsible for the
company’s management and operation. From June 2006 to October
2009, he served as the chairman and the deputy general manager of
Liaoning Chaoyang Howard Commercial and Trade Center Development
Company Limited, and was primarily responsible for project management
and operation. From November 2009 to July 2012, he also served as the
chairman and general manager of Jining Howard Lunan Modern Trade
Center Development Company Limited, and was responsible for project
management and operation. From August 2012 to July 2014, he served
as the general manager of Mianyang Western Trade Center Development
Company Limited, and was responsible for project management and
operation.

Mr. Wang Dekai is a nephew of Mr. Wong Choi Hing, the Chairman and an
executive Director of the Company, and a cousin of Mr. Wang Dewen, an
executive Director and the Co-CEO of the Company.
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Mr. Li Yixin (Z14 %), aged 59, has been appointed as a vice-president of
our Group since September 2019, and is primarily responsible for financial
management, bidding and procurement management of our Group. Mr.
Li obtained a bachelor’s degree and a master’s degree in education from
the South China Normal University. He has over 20 years of experience
in banking management, in which he started serving at commercial
bank branches and progressed to managerial role at head offices. He
has a deep understanding of the national monetary credit policies
and financial regulations in the PRC, as well as corporate financial and
capital operations. Prior to joining our Group, Mr. Li served as the vice
president of the Yangjiang branch of Agricultural Bank of China (“ABC")
in October 1995, and was primarily responsible for the management of
human resources, offices, credit cards, and financial technology. In July
1996, he served as the president of the Yangjiang Branch of ABC, and
was responsible for branch management. In January 1997, Mr. Li served
as the vice president of the Marketing Department of the Guangdong
branch of ABC, and was responsible for research and development of
products, and leading the business and retail market expansion of ABC
in Guangdong province. In October 1998, he served as the president of
the Meizhou branch of ABC, and was responsible for managing branch
operations. In September 2001, Mr. Li served as the vice president of
the Guangdong provincial branch of ABC, and was mainly responsible
for managing corporate affairs, international business, risk assets, retail
business, financial accounting and assets and liabilities management. In
January 2010, he became the vice president of the head office of Bank of
Guangzhou, and was primarily responsible for managing corporate affairs,
financial market business, financial accounting, international business and
expansions of branches.
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Mr. Mao Jun (F#5), aged 48, has been appointed as a vice president of the
Group since March 2020, and is primarily responsible for the Group’s
investment development, and city and industry integration business.
Mr. Mao is an industrial and civil construction engineer, a real estate
intermediate economist, and has a qualification of a registered first grade
architect. Mr. Mao received an Executive MBA degree from Cheung Kong
Graduate School of Business, a bachelor’s degree in industrial and civil
construction from Wuhan Industrial University (now Wuhan University of
Technology). Mr. Mao has over 20 years of working experience in real estate
companies. Prior to joining the Group, Mr. Mao was the managing director
in Shenzhen Shenghui United Development Management Co., Ltd. from
August 2016 to March 2020, fully responsible for the company’s operations
and management. Mr. Mao was also the chief engineer and vice president,
as well as the general manager in a regional company of Guangdong
Hongyi Group Limited from August 2010 to August 2016, responsible for
overall development and management of the projects of the regional
company. From August 2009 to May 2010, Mr. Mao served as the deputy
general manager of Shenzhen Minghao Real Estate Development Co., Ltd.
and the general manager of its Hunan company, fully responsible for the
expansion and the development of Hunan company. From August 2005
to July 2009, Mr. Mao served as the deputy general manager of Huasheng
Real Estate Development Co., Ltd of Shenzhen Huasheng Holding Co.,
Ltd, responsible for the management of the business segments of design,
engineering, cost, tendering and procurement. Prior to that, Mr. Mao had
worked for China CITIC Group (Shenzhen) Co., Ltd., Shenzhen Baohua
Investment Co., Ltd., Shenzhen Xingtong Real Estate Development Co.,
Ltd. and Wuhan Steel Design & Research Institute Shenzhen Yard.

Mr. Yan Hongyu (BR4L ), aged 49, has been appointed as a vice president
of our Group since June 2020. He is primarily responsible for sales, design
and property and business management of the Group. Mr. Yan graduated
from Zhongnan University of Economics and Law with a bachelor’s degree
and he is an intermediate real estate economist. Mr. Yan has over 20
years of working experience in real estate companies. Prior to joining the
Group, Mr. Yan served as the Executive Deputy General Manager of the
Residential Division of Zhujiang Investment Co., Ltd. from August 2015 to
September 2018, in charge of marketing, design, property management,
and investment in the residential sector. Mr. Yan also served as the Deputy
General Manager of Dalian Wanda Group Guangzhou branch and General
Manager of the marketing department of southern project management
center from November 2009 to May 2014, and he was responsible for
the marketing management of the Guangzhou branch and the southern
part of the group. Prior to that, Mr. Yan worked in China Poly Real Estate,
China CITIC South China Group Co., Ltd., Dongguan Zhonghui Group, and
Dongguan Dingfeng Group.
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Mr. Zhong Ding Hua ( # & % ), aged 49, has been appointed as a chief
financial officer of our Group since September 2020. He is primarily
responsible for the financing and investor relations affairs of the Group.
Mr. Zhong has more than 20 years of experience in the real estate
industry in the PRC and has extensive operational experience in project
financing, overseas mergers and acquisitions, corporate diversification
and internationalization, and financial management. From July 1994 to
July 2001, Mr. Zhong served as the finance manager, finance director, and
deputy general manager of the finance department of Shenzhen Nanshan
Development Group. From 2005 to May 2010, he served as the finance
supervisor of Zhuoyue Real Estate Group Co., Ltd.. From September
2011 to June 2016, he served as deputy general manager of the funds
department of Shenzhen Hazens Real Estate Group Co., Ltd.. From July
2016 to October 2018, he served as the president of Shenzhen Zhengde
Financial Holdings Co., Ltd.. From January 2019 to June 2020, he served as
the chief investment and finance officer of Legend Strategy International
Holdings Group Company Limited (stock code: 1355), a company listed on
the Main Board of The Stock Exchange of Hong Kong Limited. Mr. Zhong
graduated from the Department of Finance in Jinan University in the
PRC majoring in International Finance in 1994. In 2004, he completed the
postgraduate diploma certificate program at the University of Auckland in
the New Zealand.

Mrs. Liang Lina (2 RE ), aged 38, has been the Company Secretary and
the secretary of the Board since July 2020. Ms Liang has extensive
experience in auditing, financial management, offshore financing,
investor relations, and corporate governance. Ms. Liang joined the Group
in November 2011, holding various positions including the deputy
director of financial department, the director of investor relationship
department and the general manager of the office of the Board. Ms.
Liang was deeply involved in many significant capital markets projects
of the Group, including the listing of the Group on the Main Board of the
Stock Exchange, offshore financing, merger and acquisition, business
cooperation, and was also responsible for corporate governance, investor
relations and company secretarial duties. Prior to joining the Group, Ms.
Liang worked in Ernst & Young and had more than 7 years’ experiences
in auditing. Ms. Liang holds a bachelor degree in Accounting from the
Central University of Finance and Economics, and a master degree in
Finance from Peking University. Ms. Liang is currently a member of each
of the Chinese Institute of Certified Public Accountants, the Hong Kong
Institute of Certified Public Accountants, and the American Institute of
Certified Public Accountants.
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SENIOR CONSULTANTS

Mr. Zhang Yijun (3R B33), aged 66, has been appointed as our senior consultant
since October 2019. Mr. Zhang is also a senior economist. Mr. Zhang
graduated from South China Normal University with a bachelor’s degree
in July 1983 and holds an EMBA from Shanghai Jiaotong University. Mr.
Zhang studied corporate management and real estate management in
Japan and has over 30 years’ experience in investment and corporate
management. Mr. Zhang was the vice-chairman of the board of directors,
executive director and CEO from December 2009 to January 2011, and
non-executive director from January 2011 to November 2011 of Hong
Long Holdings Limited (now known as Suncity Group Holdings Limited)
(Stock code: 1383.hk); non-executive director of Top Spring International
Holdings Limited (Stock code: 3688.hk) from July 2011 to December 2012;
non-executive director of Road King Infrastructure Limited (Stock code:
1098.hk) from December 2004 to December 2009; executive director and
CEO of Shenzhen Investment Limited (Stock code: 604.hk) from October
2004 to December 2009; non-executive director of Coastal Greenland
Limited (Stock code: 1124.hk) from January 2007 to December 2007; and
chairman of the board of directors and CEO of Shenzhen Construction and
Investment Holdings Limited from 1996 to 2004. Prior to the aforesaid,
Mr. Zhang had served as the Head of the Shenzhen Supervisory Bureau,
the Secretary of the Shenzhen Municipal Committee of CPC Youth League
and the Chairman of Shenzhen Municipal Youth Federation. Mr. Zhang
received the title of “Outstanding EMBA Student of Year 2005"” of Shanghai
Jiaotong University in 2005, as well as “Top 10 Persons of the Low-Carbon
Era of Year 2010 in China” in 2010.

Mr. Zhang Huagiao (5R{t#8), aged 57, has been appointed as our senior
consultant since October 2019. Mr. Zhang is also a director of various
listed companies, including as an independent non-executive director of
Fosun International Limited (Stock Code: 656.hk), Zhong An Real Estate
Limited (Stock Code: 672.hk), China Huirong Financial Holdings Limited
(Stock Code: 1290.hk), Logan Property Holdings Company Limited
(Stock Code: 3380.hk) and Luye Pharma Group Ltd. (Stock Code: 2186.
hk). From July 1986 to January 1989, Mr. Zhang was employed at the
People’s Bank of China in Beijing. From June 1999 to April 2006, Mr. Zhang
worked at the Equities Department of UBS AG, Hong Kong Branch and
held positions of the head of the China research team and the co-head
of the China research team. Mr. Zhang was the chief operating officer
from March 2006 to September 2008 and executive director from May
2006 to September 2008 of Shenzhen Investment Limited (stock code:
604. hk). From September 2008 to June 2011, he was deputy head of China
Investment Banking at UBS Securities Asia Limited. Mr. Zhang obtained a
master’s degree in economics from the Graduate School of the People’s
Bank of China in July 1986 and obtained a master’s degree in economics
of development from the Australian National University in April 1991.
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Independent auditor’s report to the shareholders of Guangdong -
Hong Kong Greater Bay Area Holdings Limited
(Incorporated in the Cayman Islands with limited liability)

OPINION

We have audited the consolidated financial statements of Guangdong -
Hong Kong Greater Bay Area Holdings Limited (the “Company”) and its
subsidiaries (the “Group”) set out on pages 90 to 238, which comprise
the consolidated statement of financial position as at 31 December 2020,
the consolidated statement of profit or loss, the consolidated statement
of profit or loss and other comprehensive income, the consolidated
statement of changes in equity and the consolidated cash flow statement
for the year then ended and notes to the consolidated financial
statements, including a summary of significant accounting policies.

In our opinion, the consolidated financial statements give a true and fair
view of the consolidated financial position of the Group as at 31 December
2020 and of its consolidated financial performance and its consolidated
cash flows for the year then ended in accordance with International
Financial Reporting Standards (“IFRSs”) issued by the International
Accounting Standards Board (“IASB”) and have been properly prepared
in compliance with the disclosure requirements of the Hong Kong
Companies Ordinance.

BASIS FOR OPINION

We conducted our audit in accordance with Hong Kong Standards on
Auditing (“HKSAs”) issued by the HKICPA. Our responsibilities under those
standards are further described in the Auditor’s responsibilities for the
audit of the consolidated financial statements section of our report. We
are independent of the Group in accordance with the HKICPA’s Code of
Ethics for Professional Accountants (“the Code”) together with any ethical
requirements that are relevant to our audit of the financial statements in
the Cayman Islands, and we have fulfilled our other ethical responsibilities
in accordance with these requirements and the Code. We believe that the
audit evidence we have obtained is sufficient and appropriate to provide
a basis for our opinion.

KEY AUDIT MATTERS

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

BRFEIRBNERREYRNMEE

Refer to note 11 to the consolidated financial statements and the accounting policies note 1(i).

BRHE GBS IRZI 11 R 10)89 271 B °

The key audit matter
HRBENEE

How the matter was addressed in our audit

RARBERE N EEFERETSH

As at 31 December 2020, the Group held a portfolio of
investment properties located in Jiangxi, Guangxi, Shandong,
Guangdong and Hunan provinces in Mainland China with an
aggregate fair value of RMB3,144,270,000 which accounted for
17% of the Group's total assets at that date. The investment
properties principally comprise commercial trade logistics
centers.

202012318 © EEEFHAUNRPREAMIA &
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During the year ended 31 December 2020, the Group
transferred inventories, which principally comprised
commercial trade logistics centres and shops, with an
aggregate carrying value of RMB296,207,000 to investment
properties. Management is required to exercise judgement in
determining if the relevant criteria as set out in the prevailing
accounting standards have been met in order to transfer
inventories to investment properties. Such judgements are
principally qualitative in nature.

EZE2020F12A31H ° EREEFEBRIIREMENR
B ARY296,207,0007T - BEIIREMENFETERR
BRI kA o EIMERE AR FEBRIIREYE

HER:  ERERE BTN - T ERAGEB SR
8 -

The net fair value gain of investment properties recorded in
the consolidated statement of profit or loss represented 24%
of the Group’s profit before taxation for the year ended 31
December 2020.
REHBERRFAEGHREDNENDABERSEER &
SEEEZE2020 F12 A318 ILFE 2 RBATHE 2 24% o

Our audit procedures to assess the transfer of inventories to
investment properties and valuation of investment properties
included the following:

B FHEREMENEERROBZEF 21

. challenging management’s criteria for determining
the change in use of the properties transferred
from inventories to investment properties by
inspecting the lease agreements for the properties,
property management contracts and other relevant
documentation and inspecting management’s business
plans for these properties;

- BEREVMENEEHE  WEERSRMEMIBH
NHUARBEEREBHELYENERTE - HERE
BERTEYFEERERKBENREREE R

. conducting site visits to investment properties
transferred from inventories, on a sample basis, to
observe the leasing activities of the respective properties
and assess the change in use of the properties as asserted
by management;
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. obtaining and inspecting the valuation reports
prepared by the external property valuers engaged by
management and on which the directors’ assessment of
the fair values of investment properties was based;

- BBUREHEBEZEMNIIMNIMEGEMMERE
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. assessing the external property valuers’ qualifications,
experience and expertise in the properties being valued
and considering their objectivity and independence;
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BRFEIRBNERREYRNMEE

Transfer of inventories to investment properties and valuation of investment properties

BRHE GBS IRZI 11 R 10)89 271 B °

Refer to note 11 to the consolidated financial statements and the accounting policies note 1(i).

The key audit matter
HRBENEE

How the matter was addressed in our audit

RARBERE N EEFERETSH

The fair values of the investment properties as at 31 December
2020 were assessed by the directors based on independent
valuations prepared by a firm of qualified external property
valuers. The determination of these fair values involves
significant judgement and estimation, particularly in relation
to selecting the appropriate valuation methodology,
capitalisation rates, market rents and average market price of
the comparable properties.
BREMHENR2020F 12 ANBNRABERESFEN —HEE
TRONER Y AL E R AR BB A E ML - BZEAAER
HEE P R ERHE R - FRIEEREENMERE &
et - AR BMENTSES R FETERR

We identified the transfer of inventories to investment
properties and valuation of investment properties as a
key audit matter because of the exercise of management
judgement in assessing if the criteria for the transfer of
inventories to investment properties were met and because
of the inherent risks involved in estimating the valuations
of investment properties, particularly in light of the current
economic circumstances.
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. with the assistance of our internal property valuation
specialists, discussing with the external property valuers
their valuation methodology and the key estimates and
assumptions adopted in their valuations;
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. challenging the key estimates and assumptions
(including capitalisation rates, prevailing market rents
and comparable market transactions) adopted in the
valuations, on a sample basis, by comparison with
available market data; and

- BERERRATSEEETLER  BRMAEPRANE
EfFTMEBR(BEERCLLE  RITHISHEES AL
RHi5R5) : &k

. comparing tenancy information, including committed
rents and occupancy rates, provided by the Group to the
external property valuers with underlying contracts and
related documentation, on a sample basis.

- BBmENFR  BHEERER  BEAROHESMA
FX -8 BEREREAISYELEMNELSR
FARRA S ETTHI L -
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Assessing the net realisable value of inventories

AHEEEN TR FE

Refer to note 20 to the consolidated financial statements and the accounting policies note 1(n).

B2 E GRS HA N 20 R 1T 1(n)8) 21 BUE

The key audit matter
HRBENEE

How the matter was addressed in our audit

RARBERE N EEFERETSH

As at 31 December 2020, the aggregate carrying value of the
Group's properties held for development (“PHD"), properties
under development (“PUD”) and completed properties held
for sale (together “inventories”) totalled RMB9,356,192,000.
These principally comprise wholesale trading market units and
other commercial and residential units in Dongguan, Renhuai,
Ganzhou, Lanzhou, Wuzhou, Jining and Yantai.
72020128310 - ERENFHEERDX ([RERRY
() e2X((ERYE) MFEETIYE (GBI 7
B OHEREES £/ ARK9356,192,0007T - ZEHFEE
EB/NEE (T - SN BN BN BENESNE
URGERABETRHEMEESETET

Inventories are stated at the lower of cost and net realisable
value. The calculation of the net realisable value for each
property development project at the financial reporting date is
performed by management.
FEAKAEAT IR FENBRIEESE - FEYMEFEERAR
MBI ERE B R FEHREEETH -

The calculation of the net realisable value of inventories
involves significant management judgement and estimation
in preparing the updated estimations of the costs to complete
each property development project for PHD and PUD as well
as in assessing the expected future selling prices for each
property development project (with reference to recent sales
transactions in nearby locations and the rates of new property
sales) and the estimated future selling costs (including price
discounts which may be required to stimulate sales).
REBFERDENEEVESAYERBER R TRAD
BT ARFHE S AW EREIABNEHRKREEB (2
BT RV HE R H R EHE X)) RAEFHRKH
ERA(BREREHEFTEFTENERITIE  FEFEN
AT IRE S M EAE TR H ST

Our audit procedures to assess the net realisable value of
inventories included the following:

A FEN A ERHERRNEZEF 21

. assessing the design, implementation and operating
effectiveness of key internal controls over the preparation
and monitoring of management budgets and forecasts
of construction and other costs for each property
development project;

- AHARRELERSEVEFAERENAEEE &2
ERHAK AR TR EITE =B RS - ERE
BHEMEIE ERBRIE

. conducting site visits to property development sites, on
a sample basis, and discussing with management the
progress of each property development project and the
development budgets reflected in the latest forecasts for
each property development project;

o ARG AEYERERMETERE  WEER
Erlm S EYEREIER AEE RN ZEDER
BIERSHTBEANERESR

. evaluating the valuation methodologies and challenging
the key estimates and assumptions adopted in the
valuations, including expected future selling prices,
by comparing expected future selling prices to, where
available, recently transacted prices for similar properties
and the prices of comparable properties located in the
nearby vicinity of each development;

- BERBEHARKEEEREEERIBR TAELRE
PUMENR HER KRS EERER LR
LM EBRELLE - SHEGERE - WHHEER K

RO EHRRE(EEERRKEEER)IREE

EE
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Assessing the net realisable value of inventories

AHEEEN TR FE

BRRE AT IRA M 20 RITET 1(n) B & 5T

Refer to note 20 to the consolidated financial statements and the accounting policies note 1(n).

The key audit matter
HRBENEE

How the matter was addressed in our audit

RARBERE N EEFERETSH

We identified assessing the net realisable value of inventories
of the Group as a key audit matter because of the inherent risks
involved in estimating net realisable values, particularly in light
of the current economic circumstances and various property
market cooling measures implemented by local governments
in various cities across Mainland China.
HAMEEF AT RFE S RN EF AR - FHIRREHE Wﬂﬂ
E AR T E’J%&Eﬂkﬂ&“‘i@ﬁﬁiﬁﬂmxlﬁﬁ B R T

WEMEEN G EREFE mfﬁ@ﬁﬁ?ﬁ&%@%
5 o

. for those properties held for future development and
properties under development for sale, discussing with
management, on a sample basis, the development
progress and challenging management’s development
budgets with reference to signed construction contracts
and/or unit construction costs of recently completed
projects developed by the Group; and

- HRARKRBRUAREERBHENYE  BEBEN
RERMHNBEREE  AREHEOER - 2EFRE
BBATKERRITNEREHN R REMEER
o EERENFREESEMALR &

. assessing the sensitivity analyses prepared by
management to determine the extent of changes in key
estimates and assumptions that, either individually or
collectively, adopted in assessing net realisable value,
may result in material misstatements in inventories and
considering the likelihood of such a movement in those
key estimates and assumptions arising and the potential
for management bias in their selection.

- AHABEEBETERESN UEEEEMEEEH
FEHRLEBEAERNEDIEE  YEBRFERMG
MEFRLBEEHAREMEE FHRERRENE
FENME o
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Impairment loss on interest in a joint venture operated in Thailand

EREKENSELENERRERSE

Refer to note 15 to the consolidated financial statements and the accounting policies note 1(e).

F2RHE I EHENE 15 R 1e)B S5 BE °

The key audit matter
HRBENEE

How the matter was addressed in our audit

RARBERE N EEFERETSH

As at 31 December 2020, the Group's interest in joint ventures
included an interest in a joint venture engaged in property
development in Thailand (“Thailand Joint Venture”) with
carrying amount of RMB125,359,000.
EE2020F12831H » AEFEREGECENERRREBRE
RENENEZENSECX((REGELE DR &
AREE /A A K #125,359,0007T ©

As in previous years, Thailand Joint Venture was unable to get
reimbursement from the third party joint venture partner of
the cost of certain pieces of land which were returned to the
original vendor by the order of the court. In addition, the joint
venture partner was obligated to repurchase certain shares in
Thailand Joint Venture held by the Group but failed to do so
within the specified time frame which remained the case at
31 December 2020. As agreed, if the joint venture partner fails
to fulfil its share repurchase obligation within a specified time
frame, the Group has the right to obtain the land pieces still
held by Thailand Joint Venture. In 2019, the Group brought a
lawsuit against the joint venture partner in this regard.
HARFE K REGECERENRE=FELEHER
HINER G ERERRE T LA ABERC RS E © it
Oh - ZAERHARBRAEEBRHENRESEREN
AT - BRGEEEEITERBEE - EEIENE20205F
12A3BRATIE - LRI EH - BEERHAREERTE
MREABITEROEEBERY - MASEERESRESE
PEDMFENLH - 2019F - KEBERILRFZEERH -

Our audit procedures to assess the impairment loss on interest
in Thailand Joint Venture included the following:

HPIEA FEAECERERINETIEFREEATAR

. obtaining and inspecting the legal opinion issued by
the Group’s external legal counsel in respect of: (a) the
Group's right to collect consideration from the share
repurchase or to apply public auction of the land pieces
still held by Thailand Joint Venture as the joint venture
partner has failed to fulfil its share repurchase obligation
within the specified time frame, and (b) the progress
of the litigation and probable outcomes of the lawsuit
brought against the joint venture partner in 2020;

- ERERREAEEIIPEEERELEEER %
BEREARN  @QE/RGERHEREERTENREANET
HRRMDEIEREL - NEBEA WO EROREK

ERBLFHERBSLEEERNFAN LM - K(b)

2020 FBF A ERHBFDER RZFA KT LS

8

. obtaining and inspecting the valuation report prepared
by the external valuers engaged by management and on
which the directors’ assessment of the fair values of the
land pieces still held by Thailand Joint Venture was based;

- ERKREhEREERFNIIBEEMRERNGER
E VTHEFHRBASLAEXDBANLHORAE
EfELEHE

. assessing the external property valuers’ qualifications,
experience and expertise in the properties being valued
and considering their objectivity and independence;

. FHMAINEREEMEBRIERMEEENER  KRNE
FHB - UWEEBEFBMEMBIE

. with the assistance of our internal property valuation
specialists, discussing with the external valuers their
valuation methodology and the key estimates and
assumptions adopted in their valuations;

. ERNEEENEEROBGEIT - BN A R
BJEME A ER PR A RS h 5 ARER
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EREKENSELENERRERSE

Impairment loss on interest in a joint venture operated in Thailand

B2 E AN 15 BRI 1) 85 BE »

Refer to note 15 to the consolidated financial statements and the accounting policies note 1(e).

The key audit matter
HRBENEE

How the matter was addressed in our audit

RARBERE N EEFERETSH

The directors expect that the Group will be able to recover
part of its interest in Thailand Joint Venture by applying public
auction of the land pieces still held by Thailand Joint Venture
based on the legal opinion obtained from an external legal
counsel. With reference to the fair value of these land pieces
which were assessed by the Group’s directors based on a
valuation report prepared by external valuers the Group did
not make further provision for impairment loss on the interest
in Thailand Joint Venture and the amount due from the joint
venture during 2020 and the accumulated provision amounted
to RMB39 million at 31 December 2020.
BIFINDEZRRERGNEERR  EFRHAAEER
BEHBRFEARMERESERENFAN LM - AKEIEAE
REGERENBIRE - AREESRIBINDAER R
WRERETEZS DI AREE - AEER2020F 3R
e hENRRERERERREGERETIELBE—F
e R EEERE - 1202060128318 » REHBELTAR
¥39BHETT -

We identified assessing the impairment loss on the interest in
Thailand Joint Venture as a key audit matter because of the
exercise of management judgement in estimating the amount
to be recovered from the Group’s interest in Thailand Joint
Venture.

BPHEEFENRESECENERRERRR —RHR
BT RIE  AREMFAEENFEEAEEENERMN T

[0l &R TE 7 & FE fE 6 -

. challenging the key estimates and assumptions (including
comparable information and adjustments) adopted in
the valuations by comparison with available market data
and/or government produced market statistics; and

- BBHERAWSEERN BN EEN TSR BIE
EITHE - HEETRAOERGANRR(BETL

SEMBARREER : &

. assessing the adequacy of the Group’s disclosures of
impairment loss on interest in Thailand Joint Venture in
the consolidated financial statements with reference to
the requirements of the prevailing accounting standards.

- BERITEFENESR  FHEEAEEES IR
RPHERESEPENEDREBENEEES R

7 e
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Provision for land appreciation tax (“LAT”) in Mainland China

B it 1+ e IRE B ([ £ IR E R ) B

Refer to note 6 to the consolidated financial statements and the accounting policies note 1(u).

F2RE RN 6 R 1(u)AI &5 -

The key audit matter
HRBENEE

How the matter was addressed in our audit

RARBERE N EEFERETSH

LAT in Mainland China is one of the main components of the
Group's taxation charge.

PEAME T HIBENE BEEERBHANEZEXNIES
Z—o

LAT is levied on sale of properties, at progressive rates ranging
from 30% to 60% based on the appreciation of land value.
At the end of each financial reporting period, management
estimates the provision for LAT based on its understanding
and interpretation of the relevant tax rules and regulations,
the estimated total sales of properties less total deductible
expenditure, which includes lease charges for land use
rights, property development costs, borrowing costs and
development expenditure. When the LAT is subsequently
determined, the actual payments may be different from the
estimates.

EEEHERBNFHET EM LR ERRRBER ZED
T30%-60% N T HILET - EREMEHR  BEREFE
IR ERNFHRSEETEHE - EEREERNHER -
TEZRNZREEABETEERERNAREMERE - Bt
B 3H % 5 i EE BUS BV M AUR S TR T AT FORR A L HUACAS - Bt

EREXA - FNESER HEEREF - SREELMEE
HMERBHE  BEREMTSAUERE SEEREGNSERT

HEER -

We identified provision for LAT in Mainland China as a key
audit matter because of its significance to the consolidated
financial statements and because the estimated provisions for
LAT are based on management’s judgement and interpretation
of complicated tax laws and regulations.

BN T IRER R S RRNEZE - BEEE
TEH AT R 80 # i R R E RS AR ER M B B ML R IR
BEZE - ARBMEDRETNRENIR E5EH
WEZEIR o

Our audit procedures to assess the provision for LAT in
Mainland China included the following:

HARHE R B AL IR ER BRI EZIEF B

assessing the design, implementation and operating
effectiveness of management’s key internal controls over
the calculation of the estimated LAT provisions;
AHEEE RN T BT T IS ER R A s A
EHIERET - BieMES /0L

engaging our internal taxation specialists to evaluate
the Group’s LAT provisions, on a sample basis, as
at 31 December 2020 which involved challenging
management’s assumptions and judgements based on
our experience, knowledge and understanding of the
practices of the application of the relevant tax laws by the
various local tax bureaus;

BEAMREERTE SRER20205F12A31HH
THIREREE - BREBERMNLE  MBNES
WA RS BEMBEBTUEERNER  HEEENR
RANFIETIR KB 5E

evaluating management’s assumptions and judgements
based on our assessment of the value of the estimated
sales of properties and the deductible expenditure; and
RBEBR IR HEEEMAT MR B
BREEEMNMRER LA &

re-calculating the provision for LAT of the Group and
comparing our calculations with the amounts recorded

by the Group.
EXETE EREMITHIEETEE - LR

HE SRETHENSRETHE -
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INFORMATION OTHER THAN THE CONSOLIDATED
FINANCIAL STATEMENTS AND AUDITOR’S REPORT
THEREON

The directors are responsible for the other information. The other
information comprises all the information included in the annual report,
other than the consolidated financial statements and our auditor’s report
thereon.

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

In connection with our audit of the consolidated financial statements,
our responsibility is to read the other information and, in doing so,
consider whether the other information is materially inconsistent with the
consolidated financial statements or our knowledge obtained in the audit
or otherwise appears to be materially misstated.

If, based on the work we have performed, we conclude that there is a
material misstatement of this other information, then we are required to
report that fact. We have nothing to report in this regard.

RESPONSIBILITIES OF THE DIRECTORS FOR THE
CONSOLIDATED FINANCIAL STATEMENTS

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

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

The directors are assisted by the Audit Committee in discharging their
responsibilities for overseeing the Group’s financial reporting process.

SHMBERRREXMEMRELIIMNER

EERUEMERAR - HUEERETENE
BANEZEMES - BTBREA I BERE LI
EAZ AR S o

BPHAHMBRENBEIAL TRERMBES
RPN ZFEMESBRTAEANEES

A

A ©

BAaBRME A BRENERZ  RANEEIR
FEHEMES  FBRET  ZREMESSS
A B RE I PIEFTZERTAERNIS
AFEEAEBREUTFEERERBLNIB
e

ERBAESHTOIE  REARREMER
FEEA#ERRL  RPFEREZLEE - £E
T BVREEARE -

EENaHMERRARENRE

EFAAARBER ST EAEESRMMERK
B 7% 3RS A B R BB ARG B4R 55 E SR
BEEMPENAHYBERE  UHERRA/EA
DR 5 S 2k B0 6 45 TN 13 2 B X RRRF S B BR 1T B 3
MBE AR R O AEEN AR -

EREE N BHRERE  EFRENME
FEKEMEE N - YAEERER T HREEFEL
LHEENER  URERAFEKL B ER

BRIFEFAER BEXREFRIFLEE 25
BHMOERNERTER -
BERZESWDESTRETEE ESENMER

TEENEIE -
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AUDITOR’S RESPONSIBILITIES FOR THE AUDIT OF THE
CONSOLIDATED FINANCIAL STATEMENTS

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

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

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

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

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

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

BB RS Ot R R RN RE

BAWBE  RYAHUMBRREBES NI FE
RN KGEF s R M B MM ERHEREURIRG AR
RE - WHABREMEROZBENRS - M
ERBEERRBE o BULASN  BARHRE A
REEMAE - ROMTIRARENAZR - HHE
AEMALTBERAREREE -

EEARBLS/NRFHNRE - BTERERES
BEREAVETNESZ  EX -BEAHERRAFE
RrARBE IR - SHARBRUR A A B IRFF SR E AR B[ #E -
IMREEEHEMERELERAIERZER G
B 7% R 3% {2 R 2 IR AR B TS 3R AR P AE VAR EDOR
E o BIBRRERBR ARG EE K -

ERB(EBEZERDETERBES - 3
EBRTERAE RS TEREEEE - RMTF

a0 Bl AN R A B PO BRRF Sl dE AR 1 8 2R PR 75
BREFEERERRANER - ReTMAT
%VEVMf%E%Hﬁ DA R JEBR 7T 2 A

ENELRE  FARMEANER - &

RS RER  RE BEER &
&ﬁL SORBRAEBESZ L - FIEREE
HIMAMEFMEMNERNBRRANRER S
ARRE IR AR T BB E A B R
R o

HEZARONIES - ARFHEED
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BiZiEF - BEMLIFY a%@ﬁ%%ﬂ
MBMIEERER

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

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

. Obtain sufficient appropriate audit evidence regarding the financial
information of the entities or business activities within the Group to
express an opinion on the consolidated financial statements. We are
responsible for the direction, supervision and performance of the
Group audit. We remain solely responsible for our audit opinion.

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

We also provide the Audit Committee with a statement that we have
complied with relevant ethical requirements regarding independence
and communicate with them all relationships and other matters that
may reasonably be thought to bear on our independence and, where
applicable, actions taken to eliminate threats or safeguards applied.

- HEERRFELLESERNREEED
Ew o REBEMERNELERE  BEEEF
EEZRENBEREEHENNEEN - #W
ATREEHY BEEEMBELERNELE
REEE - MRERAIR/TFEEANEEME -
AEBEERBEREPRACLAELIES
ﬁ%ﬁﬁ%¢%ﬁ@&% REBBHEKE

AP ERIFEREER - T
m%ﬁ% Fﬁ%%ﬁiﬁiﬁﬂ ) E %
B o AT RRBEKIFRAAEER &

EE TR -

. FEAHYTBHREROEEIRA - AEM
NE - BIEEE  URAHTEREES
BERMRZSHMEE -

- B EREANERAXBRDNYBE
MR  BENELEE LME;TA@?@M%
BRVEXBR - BHMAE BEEESEZNS
M - BT - HPIRBEREAAESH
Bffe

BREMEFEREN  HMARBESZLZEQBBTEN
EVRE WERH  BEAEZERES  BER
PIFE X 38R ) OB B (E (AT KRG ©

BMPEAEZZESRENR  HARMEHA
BRBEEREREXERER - W EMFIEE
BB R RS ERIVBL LN
FEMEMEIER  AREBEBRNBERT - BERE
B FERERHHE e A K AR R D 045 7
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From the matters communicated with the Audit Committee, we
determine those matters that were of most significance in the audit of the
consolidated financial statements of the current period and are therefore
the key audit matters. We describe these matters in our auditor’s report
unless law or regulation precludes public disclosure about the matter or
when, in extremely rare circumstances, we determine that a matter should
not be communicated in our report because the adverse consequences of
doing so would reasonably be expected to outweigh the public interest
benefits of such communication.

The engagement partner on the audit resulting in this independent
auditor’s report is Wong Chun Pong.

KPMG

Certified Public Accountants
8th Floor, Prince’s Building
10 Chater Road

Central, Hong Kong

29 March 2021

HRELZEQBBNERSD  RAEEHLE
AHAHEHYBHRERNELELER - AME
PRI BZE IR - BPER BN R & o 5 L
2R RIFEBERTIANRHABEELSEERE
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CONSOLIDATED STATEMENT OF PROFIT OR LOSS & #fE# %

for the year ended 31 December 2020
HE2020512A31BIEFE
(Expressed in Renminbi)

(AARBHITR)

2020 2019
Note RMB’000 RMB'000
(b3 AR®T T ARETIT

Revenue WA 3 3,737,158 1,583,308
Cost of sales SHEE AR (2,450,425) (1,010,428)
Gross profit EF 1,286,733 572,880
Other income HAA 4 47,187 203,689
Selling and distribution costs SHEE A5 SEA A (115,423) (116,374)
Administrative expenses THAX (398,640) (520,524)
Impairment loss on financial assets measured REER AT EN S REE

at amortisation cost BEEE 5(0) (28,109) (21,258)

Profit from operations before fair value change BEYEQARBEEHALE

on investment properties FE 791,748 118,413
Fair value gain/(loss) on investment properties BEMEAERE(BE) N1 172,315 (77,454)
Profit from operation after fair value change REVEDREEBE

on investment properties KEFE 964,063 40,959
Share of loss of an associate DB EBE 14 - (1,253)
Share of losses of joint ventures SMEEELEBE 15 (241) (3,507)
Finance income B U 5(a) 38,849 47,781
Finance costs BhE KA 5(a) (276,788) (228,341)
Profit/(loss) before taxation BB RIAE,(E5E) 5 725,883 (144,361)
Income tax Fris®t 6(a) (369,610) (132,924)
Profit/(loss) for the year FERFE(EE) 356,273 (277,285)
Attributable to: UT&EFHES :

Equity shareholders of the Company A AR 360,696 (271,221)

Non-controlling interests IR (4,423) (6,064)
Profit/(loss) for the year ERFE(FFE) 356,273 (277,285)
Earnings/(loss) per share BREF (BB

Basic and diluted (RMB cents) EARAREEARED) 9 8.4 (6.8)

The notes on pages 98 to 238 form part of these financial statements. F98F 238 B FTE M BN XS KRR —3F
Details of dividends payable to equity shareholders of the Company Do REEEMNAQREDZKRER B FEFEHN
attributable to the profit for the year are set out in note 37(b). MI5E37(b) °
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CONSOLIDATED STATEMENT OF PROFIT OR LOSS AND OTHER COMPREHENSIVE INCOME 4 fHER R Ett 2 ERA R

for the year ended 31 December 2020

HZE2020512A31BILEE

(Expressed in Renminbi)

(AARBHITR)

2020 2019
RMB’'000 RMB’'000
ARET ARETFT
Profit/(loss) for the year ERFE(F5E) 356,273 (277,285)
Other comprehensive income for the year FREMEERA
(after tax and reclassification adjustments) (BRBBEBREH S EAER)
Item that may be reclassified subsequently HRgngeEF o2 ERN
to profit or loss: HHE :
Exchange differences on translation BME R EIEINF AR
of financial statements of subsidiaries outside WIS ImERIER =58
the mainland China 82,021 (33,955)
Other comprehensive income for the year FREMEERA 82,021 (33,955)
Total comprehensive income for the year FREEBALE 438,294 (311,240)
Attributable to: AT &AL :
Equity shareholders of the Company RAREHRR 442,717 (305,176)
Non-controlling interests FEPERR RS (4,423) (6,064)
Total comprehensive income for the year FREEBAELE 438,294 (311,240)

The notes on pages 98 to 238 form part of these financial statements.
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CONSOLIDATED STATEMENT OF FINANCIAL POSITION & 3f B # ik St 3%

at 31 December 2020
2020128318
(Expressed in Renminbi)

(AARBHITR)

2020 2019
Note RMB’000 RMB’'000
BfaE ARET ARBT T
Non-current assets IRBEE

Property, plant and equipment Y% - BB KRB 10 397,280 422,442
Investment properties WEME 1 3,144,270 2,584,100
Intangible assets B EE 12 16,098 16,497
Goodwill Bk 13 2,252 2,252
Interest in an associate R & ERE LS 14 - -
Interest in joint ventures A& ERER 15 131,583 134,783
Deferred tax assets RIEFIIEEE 16(b) 215,325 169,345
Finance lease receivable BEMRE EUGRE 18 8,210 15,692
Other non-current assets HMIERBEE 19 337,888 404,818
4,252,906 3,749,929

Current assets REEE
Inventories and other contract costs FERHAE KA 20 9,369,347 7,383,731
Other financial assets HthemEE 21 9,000 11,140
Trade and other receivables 2 5 K H b fE U IR 22 2,849,403 1,361,689
Prepaid tax SEENEVRE] 16(a) 144,949 165,086
Pledged and restricted cash BIRR N SZREIREE 23 568,161 606,043
Cash and cash equivalents RekReEFEEY 24 1,783,235 1,571,204
14,724,095 11,098,893

Current liabilities REEE
Trade and other payables B 5 M EAER IR 25 5,450,950 2,367,860
Contract liabilities aREE 26 1,971,295 2,989,327
Bank loans and other borrowings HITERREMEE 27 481,029 505,462
Senior notes BERE 28 1,820,524 314,220
Corporate bonds RNElfESH 29 - 259,700
Amounts due to controlling shareholders JERTHEAR AR R SR IE 30 867,000 -
Lease liabilities HEaE 31 10,562 8,972
Current tax liabilities BNERTRIE B & 16(a) 736,413 695,220
Deferred income IR A 32 349,119 479,160
Other current liabilities HEtnsaE 33 300,000 -
11,986,892 7,619,921
Net current assets RBEEFE 2,737,203 3,478,972
Total assets less current liabilities HEERRBEE 6,990,109 7,228,901

GUANGDONG — HONG KONG GREATER BAY AREA HOLDINGS LIMITED B &&= iR AR A 7



CONSOLIDATED STATEMENT OF FINANCIAL POSITION & B I AR R 3=

at 31 December 2020
20205128318
(Expressed in Renminbi)

(AARBHITR)

2020 2019
Note RMB’000 RMB'000
B R ARBT T ARETT

Non-current liabilities kRBAE
Bank loans and other borrowings RITERREMEE 27 829,230 728,221
Senior notes BAEEE 28 - 1,338,799
Lease liabilities HEAE 31 29,546 33,112
Deferred tax liabilities FEFHTEEE 16(b) 194,636 108,924
Other financial liabilities HEtemaE 34 78,333 70,838
1,131,745 2,279,894

NET ASSETS EEFE 5,858,364 4,949,007
Capital and reserves BAREE 37
Share capital iE&N 36,598 31,825
Reserves H1E 5,555,799 4,900,927
Total equity attributable to equity shareholders AT R R R E GRS

of the Company LR 5,592,397 4,932,752
Non-controlling interests e 265,967 16,255
TOTAL EQUITY DB 5,858,364 4,949,007

Approved and authorised for issue by the board of directors on 29 March 2021463 H29 B EE @ b RT3 -
2021.

Zeng Yunshu Yang Sanming
BER B=9
Executive Director Executive Director
and Co-chairman and Chief Executive Officer
HITEFFRBELE HITEFREEHNTE
The notes on pages 98 to 238 form part of these financial statements. Fo8E23BE BT BN ZEFM B mMEHN—B
o
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CONSOLIDATED STATEMENT OF CHANGES IN EQUITY &85t E8 TR

for the year ended 31 December 2020
HE2020512A31BIEFE

(Expressed in Renminbi)

(AARBHITR)

Attributable to equity shareholders of the Company
ARAERRREL

Equity
Reserve- settled
transaction share-

PRC withnon- based Capital Non-
Share Share  statutory  Capital controlling  payment redemption  Exchange  Retained controlling Total
capital  premium reserve reserve interests reserve reserve reserve profits Total interests equity
NEREE
BE-2 HRRH
R FER RERN g% SR
Bx BhEE EERE ERRE BEOR5 HE BORE EXRE RENE &t B EREE
e A A ) 37 37(d)v) 37(d)ii
Note ~ RMBOO0 ~ RMBO00  RMB0O0  RMBOO0 ~ RMBOO0  RMBOO0 ~ RMB00O  RMBOO0  RMB'000  RMB0O0  RMBO00  RMB'000
Wi ARETR ARETR ARETR ARETR ABETR ARBTI ARETR ARETI ARETR ARETR ABR¥TL ARETR
Balance at 1 January 2019 R019F1 A1 AMER 31825 978266 542036 1435617 (62,466) - 120 (14273) 2326803 5237928 40063 5277991
Changesinequityfor2019 20195 EXEE
Loss forthe year FREE - - - - - - - -2y enay 606 (277,89)
Other comprehensive Eth2ERA
income - - - - - - - (3395) - (33959) - (33959)
Total comprehensive 2ERAEE
income - - - - - - - (339%)  (na2)  (305,176) (6064) (311,240
Capital injection by non- FERERTE
controlling interests - - - - - - - - - - 3,800 3,800
Dividends declaredtonon- BV FIARERAMES
controlling interests - - - - - - - - - - (3,000) (3,000)
Appropriation to PRC statutory ~ EERZRE AT A
reserve 37(d) i) - - 29570 - - - - - (29570 - - -
Disposal of subsidiaries HETRA - - - - - - - - - - (18544 (18544)
Balance at R2019512A3168
31 December 2019 & 3185 978266 571606 1435617 (62466) - 120 (48228) 2026012 4932752 16255 4,949,007

GUANGDONG — HONG KONG GREATER BAY AREA HOLDINGS LIMITED & /&&= iz G BR A &



CONSOLIDATED STATEMENT OF CHANGES IN EQUITY & e B R

for the year ended 31 December 2020
HE2020F12A31 B IEFH

(Expressed in Renminbi)

(AARETITR)
Attributable to equity shareholders of the Company
ARABERRES
Equity
Reserve-  settled
transaction share-
PRC with non- based  Capital Non-
Share Share  statutory  Capital controlling  payment redemption Exchange  Retained controlling Total
capital  premium  reserve  reserve interests  reserve  reserve  reserve profits Total interests equity
NEREE
-2 URAXH
e FER RERH g% FER
B ROEE iERE ERBE BEORS i BERE ENRE REHRE Ehy B BEAE
37 3d) 3 37d)v) 37 37(d)iv) 37(d) i)
Note ~ RMB'0O0  RMB'000  RMB'000  RMB'000  RMB'000  RMB'000  RMB'000  RMB'000  RMB'000  RMB'000  RMB'000  RMB'000
Wi ARBTn ARBTR ARMTR ARMTR ARETR ARWTR ARETR ARBTR ARBTR ARMTR ARMTR ARMTR
Balance at 1 January 2020 R00F1A1B LS 31825 978266 571606 1435617  (62,466) - 120 (48228) 2026012 4932752 16255 4,949,007
Changesinequityfor2020 2005 EHEF
Profitfor the year g - - - - - - - - 3606%  3606%  (4423) 356273
Other comprehensive Eth2ERA
income - - - = - - - 82,021 - 82,021 - 82,021
Total comprehensive 2ERAEE
income - - - - - - - 82021 360,69 442,717 (4423) 438294
Shares issued g 37) 4713 210010 - - - - - - - 214783 - 214783
Equity settled share-based NEREENENR A
transactions 36 = = - - - 8,666 - - - 8,666 - 8,666
Acquisitions of subsidiaries & T2 2Ue) - - - - - - - - - - 0614 240614
Capitalinjection by non- FirRERTE
controlling interest - - - - - - - - - - 24500 24500
Acquisition of additional BIFEREREA
interest in a subsidiary RENELANE)
fromanon-controlling interest %% - - - - (6521) - - - - (6521 151 (5,000)
Dividends declaredtonon- ~ ERFIERERHRE
controlling interests - - - - - - - - - - (125000 (12,500)
Appropriation to PRC statutory ~ EERZRE T A
reserve 37(d) i) - - 48,356 - - - - - (48356) - - -
Balance at R2020512A3188
31 December 2020 - 36598 1188276 619962 1435617  (68,987) 8,666 120 33793 2338352 5592397 265967 5,858,364

The notes on pages 98 to 238 form part of these financial statements.
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CONSOLIDATED CASH FLOW STATEMENT 8§ 5f IR & RE R

for the year ended 31 December 2020
HE2020512A31BIEFE
(Expressed in Renminbi)

(AARBHITR)

2020 2019
Note RMB’'000 RMB’'000
BfaE AR¥T T ARETTT
Operating activities ReETEE
Cash generated from operations KEEBFBES 24(b) 832,389 898,157
PRC tax paid BRI (245,880) (365,398)
Net cash generated from operating activities RETEFBREFHE 586,509 532,759
Investing activities RETFE
Net cash outflow for acquisitions of subsidiaries WEFRRIRFR SR 24(e) (494,112) -
Repayment of advances from third parties owed by  EEHIEE AR E = HEK
the acquired subsidiaries (625,220) -
Payment for loans to third parties SXNE=FEK (871,914) -
Proceeds from repayment of loans to third parties W ZE|FE = H EFERK 555,197 -
Proceeds from disposal of other financial assets HEREMS R EENERIE 40,009 361,828
Payment for purchase of other financial assets BEEMSREENK (36,876) (437,446)
Proceed from disposal of investment properties HER B ZEERIE 25,552 43,731
Interest received EHFIE 29,276 34,970
Payment for purchase of property, BEWE  WERERENK
plant and equipment (7,131) (15,748)
Proceeds from disposal of property, HEWE - BEREE
plant and equipment FriS 08 4,366 4,282
Payment for purchase of intangible assets BEEEEENK (1,562) (1,081)
Net proceeds from repayment of prepayment EEEMRERASHRIA
for investments FEE - 149,048
Net cash inflow from disposal of subsidiaries HEFRAEIMEFREMA - 259,477
Capital injection in joint ventures AEEhETE = (6,000)
Net cash (used in)/generated from investing BRETE(ERH),  EENRSE
activities R (1,382,415) 393,061

GUANGDONG — HONG KONG GREATER BAY AREA HOLDINGS LIMITED B &&= iR AR A 7



CONSOLIDATED CASH FLOW STATEMENT 8§t IR & RER

for the year ended 31 December 2020
HE2020512A31BILFE
(Expressed in Renminbi)

(AARBHITR)

2020 2019
Note RMB’'000 RMB’'000
B3 ARET ARETTT
Financing activities BEEE
Proceeds from new bank loans and FIBIRITER R EMER
other borrowings ZiECE e 24(c) 641,000 609,940
Repayment of bank loans and other borrowings EERTERREMEE 24(c) (564,424) (643,168)
Advances from controlling shareholders PERR AR R K 24(c) 867,000 -
Proceed from discounted bills BANREEMS 24(c) 300,000 -
Advances from non-controlling interests IR AR R 2K 24(c) 86,866 -
Repayment of advances from non-controlling ERIEERAR R 2K
interests 24(c) (92,064) -
Advances from third parties FE=FER 24(c) 98,528 -
Repayment of advances from third parties BEBE=FEN 24(c) (113,830) -
Proceeds from parking lots financing arrangements B4 gh& Z HEFTIS 24(c) 77,075 -
Repayment of corporate bonds BERRES 24(c) (260,000) (3,022)
Repayment of senior notes BEELER 24(c) (323,254) (425,274)
Proceeds from the issuance of shares BITRRID TS 214,783 -
Net proceeds from the issuance of senior notes BITEAEEEHFIEFE 2400 601,219 566,084
Interest and other borrowing costs paid EAFEREMEERA 24(c) (412,661) (326,817)
Payment for pledged deposits and restricted cash SAEBTER R RSES (300,000) (225,423)
Proceeds from repayment of pledged deposits EEEREREZRGIRE
and restricted cash Fr{% 207,340 5,820
Deposits for financial liabilities SREBEER - (29,021)
Payment for acquisition of additional interest held 715 8 FE12 il i g LA BB A A 2
by a non-controlling interest (5,000)
Distribution to a non-controlling interest BT FEIERE AR R A B (12,500) (3,000)
Capital injection by a non-controlling interest IR EREFAREEA
to a subsidiary 24,500 3,800
Capital element of lease rentals paid BNHAERSNERILY 24(c) (5,554) (6,522)
Interest element of lease rentals paid BEHAERSNF B 24(c) (4,158) (3,934)
Net cash generated from/(used in) financing RETBELE (FRANRS
activities R 1,024,866 (480,537)
Net increase in cash and cash equivalents BeRESEEYEMNTE 228,960 445,283
Cash and cash equivalents at 1 January MB1BENEREEREEEEY 24 1,571,204 1,123,145
Effect of foreign exchange rate changes IMNEERSBHHTE (16,929) 2,776
Cash and cash equivalents at 31 December R1I2A3THNEESRERS
ZEY 24 1,783,235 1,571,204

The notes on pages 98 to 238 form part of these financial statements.
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NOTES TO THE FINANCIAL STATEMENTS Bt &3k R M5

(Expressed in Renminbi unless otherwise indicated)

(BR5HHEHAI - HUAARKTIR)

1 SIGNIFICANT ACCOUNTING POLICIES

GUANGDONG — HONG KONG GREATER BAY AREA HOLDINGS LIMITED B &&= iR AR A 7

These financial statements have been prepared in accordance
with all applicable International Financial Reporting Standards
(“IFRSs"), which collective term includes all applicable individual
International Financial Reporting Standards, International
Accounting Standards (“IASs”) and Interpretations issued by
the International Accounting Standards Board (“IASB”), and
the disclosure requirements of the Hong Kong Companies
Ordinance. These financial statements also comply with the
applicable disclosure provisions of the Rules Governing the
Listing of Securities (the “Listing Rules”) on The Stock Exchange
of Hong Kong Limited (the “Stock Exchange”). Significant
accounting policies adopted by the Group are disclosed below.

The IASB has issued certain new and revised IFRSs that are
first effective or available for early adoption for the current
accounting period of the Group and the Company. Note 1(c)
provides information on any changes in accounting policies
resulting from initial application of these developments to the
extent that they are relevant to the Group for the current and
prior accounting periods reflected in these financial statements.

The consolidated financial statements for the year ended 31
December 2020 comprise the Company and its subsidiaries
(together referred to as the “Group”) and the Group’s interest in
an associate and joint ventures.

These financial statements are presented in Renminbi (“RMB")
rounded to the nearest thousand. The measurement basis used
in the preparation of the financial statements is the historical
cost basis except that the following assets and liabilities are
stated at their fair value as explained in the accounting policies
set out below:

- equity investments other than investments in subsidiaries,
associates and joint ventures (see note 1(g));
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NOTES TO THE FINANCIAL STATEMENTS Bi 7% #R 3R By &

SIGNIFICANT ACCOUNTING POLICIES (Cont'd)

- other investments in debt and equity securities and
amounts due from an associate (non-current) (see note
19);

- derivative financial instruments (see note 1(h));

- investment properties, including interests in leasehold
land and buildings held as investment property where the
Group is the registered owner of the property interest (see
note 1(i)); and

other financial liabilities (see note 1(v)(ii)).

Non-current assets held for sale are stated at the lower of
carrying amount and fair value less costs to sell (see note 1(2)).

The preparation of financial statements in conformity with
IFRSs requires management to make judgements, estimates
and assumptions that affect the application of policies and
reported amounts of assets, liabilities, income and expenses.
The estimates and associated assumptions are based on
historical experience and various other factors that are believed
to be reasonable under the circumstances, the results of which
form the basis of making the judgements about carrying values
of assets and liabilities that are not readily apparent from other
sources. 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.

Judgements made by management in the application of IFRSs
that have significant effect on the financial statements and
major sources of estimation uncertainty are discussed in note 2.

(Expressed in Renminbi unless otherwise indicated)
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NOTES TO THE FINANCIAL STATEMENTS Bf & 3R R i 5F

(Expressed in Renminbi unless otherwise indicated)

(BR5HHEHAI - HUAARKTIR)

1 SIGNIFICANT ACCOUNTING POLICIES (Cont'd)

The IASB has issued the following amendments to IFRSs that are
first effective for the current accounting period of the Group:

. Amendments to IFRS 3, Definition of a Business

. Amendments to IFRS 9, IAS 39 and IFRS 7, Interest Rate
Benchmark Reform

. Amendments to IAS 1 and IAS 8, Definition of material

None of these developments have had a material effect on
how the Group’s results and financial position for the current or
prior periods have been prepared or presented in this financial
report. The Group has not applied any new standard or
interpretation that is not yet effective for the current accounting
period except for the amendment to IFRS 16, COVID-19-Related
Rent Concessions, which provides a practical expedient that
allows lessees not to assess whether particular rent concessions
occurring as a direct consequence of the COVID-19 pandemic
are lease modifications and, instead, account for those rent
concessions as if they were not lease modifications.

Subsidiaries are entities controlled by the Group. The Group
controls an entity when it is exposed, or has rights, to variable
returns from its involvement with the entity and has the ability
to affect those returns through its power over the entity. When
assessing whether the Group has power, only substantive rights
(held by the Group and other parties) are considered.

An investment in a subsidiary is consolidated into the
consolidated financial statements from the date that control
commences until the date that control ceases. Intra-group
balances, transactions and cash flows and any unrealised profits
arising from intra-group transactions are eliminated in full in
preparing the consolidated financial statements. Unrealised
losses resulting from intra-group transactions are eliminated
in the same way as unrealised gains but only to the extent that
there is no evidence of impairment.
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NOTES TO THE FINANCIAL STATEMENTS Bt #& 3R R KI5

SIGNIFICANT ACCOUNTING POLICIES (Cont'd)

Non-controlling interests represent the equity in a subsidiary
not attributable directly or indirectly to the Company, and in
respect of which the Group has not agreed any additional terms
with the holders of those interests which would result in the
Group as a whole having a contractual obligation in respect of
those interests that meets the definition of a financial liability.
For each business combination, the Group can elect to measure
any non-controlling interests either at fair value or at the non-
controlling interests’ proportionate share of the subsidiary’s net
identifiable assets.

Non-controlling interests are presented in the consolidated
statement of financial position within equity, separately from
equity attributable to the equity shareholders of the Company.
Non-controlling interests in the results of the Group are
presented on the face of the consolidated statement of profit
or loss and the consolidated statement of profit or loss and
other comprehensive income as an allocation of the total profit
or loss and total comprehensive income for the year between
non-controlling interests and the equity shareholders of the
Company. Loans from holders of non-controlling interests
and other contractual obligations towards these holders are
presented as financial liabilities in the consolidated statement
of financial position in accordance with notes 1(q) or (r)
depending on the nature of the liability.

Changes in the Group’s interests in a subsidiary that do
not result in a loss of control are accounted for as equity
transactions, whereby adjustments are made to the amounts of
controlling and non-controlling interests within consolidated
equity to reflect the change in relative interests, but no
adjustments are made to goodwill and no gain or loss is
recognised.

When the Group loses control of a subsidiary, it is accounted
for as a disposal of the entire interest in that subsidiary, with
a resulting gain or loss being recognised in profit or loss. Any
interest retained in that former subsidiary at the date when
control is lost is recognised at fair value and this amount is
regarded as the fair value on initial recognition of a financial
asset (see note 1(g)) or, when appropriate, the cost on initial
recognition of an investment in an associate and joint venture
(see note 1(e)).

(Expressed in Renminbi unless otherwise indicated)
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"

NOTES TO THE FINANCIAL STATEMENTS Bf & 3R R i 5F

(Expressed in Renminbi unless otherwise indicated)

(BR5HHEHAI - HUAARKTIR)

1 SIGNIFICANT ACCOUNTING POLICIES (Cont'd)

In the Company’s statement of financial position, investment
in a subsidiary is stated at cost less impairment losses (see note
1(m)).

An associate is an entity in which the Group or Company has
significant influence, but not control or joint control, over
its management, including participation in the financial and
operating policy decisions.

A joint venture is an arrangement whereby the Group or
Company and other parties contractually agree to share control
of the arrangement, and have rights to the net assets of the
arrangement.

An investment in an associate or a joint venture is accounted
for in the consolidated financial statements under the equity
method. Under the equity method, the investment is initially
recorded at cost, adjusted for any excess of the Group’s share
of the acquisition-date fair values of the investee’s identifiable
net assets over the cost of the investment (if any). The cost of
the investment includes purchase price, other costs directly
attributable to the acquisition of the investment, and any direct
investment into the associate or joint venture that forms part
of the Group’s equity investment. Thereafter, the investment is
adjusted for the post acquisition change in the Group’s share
of the investee’s net assets and any impairment loss relating
to the investment (see notes 1(f) and (m)(iii)). Any acquisition-
date excess over cost, the Group’s share of the post-acquisition,
post-tax results of the investees and any impairment losses for
the year are recognised in the consolidated statement of profit
or loss, whereas the Group's share of the post-acquisition post-
tax items of the investees’ other comprehensive income is
recognised in the consolidated statement of profit or loss and
other comprehensive income.
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NOTES TO THE FINANCIAL STATEMENTS Bi 7% #R 3R By &

SIGNIFICANT ACCOUNTING POLICIES (Cont'd)

When the Group'’s share of losses exceeds its interest in the
associate or the joint venture, the Group's interest is reduced
to nil and recognition of further losses is discontinued except
to the extent that the Group has incurred legal or constructive
obligations or made payments on behalf of the investee. For
this purpose, the Group’s interest is the carrying amount of
the investment under the equity method together with the
Group'’s long-term interests that in substance form part of the
Group's net investment in the associate or the joint venture
(after applying the ECL model to such other long-term interests
where applicable (see note 1(m)(i)).

Unrealised profits and losses resulting from transactions
between the Group and its associates and joint venture
are eliminated to the extent of the Group'’s interest in the
investee, except where unrealised losses provide evidence of
an impairment of the asset transferred, in which case they are
recognised immediately in profit or loss.

If an investment in an associate becomes an investment
in a joint venture or vice versa, the retained interest is not
remeasured. Instead, the investment continues to be accounted
for under the equity method.

In all other cases, 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 that
investee, with a resulting gain or loss being recognised in profit
or loss. Any interest retained in that former investee at the date
when significant influence or joint control is lost is recognised
at fair value and this amount is regarded as the fair value on
initial recognition of a financial asset (see note 1(g)).

(Expressed in Renminbi unless otherwise indicated)
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NOTES TO THE FINANCIAL STATEMENTS Bf & 3R R i 5F

(Expressed in Renminbi unless otherwise indicated)

(BR5HHEHAI - HUAARKTIR)

1 SIGNIFICANT ACCOUNTING POLICIES (Cont'd)

Goodwill represents the excess of

(i) the aggregate of the fair value of the consideration
transferred, the amount of any non-controlling interest in
the acquiree and the fair value of the Group’s previously
held equity interest in the acquiree; over

(ii)  the net fair value of the acquiree’s identifiable assets and
liabilities measured as at the acquisition date.

When (ii) is greater than (i), then this excess is recognised
immediately in profit or loss as a gain on a bargain purchase.

Goodwill is stated at cost less accumulated impairment losses.
Goodwill arising on a business combination is allocated to each
cash-generating unit, or groups of cash generating units, that is
expected to benefit from the synergies of the combination and
is tested annually for impairment (see note 1(m)(iii)).

On disposal of a cash generating unit during the year, any
attributable amount of purchased goodwill is included in the
calculation of the profit or loss on disposal.

The Group's policies for investments in debt and equity
securities, other than investments in subsidiaries, associates
and joint ventures, are set out below.

Investments in debt and equity securities are recognised/
derecognised on the date the Group commits to purchase/sell
the investment. The investments are initially stated at fair value,
plus directly attributable transaction costs, except for those
investments measured at fair value through profit or loss (FVTPL)
for which transaction costs are recognised directly in profit or
loss. For an explanation of how the Group determines fair value
of financial instruments, see note 38(f). These investments are
subsequently accounted for as follows, depending on their
classification.
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NOTES TO THE FINANCIAL STATEMENTS Bi 7% #R 3R By &

1 SIGNIFICANT ACCOUNTING POLICIES (Cont'd)

(i)

Investments other than equity investments

Non-equity investments held by the Group are classified

into one of the following measurement categories:

amortised cost, if the investment is held for the
collection of contractual cash flows which represent
solely payments of principal and interest. Interest
income from the investment is calculated using the
effective interest method (see note 1(w)(vi)).

fair value through other comprehensive income
(FVOCI) - recycling, if the contractual cash flows
of the investment comprise solely payments of
principal and interest and the investment is held
within a business model whose objective is achieved
by both the collection of contractual cash flows and
sale. Changes in fair value are recognised in other
comprehensive income, except for the recognition
in profit or loss of expected credit losses, interest
income (calculated using the effective interest
method) and foreign exchange gains and losses.
When the investment is derecognised, the amount
accumulated in other comprehensive income is
recycled from equity to profit or loss.

fair value at profit or loss (FVTPL) if the investment
does not meet the criteria for being measured at
amortised cost or FVOCI (recycling). Changes in the
fair value of the investment (including interest) are
recognised in profit or loss.

(Expressed in Renminbi unless otherwise indicated)
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NOTES TO THE FINANCIAL STATEMENTS Bf & 3R R i 5F

(Expressed in Renminbi unless otherwise indicated)

(BR=HEAN

BAARKEFIR)

1 SIGNIFICANT ACCOUNTING POLICIES (Cont'd)

(ii)  Equity investments

An investment in equity securities is classified as FVTPL
unless the equity investment is not held for trading
purposes and on initial recognition of the investment
the Group makes an irrevocable election to designate
the investment at FVOCI (non-recycling) such that
subsequent changes in fair value are recognised in other
comprehensive income. Such elections are made on an
instrument-by-instrument basis, but may only be made
if the investment meets the definition of equity from the
issuer’s perspective. Where such an election is made, the
amount accumulated in other comprehensive income
remains in the fair value reserve (non-recycling) until
the investment is disposed of. At the time of disposal,
the amount accumulated in the fair value reserve (non-
recycling) is transferred to retained earnings. It is not
recycled through profit or loss. Dividends from an
investment in equity securities, irrespective of whether
classified as at FVTPL or FVOCI, are recognised in profit or
loss as other income in accordance with the policy set out
in note 1(w)(v).

Derivative financial instruments are recognised at fair value. At

the end of each reporting period the fair value is remeasured.

The gain or loss on remeasurement to fair value is recognised
immediately in profit or loss.
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NOTES TO THE FINANCIAL STATEMENTS Bt #& 3R R KI5

SIGNIFICANT ACCOUNTING POLICIES (Cont'd)

Investment properties are land and/or buildings which are
owned or held under a leasehold interest (see note 1(l)) to earn
rental income and/or for capital appreciation. These include
land held for a currently undetermined future use and property
that is being constructed or developed for future use as
investment property.

Investment properties are stated at fair value, unless they are
still in the course of construction or development at the end
of the reporting period and their fair value cannot be reliably
measured at that time. Any gain or loss arising from a change
in fair value or from the retirement or disposal of an investment
property is recognised in profit or loss. Rental income from
investment properties is accounted for as described in note

T(w)(ii).

In the comparative period, when the Group held a property
interest under an operating lease and used the property to earn
rental income and/or for capital appreciation, the Group could
elect on a property-by-property basis to classify and account
for such interest as an investment property. Any such property
interest which had been classified as an investment property
was accounted for as if it were held under a finance lease (see
note 1(1)), and the same accounting policies were applied to
that interest as were applied to other investment properties
leased under finance leases. Lease payments were accounted
for as described in note 1(l).

The following items of property, plant and equipment are
stated at cost less accumulated depreciation and impairment
losses (see note 1(m)(iii)).

- interest in leasehold land and buildings where the Group
is the registered owner of the property interest (see note

().

- right-of-use assets arising from leases over leasehold
properties where the Group is not the registered owner of
the property interest.

(Expressed in Renminbi unless otherwise indicated)
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"

NOTES TO THE FINANCIAL STATEMENTS Bf & 3R R i 5F

(Expressed in Renminbi unless otherwise indicated)

(BR=HEAN

BAARKEFIR)

1 SIGNIFICANT ACCOUNTING POLICIES (Cont'd)

The cost of self-constructed items of property, plant and
equipment includes the cost materials, direct labour, the
initial estimate, where relevant, of the costs of dismantling
and removing the items and restoring the site on which they
are located, and an appropriate proportion of production
overheads and borrowing costs (see note 1(y)).

Construction in progress is transferred to property, plant
and equipment when it is ready for its intended use. No
depreciation is provided against construction in progress.

Gains or losses arising from the retirement or disposal of an
item of property, plant and equipment are determined as the
difference between the net disposal proceeds and the carrying
amount of the item and are recognised in the consolidated
statement of profit or loss on the date of retirement or disposal.

Depreciation is calculated to write off the cost of items of
property, plant and equipment, less their estimated residual
value, if any, using the straight line method over their estimated
useful lives as follows:
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NOTES TO THE FINANCIAL STATEMENTS Bt #& 3R R KI5

SIGNIFICANT ACCOUNTING POLICIES (Cont'd)

Intangible assets that are acquired by the Group are stated at
cost less accumulated amortisation (where the estimated useful
life is finite) and impairment losses (see note 1(m)(iii)).

Amortisation of intangible assets with finite useful lives is
charged to profit or loss on a straight-line basis over the assets’
estimated useful lives. The following intangible assets with
finite useful lives are amortised from the date they are available
for use and their estimated/contracted useful lives are as
follows:
Software 5-10 years
Franchises granted 15 years
Both the period and method of amortisation are reviewed
annually.

At inception of a contract, the Group assesses whether the
contract is, or contains, a lease. A contract is, or contains,
a lease if the contract conveys the right to control the use
of an identified asset for a period of time in exchange for
consideration. Control is conveyed where the customer has
both the right to direct the use of the identified asset and to
obtain substantially all of the economic benefits from that use.

(i) Asalessee

Where the contract contains lease component(s) and non-
lease component(s), the Group has elected not to separate
non-lease components and accounts for each lease
component and any associated non-lease components as
a single lease component for all leases.

At the lease commencement date, the Group recognises
a right-of-use asset and a lease liability, except for short-
term leases that have a lease term of 12 months or less
and leases of low-value assets which, for the Group are
primarily laptops and office furniture. When the Group
enters into a lease in respect of a low-value asset, the
Group decides whether to capitalise the lease on a lease-
by-lease basis. The lease payments associated with those
leases which are not capitalised are recognised as an
expense on a systematic basis over the lease term.

(Expressed in Renminbi unless otherwise indicated)
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NOTES TO THE FINANCIAL STATEMENTS Bf & 3R R i 5F

(Expressed in Renminbi unless otherwise indicated)

(BR=HEAN

BAARKEFIR)

1 SIGNIFICANT ACCOUNTING POLICIES (Cont'd)

(i)

As a lessee (Cont’d)

Where the lease is capitalised, the lease liability is initially
recognised at the present value of the lease payments
payable over the lease term, discounted using the interest
rate implicit in the lease or, if that rate cannot be readily
determined, using a relevant incremental borrowing rate.
After initial recognition, the lease liability is measured at
amortised cost and interest expense is calculated using
the effective interest method. Variable lease payments
that do not depend on an index or rate are not included
in the measurement of the lease liability and hence are
charged to profit or loss in the accounting period in which
they are incurred.

The right-of-use asset recognised when a lease is
capitalised is initially measured at cost, which comprises
the initial amount of the lease liability plus any lease
payments made at or before the commencement date,
and any initial direct costs incurred. Where applicable, the
cost of the right-of-use assets also includes an estimate
of costs to dismantle and remove the underlying asset or
to restore the underlying asset or the site on which it is
located, discounted to their present value, less any lease
incentives received. The right-of-use asset is subsequently
stated at cost less accumulated depreciation and
impairment losses (see notes 1(j) and 1(m)(iii)), except for
the following types of right-of-use asset:

- right-of-use assets that meet the definition of
investment property are carried at fair value in
accordance with note 1(i); and

- right-of-use assets related to interests in leasehold
land where the interest in the land is held as
inventory are carried at the lower of cost and net
realisable value in accordance with note 1(n).
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NOTES TO THE FINANCIAL STATEMENTS Bi 7% #R 3R By &

1 SIGNIFICANT ACCOUNTING POLICIES (Cont'd)

(i)

As a lessee (Cont’d)

The lease liability is remeasured when there is a change
in future lease payments arising from a change in an
index or rate, or there is a change in the Group’s estimate
of the amount expected to be payable under a residual
value guarantee, or there is a change arising from the
reassessment of whether the Group will be reasonably
certain to exercise a purchase, extension or termination
option. When the lease liability is remeasured in this
way, a corresponding adjustment is made to the carrying
amount of the right-of-use asset, or is recorded in profit
or loss if the carrying amount of the right-of-use asset has
been reduced to zero.

The lease liability is also remeasured when there is a
change in the scope of a lease or the consideration for
a lease that is not originally provided for in the lease
contract (“lease modification”) that is not accounted
for as a separate lease. In this case the lease liability is
remeasured based on the revised lease payments and
lease term using a revised discount rate at the effective
date of the modification. The only exceptions are any rent
concessions which arose as a direct consequence of the
COVID-19 pandemic and which satisfied the conditions set
out in paragraph 46B of IFRS 16 Leases. In such cases, the
group took advantage of the practical expedient set out
in paragraph 46A of IFRS 16 and recognised the change in
consideration as if it were not a lease modification.

In the consolidated statement of financial position, the
current portion of long-term lease liabilities is determined
as the present value of contractual payments that are due
to be settled within twelve months after the reporting
period.
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NOTES TO THE FINANCIAL STATEMENTS Bf & 3R R i 5F

(Expressed in Renminbi unless otherwise indicated)

(BR=HEAN

BAARKEFIR)

1 SIGNIFICANT ACCOUNTING POLICIES (Cont'd)

(ii) Asalessor

When the Group acts as a lessor, it determines at lease
inception whether each lease is a finance lease or an
operating lease. A lease is classified as a finance lease if it
transfers substantially all the risks and rewards incidental
to the ownership of an underlying assets to the lessee. If
this is not the case, the lease is classified as an operating
lease.

When a contract contains lease and non-lease
components, the Group allocates the consideration in
the contract to each component on a relative stand-alone
selling price basis. The rental income from operating
leases is recognised in accordance with note 1(w)(iv).

When the Group is an intermediate lessor, the sub-leases
are classified as a finance lease or as an operating lease
with reference to the right-of-use asset arising from the
head lease. If the head lease is a short-term lease to which
the Group applies the exemption described in note 1(l)
(i), then the Group classifies the sub-lease as an operating
lease.
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NOTES TO THE FINANCIAL STATEMENTS Bi 7% #R 3R By &

1 SIGNIFICANT ACCOUNTING POLICIES (Cont'd)

(i)

Credit losses from financial instruments and lease
receivables

The Group recognises a loss allowance for expected credit
losses (ECLs) on the following items:

- financial assets measured at amortised cost
(including restricted and pledged cash, cash and
cash equivalents, trade and other receivables,
including loans to the third parties, which are held
for the collection of contractual cash flows which
represent solely payments of principal and interest);
and

- lease receivables.

Other financial assets measured at fair value, including
equity investments measured at FVTPL, amounts due from
an associate, wealth management products and derivative
financial assets, are not subject to the ECL assessment.

Measurement of ECLs

ECLs are a probability-weighted estimate of credit losses.
Credit losses are measured as the present value of all
expected cash shortfalls (i.e. the difference between
the cash flows due to the Group in accordance with the
contract and the cash flows that the Group expects to
receive).

The expected cash shortfalls are discounted using the
following discount rates where the effect of discounting is
material:

- fixed-rate financial assets, trade and other
receivables: effective interest rate determined at
initial recognition or an approximation thereof;

- variable-rate financial assets: current effective
interest rate; and

- lease receivables: discount rate used in the
measurement of the lease receivable.
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NOTES TO THE FINANCIAL STATEMENTS Bf & 3R R i 5F

(Expressed in Renminbi unless otherwise indicated)

(BR=HEAN

1

BAARKEFIR)

SIGNIFICANT ACCOUNTING POLICIES (Cont'd)

(i)

Credit losses from financial instruments and lease
receivables (Cont’d)

Measurement of ECLs (Cont’d)

The maximum period considered when estimating ECLs is
the maximum contractual period over which the Group is
exposed to credit risk.

In measuring ECLs, the Group takes into account
reasonable and supportable information that is available
without undue cost or effort. This includes information
about past events, current conditions and forecasts of
future economic conditions.

ECLs are measured on either of the following bases:

- 12-month ECLs: these are losses that are expected
to result from possible default events within the 12
months after the reporting date; and

- lifetime ECLs: these are losses that are expected
to result from all possible default events over the
expected lives of the items to which the ECL model
applies.

Loss allowances for trade receivables and lease receivables
are always measured at an amount equal to lifetime
ECLs. ECLs on these financial assets are estimated using
a provision matrix based on the Group'’s historical credit
loss experience, adjusted for factors that are specific to
the debtors and an assessment of both the current and
forecast general economic conditions at the reporting
date.

For all other financial instruments, the Group recognises a
loss allowance equal to lifetime ECLs.
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NOTES TO THE FINANCIAL STATEMENTS Bi 7% #R 3R By &

1 SIGNIFICANT ACCOUNTING POLICIES (Cont'd)

(i)

Credit losses from financial instruments and lease
receivables (Cont’d)

Significant increases in credit risk

In assessing whether the credit risk of a financial
instrument (including a loan commitment) has increased
significantly since initial recognition, the Group compares
the risk of default occurring on the financial instrument
assessed at the reporting date with that assessed at the
date of initial recognition. In making this reassessment,
the Group considers that a default event occurs when
(i) the borrower is unlikely to pay its credit obligations
to the Group in full, without recourse by the Group to
actions such as realising investments (if any is held); or
(i) the financial asset is 90 days past due. 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 since initial recognition:

- failure to make payments of principal or interest on
their contractually due dates;

- an actual or expected significant deterioration in
a financial instrument’s external or internal credit
rating (if available);

- an actual or expected significant deterioration in the
operating results of the debtor; and

- existing or forecast changes in the technological,
market, economic or legal environment that have a
significant adverse effect on the debtor’s ability to
meet its obligation to the Group.
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NOTES TO THE FINANCIAL STATEMENTS Bf & 3R R i 5F

(Expressed in Renminbi unless otherwise indicated)

(BR5HHEHAI - HUAARKTIR)

1

SIGNIFICANT ACCOUNTING POLICIES (Cont'd)

(i)

Credit losses from financial instruments and lease
receivables (Cont’d)

Significant increases in credit risk (Cont’d)

Depending on the nature of the financial instruments,
the assessment of a significant increase in credit risk is
performed on either an individual basis or a collective
basis. When the assessment is performed on a collective
basis, the financial instruments are grouped based on
shared credit risk characteristics, such as past due status
and credit risk ratings.

ECLs are remeasured at each reporting date to reflect
changes in the financial instrument’s credit risk since
initial recognition. Any change in the ECL amount is
recognised as an impairment gain or loss in profit or loss.
The Group recognises an impairment gain or loss for all
financial instruments with a corresponding adjustment
to their carrying amount through a loss allowance
account, except for investments in debt investments
that are measured at FVOCI (recycling), for which the loss
allowance is recognised in other comprehensive income
and accumulated in the fair value reserve (recycling).

Basis of calculation of interest income

Interest income recognised in accordance with note 1(w)
(vi) is calculated based on the gross carrying amount
of the financial asset unless the financial asset is credit-
impaired, in which case interest income is calculated
based on the amortised cost (i.e. the gross carrying
amount less loss allowance) of the financial asset.

At each reporting date, the Group assesses whether
a financial asset is 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.
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NOTES TO THE FINANCIAL STATEMENTS Bi 7% #R 3R By &

1 SIGNIFICANT ACCOUNTING POLICIES (Cont'd)

(i)

Credit losses from financial instruments and lease
receivables (Cont’d)

Basis of calculation of interest income (Cont’d)

Evidence that a financial asset is credit-impaired includes
the following observable events:

- significant financial difficulties of the debtor;

- abreach of contract, such as a default or delinquency
in interest or principal payments;

- it becoming probable that the borrower will enter
into bankruptcy or other financial reorganisation;

- significant changes in the technological, market,
economic or legal environment that have an adverse
effect on the debtor; or

- the disappearance of an active market for a security
because of financial difficulties of the issuer.

Write-off policy

The gross carrying amount of a financial asset and lease
receivable is written off (either partially or in full) to the
extent that there is no realistic prospect of recovery. This
is generally the case when the Group determines that the
debtor does not have assets or sources of income that
could generate sufficient cash flows to repay the amounts
subject to the write-off.

Subsequent recoveries of an asset that was previously
written off are recognised as a reversal of impairment in
profit or loss in the period in which the recovery occurs.
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NOTES TO THE FINANCIAL STATEMENTS Bf & 3R R i 5F

(Expressed in Renminbi unless otherwise indicated)

(BR=HEAN

BAARKEFIR)

1 SIGNIFICANT ACCOUNTING POLICIES (Cont'd)

(ii)  Credit losses from financial guarantees issued

Financial guarantees are contracts that require the
issuer (i.e. the guarantor) to make specified payments to
reimburse the beneficiary of the guarantee (the “holder”)
for a loss the holder incurs because a specified debtor fails
to make payment when due in accordance with the terms
of a debt instrument.

Financial guarantees issued are initially recognised
within “trade and other payables” at fair value, which
is determined by reference to fees charged in an arm’s
length transaction for similar services, when such
information is obtainable, or to interest rate differentials,
by comparing the actual rates charged by lenders when
the guarantee is made available with the estimated rates
that lenders would have charged, had the guarantees
not been available, where reliable estimates of such
information can be made. Where consideration is
received or receivable for the issuance of the guarantee,
the consideration is recognised in accordance with the
Group’s policies applicable to that category of asset.
Where no such consideration is received or receivable, an
immediate expense is recognised in profit or loss.

Subsequent to initial recognition, the amount initially
recognised as deferred income is amortised in profit
or loss over the term of the guarantee as income from
financial guarantees issued.

The Group monitors the risk that the specified debtor
will default on the contract and recognises a provision
when ECLs on the financial guarantees are determined
to be higher than the amount carried in “trade and other
payables” in respect of the guarantees (i.e. the amount
initially recognised, less accumulated amortisation).
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NOTES TO THE FINANCIAL STATEMENTS Bt #& 3R R KI5

1 SIGNIFICANT ACCOUNTING POLICIES (Cont'd)

(ii)

(iii)

Credit losses from financial guarantees issued (Cont’d)

To determine ECLs, the Group considers changes in the
risk of default of the specified debtor since the issuance
of the guarantee. A 12-month ECL is measured unless the
risk that the specified debtor will default has increased
significantly since the guarantee is issued, in which case
a lifetime ECL is measured. The same definition of default
and the same assessment of significant increase in credit
risk as described in note 1(m)(i) apply.

As the Group is required to make payments only in the
event of a default by the specified debtor in accordance
with the terms of the instrument that is guaranteed, an
ECL is estimated based on the expected payments to
reimburse the holder for a credit loss that it incurs less any
amount that the Group expects to receive from the holder
of the guarantee, the specified debtor or any other party.
The amount is then discounted using the current risk-free
rate adjusted for risks specific to the cash flows.

Impairment of other non-current assets

Internal and external sources of information are reviewed
at the end of each reporting period to identify indications
that the following assets may be impaired or, except
in the case of goodwill, an impairment loss previously
recognised no longer exists or may have decreased:

- property, plant and equipment, including right-of-
use assets (other than property carried at revalued
amounts);

- intangible assets;
- goodwill;and

- investments in subsidiaries in the Company'’s
statement of financial position.

If any such indication exists, the asset’s recoverable
amount is estimated. In addition, for goodwill, the
recoverable amount is estimated annually whether or not
there is any indication of impairment.
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(Expressed in Renminbi unless otherwise indicated)

(BR=HEAN

1

BAARKEFIR)

SIGNIFICANT ACCOUNTING POLICIES (Cont'd)

(iii) Impairment of other non-current assets (Cont’d)

Calculation of recoverable amount

The recoverable amount of an asset is the greater
of its fair value less costs of disposal and value in
use. In assessing value in use, the estimated future
cash flows are discounted to their present value
using a pre-tax discount rate that reflects current
market assessments of the time value of money and
the risks specific to the asset. Where an asset does
not generate cash inflows largely independent of
those from other assets, the recoverable amount
is determined for the smallest group of assets that
generates cash inflows independently (i.e. a cash-
generating unit).

Recognition of impairment losses

An impairment loss is recognised in profit or loss
if the carrying amount of an asset, or the cash-
generating unit to which it belongs, exceeds its
recoverable amount. Impairment losses recognised
in respect of cash-generating units are allocated
first to reduce the carrying amount of any goodwill
allocated to the cash-generating unit (or group of
units) and then, to reduce the carrying amount of the
other assets in the unit (or group of units) on a pro
rata basis, except that the carrying value of an asset
will not be reduced below its individual fair value
less costs of disposal (if measurable) or value in use (if
determinable).

Reversals of impairment losses

In respect of assets other than goodwill, an
impairment loss is reversed if there has been
a favourable change in the estimates used to
determine the recoverable amount. An impairment
loss in respect of goodwill is not reversed.

A reversal of an impairment loss is limited to the
asset’s carrying amount that would have been
determined had no impairment loss been recognised
in prior years. Reversals of impairment losses are
credited to profit or loss in the year in which the
reversals are recognised.
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NOTES TO THE FINANCIAL STATEMENTS Bi 7% #R 3R By &

1 SIGNIFICANT ACCOUNTING POLICIES (Cont'd)

(iv) Interim financial reporting and impairment

(i)

Under the Rules Governing the Listing of Securities on
the Stock Exchange of Hong Kong Limited, the Group
is required to prepare an interim financial report in
compliance with IAS 34, Interim financial reporting, in
respect of the first six months of the financial year. At the
end of the interim period, the Group applies the same
impairment testing, recognition, and reversal criteria as
it would at the end of the financial year (see notes 1(m)(i)
and (ii)).

Impairment losses recognised in an interim period in
respect of goodwill are not reversed in a subsequent
period. This is the case even if no loss, or a smaller loss,
would have been recognised had the impairment been
assessed only at the end of the financial year to which the
interim period relates.

Inventories

Inventories are assets which are held for sale in the
ordinary course of business, in the process of production
for such sale or in the form of materials or supplies to be
consumed in the production process or in the rendering
of services.

Inventories are carried at the lower of cost and net
realisable value as follows:

- Property development

Cost and net realisable values are determined as
follows:

- Leasehold land held for future development for
sale

The cost of leasehold land, which is held for
development for sale, represents the cost of
acquisition and the premium, if any, payable
to the relevant government authorities. Net
realisable value is determined by reference to
management estimates based on prevailing
market conditions.
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(Expressed in Renminbi unless otherwise indicated)

BAARKEFIR)

(BR=HEAN

1

SIGNIFICANT ACCOUNTING POLICIES (Cont'd)

(i)

Inventories (Cont’d)

Property development (Cont’d)

Properties under development for sale

The cost of properties under development
for sale comprises specifically identified cost,
including the acquisition cost of interests in
freehold and leasehold land, aggregate cost of
development, materials and supplies, wages
and other direct expenses, an appropriate
proportion of overheads and borrowing costs
capitalised (see note 1(y)). Net realisable value
represents the estimated selling price less
estimated costs of completion and costs to be
incurred in selling the property.

Completed properties held for sale

The cost of completed properties held for
sale comprises all costs of purchase, costs of
conversion and other costs incurred in bringing
the inventories to their present location and
condition.

In the case of completed properties developed
by the Group which comprise of multiple units
which are sold individually, the cost of each
unit is determined by apportionment of the
total development costs for that development
project to each unit on a per square foot basis,
unless another basis is more representative of
the cost of the specific unit. Net realisable value
represents the estimated selling price less costs
to be incurred in selling the property.
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NOTES TO THE FINANCIAL STATEMENTS Bi 7% #R 3R By &

(Expressed in Renminbi unless otherwise indicated)

SIGNIFICANT ACCOUNTING POLICIES (Cont'd)

(i)

Inventories (Cont’d)

Other inventories

Other inventories mainly include low-value
consumption goods and goods for sale. They are
carried at the lower of cost and net realisable value.

Cost is calculated using the weighted average cost
formula and comprises all costs of purchase, costs of
conversion and other costs incurred in bringing the
inventories to their present location and condition.

Net realisable value is the estimated selling price in
the ordinary course of business less the estimated
costs of completion and the estimated costs
necessary to make the sale.

When inventories are sold, the carrying amount of
those inventories is recognised as an expense in the
period in which the related revenue is recognised.

The amount of any write-down of inventories to
net realisable value and all losses of inventories are
recognised as an expense in the period the write-
down or loss occurs. The amount of any reversal of
any write-down of inventories is recognised as a
reduction in the amount of inventories recognised
as an expense in the period in which the reversal
occurs.
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NOTES TO THE FINANCIAL STATEMENTS Bt &3k R M5

(Expressed in Renminbi unless otherwise indicated)

(BR5HHEHAI - HUAARKTIR)

1 SIGNIFICANT ACCOUNTING POLICIES (Cont'd)

(i) Other contract costs

Other contract costs are either the incremental costs of
obtaining a contract with a customer or the costs to fulfil
a contract with a customer which are not capitalised as
inventory (see note 1(n)(i)).

Incremental costs of obtaining a contract are those costs
that the Group incurs to obtain a contract with a customer
that it would not have incurred if the contract had not
been obtained (e.g. an incremental sales commission).
Incremental costs of obtaining a contract are capitalised
when incurred if the costs relate to revenue which will
be recognised in a future reporting period and the costs
are expected to be recovered. Other costs of obtaining a
contract are expensed when incurred.

Costs to fulfil a contract are capitalised if the costs
relate directly to an existing contract or to a specifically
identifiable anticipated contract; generate or enhance
resources that will be used to provide goods or services in
the future; and are expected to be recovered. Costs that
relate directly to an existing contract or to a specifically
identifiable anticipated contract may include direct
labour, direct materials, allocations of costs, costs that
are explicitly chargeable to the customer and other costs
that are incurred only because the Group entered into
the contract (for example, payments to sub-contractors).
Other costs of fulfilling a contract, which are not
capitalised as inventory, property, plant and equipment or
intangible assets, are expensed as incurred.

Capitalised contract costs are stated at cost less
accumulated amortisation and impairment losses.
Impairment losses are recognised to the extent that the
carrying amount of the contract cost asset exceeds the net
of (i) remaining amount of consideration that the Group
expects to receive in exchange for the goods or services
to which the asset relates, less (ii) any costs that relate
directly to providing those goods or services that have not
yet been recognised as expenses.

Amortisation of capitalised contract costs is charged to
profit or loss when the revenue to which the asset relates is
recognised. The accounting policy for revenue recognition
is set out in note 1(w).
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NOTES TO THE FINANCIAL STATEMENTS Bi 7% #R 3R By &

SIGNIFICANT ACCOUNTING POLICIES (Cont'd)

A contract liability is recognised when the customer pays
consideration before the Group recognises the related revenue
(see note 1(w)). A contract liability would also be recognised if
the Group has an unconditional right to receive consideration
before the Group recognises the related revenue. In such cases,
a corresponding receivable would also be recognised (see note
1(p)).

When the contract includes a significant financing component,
the contract balance includes interest accrued under the
effective interest method (see note 1(w)).

A receivable is recognised when the Group has an unconditional
right to receive consideration. A right to receive consideration
is unconditional if only the passage of time is required before
payment of that consideration is due. If revenue has been
recognised before the Group has an unconditional right to
receive consideration, the amount is presented as a contract
asset.

Receivables are stated at amortised cost using the effective
interest method less allowance for credit losses (see note 1(m)

().

Interest-bearing borrowings are measured initially at fair
value less transaction costs. Subsequent to initial recognition,
interest-bearing borrowings are stated at amortised cost using
the effective interest method. Interest expense is recognised in
accordance with the Group’s accounting policy for borrowing
costs (see note 1(y)).

Trade and other payables are initially recognised at fair value.
Trade and other payables are subsequently stated at amortised
cost unless the effect of discounting would be immaterial, in
which case they are stated at cost.

(Expressed in Renminbi unless otherwise indicated)
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NOTES TO THE FINANCIAL STATEMENTS Bt &3k R M5

(Expressed in Renminbi unless otherwise indicated)

(BR5HHEHAI - HUAARKTIR)

1

SIGNIFICANT ACCOUNTING POLICIES (Cont'd)

Cash and cash equivalents comprise cash at bank and on hand,
demand deposits with banks and other financial institutions,
and short-term, highly liquid investments that are readily

convertible into known amounts of cash and which are subject

to an insignificant risk of changes in value, having been

within three months of maturity at acquisition. Cash and cash

equivalents are assessed for ECL in accordance with the policy
set out in note 1(m)(i).

(i)

(ii)

Short term employee benefits and contributions to
defined contribution retirement plans

Salaries, annual bonuses, paid annual leave, contributions
to defined contribution retirement plans and the cost of
non-monetary benefits are accrued in the year in which
the associated services are rendered by employees. Where
payment or settlement is deferred and the effect would be
material, these amounts are stated at their present values.

Obligation for contributions to defined contribution
retirement plans pursuant to the relevant labour rules and
regulations in the People’s Republic of China (the “PRC”)
are recognised as an expense in profit or loss as incurred,
except to the extent that they are included in properties
for sale not yet recognised as an expense.

Equity settled share-based payment

The fair value of share options granted to employees is
recognised as an employee cost with a corresponding
increase in the equity settled share-based payment
reserve within equity. The fair value is measured at grant
date using the binomial option pricing model, taking into
account the terms and conditions upon which the options
were granted. Where the employees have to meet vesting
conditions before becoming unconditionally entitled to
the options, the total estimated fair value of the options
is spread over the vesting period, taking into account the
probability that the options will vest.
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NOTES TO THE FINANCIAL STATEMENTS Bt #& 3R R KI5

SIGNIFICANT ACCOUNTING POLICIES (Cont'd)

(ii)  Equity settled share-based payment (Cont’d)

During the vesting period, the number of share options
that is expected to vest is reviewed. Any resulting
adjustment to the cumulative fair value recognised in
prior years is charged/credited to the profit or loss for the
year of the review, unless the original employee expenses
qualify for recognition as an asset, with a corresponding
adjustment to the equity settled share-based payment
reserve. On vesting date, the amount recognised as
an expense is adjusted to reflect the actual number of
options that vest (with a corresponding adjustment to the
equity settled share-based payment reserve) except where
forfeiture is only due to not achieving vesting conditions
that relate to the market price of the Company’s shares.
The equity amount is recognised in the equity settled
share-based payment reserve until either the option is
exercised (when it is transferred to the share premium
account) or the option expires (when it is released directly
to retained profits).

Income tax for the year comprises current tax and movements
in deferred tax assets and liabilities. Current tax and movements
in deferred tax assets and liabilities are recognised in profit or
loss except to the extent that they relate to items recognised
in other comprehensive income or directly in equity, in which
case the relevant amounts of tax are recognised in other
comprehensive income or directly in equity, respectively.

Current tax is the expected tax payable on the taxable income
for the year, using tax rates enacted or substantively enacted
at the end of the reporting period, and any adjustment to tax
payable in respect of previous years.

Deferred tax assets and liabilities arise from deductible
and taxable temporary differences respectively, being the
differences between the carrying amounts of assets and
liabilities for financial reporting purposes and their tax bases.
Deferred tax assets also arise from unused tax losses and
unused tax credits.

(Expressed in Renminbi unless otherwise indicated)
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NOTES TO THE FINANCIAL STATEMENTS Bf & 3R R i 5F

(Expressed in Renminbi unless otherwise indicated)

(BR5HHEHAI - HUAARKTIR)

1 SIGNIFICANT ACCOUNTING POLICIES (Cont'd)

Apart from certain limited exceptions, all deferred tax liabilities,
and all deferred tax assets to the extent that it is probable that
future taxable profits will be available against which the asset
can be utilised, are recognised. Future taxable profits that may
support the recognition of deferred tax assets arising from
deductible temporary differences include those that will arise
from the reversal of existing taxable temporary differences,
provided those differences relate to the same taxation authority
and the same taxable entity, and are expected to reverse either
in the same period as the expected reversal of the deductible
temporary difference or in periods into which a tax loss arising
from the deferred tax asset can be carried back or forward. The
same criteria are adopted when determining whether existing
taxable temporary differences support the recognition of
deferred tax assets arising from unused tax losses and credits,
that is, those differences are taken into account if they relate to
the same taxation authority and the same taxable entity, and
are expected to reverse in a period, or periods, in which the tax
loss or credit can be utilised.

The limited exceptions to recognition of deferred tax assets and
liabilities are those temporary differences arising from goodwill
not deductible for tax purposes, the initial recognition of assets
or liabilities that affect neither accounting nor taxable profit
(provided they are not part of a business combination), and
temporary differences relating to investments in subsidiaries
to the extent that, in the case of taxable differences, the Group
controls the timing of the reversal and it is probable that the
differences will not reverse in the foreseeable future, or in the
case of deductible differences, unless it is probable that they
will reverse in the future.
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NOTES TO THE FINANCIAL STATEMENTS Bt #& 3R R KI5

SIGNIFICANT ACCOUNTING POLICIES (Cont'd)

Where investment properties are carried at their fair value in
accordance with the accounting policy set out in note 1(i), the
amount of deferred tax recognised is measured using the tax
rates that would apply on sale of those assets at their carrying
value at the reporting date unless the property is depreciable
and is held within a business model whose objective is to
consume substantially all of the economic benefits embodied
in the property over time, rather than through sale. In all other
cases, the amount of deferred tax recognised is measured
based on the expected manner of realisation or settlement of
the carrying amount of the assets and liabilities, using tax rates
enacted or substantively enacted at the end of the reporting
period. Deferred tax assets and liabilities are not discounted.

The carrying amount of a deferred tax asset is reviewed at the
end of each reporting period and is reduced to the extent that
it is no longer probable that sufficient taxable profits will be
available to allow the related tax benefit to be utilised. Any such
reduction is reversed to the extent that it becomes probable
that sufficient taxable profits will be available.

Additional income taxes that arise from the distribution of
dividends are recognised when the liability to pay the related
dividends is recognised.

Current tax balances and deferred tax balances, and movements
therein, are presented separately from each other and are not
offset. Current tax assets are offset against current tax liabilities,
and deferred tax assets against deferred tax liabilities, if the
company or the Group has the legally enforceable right to
set off current tax assets against current tax liabilities and the
following additional conditions are met:

- in the case of current tax assets and liabilities, the Group
intends either to settle on a net basis, or to realise the asset
and settle the liability simultaneously; or

(Expressed in Renminbi unless otherwise indicated)
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NOTES TO THE FINANCIAL STATEMENTS Bt &3k R M5

(Expressed in Renminbi unless otherwise indicated)

(BR5HHEHAI - HUAARKTIR)

1

SIGNIFICANT ACCOUNTING POLICIES (Cont'd)

(ii)

in the case of deferred tax assets and liabilities, if they
relate to income taxes levied by the same taxation
authority on either:

- the same taxable entity; or

- different taxable entities, which, in each future
period in which significant amounts of deferred
tax liabilities or assets are expected to be settled or
recovered, intend to realise the current tax assets
and settle the current tax liabilities on a net basis or
realise and settle simultaneously.

Provisions and contingent liabilities

Provisions are recognised when the Group or the
Company has a legal or constructive obligation arising as
a result of a past event, it is probable that an outflow of
economic benefits will be required to settle the obligation
and a reliable estimate can be made. Where the time value
of money is material, provisions are stated at the present
value of the expenditure expected to settle the obligation.

Where it is not probable that an outflow of economic
benefits will be required, or the amount cannot be
estimated reliably, the obligation is disclosed as a
contingent liability, unless the probability of outflow of
economic benefits is remote. Possible obligations, whose
existence will only be confirmed by the occurrence or
non-occurrence of one or more future events are also
disclosed as contingent liabilities unless the probability of
outflow of economic benefits is remote.

Contingent liabilities assumed in business combination

Contingent liabilities assumed in a business combination
which are present obligations at the date of acquisition
are initially recognised at fair value, provided the fair value
can be reliably measured. After their initial recognition at
fair value, such contingent liabilities are recognised at the
higher of the amount initially recognised and the amount
that would be determined in accordance with note 1(v)(i).

1
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NOTES TO THE FINANCIAL STATEMENTS Bi 7% #R 3R By &

SIGNIFICANT ACCOUNTING POLICIES (Cont'd)

Income is classified by the Group as revenue when it arises from
the sale of goods, the provision of services or the use by others
of the Group's assets under leases in the ordinary course of the
Group’s business.

Revenue is recognised when control over a product or service
is transferred to the customer, or the lessee has the right to use
the asset, at the amount of promised consideration to which
the Group is expected to be entitled, excluding those amounts
collected on behalf of third parties. Revenue excludes value
added tax or other sales taxes and is after deduction of any
trade discounts.

Where the contract contains a financing component which
provides a significant financing benefit to the customer for
more than 12 months, revenue is measured at the present
value of the amount receivable, discounted using the discount
rate that would be reflected in a separate financing transaction
with the customer, and interest income is accrued separately
under the effective interest method. Where the contract
contains a financing component which provides a significant
financing benefit to the Group, revenue recognised under that
contract includes the interest expense accreted on the contract
liability under the effective interest method. The Group takes
advantage of the practical expedient in paragraph 63 of
IFRS 15 and does not adjust the consideration for any effects of
a significant financing component if the period of financing is
12 months or less.

(Expressed in Renminbi unless otherwise indicated)
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NOTES TO THE FINANCIAL STATEMENTS Bf & 3R R i 5F

(Expressed in Renminbi unless otherwise indicated)

(BR=HEAN

BAARKEFIR)

1 SIGNIFICANT ACCOUNTING POLICIES (Cont'd)

Further details of the Group’s revenue and other income

recognition policies are as follows:

(i)

Sales of properties

Revenue arising from the sale of properties developed
for sale in the ordinary course of business is recognised
when the property is delivered to customers, which is
the point in time when the customer has the ability to
direct the use of the property and obtain substantially all
of the remaining benefits of the property. Deposits and
instalments received on properties sold prior to the date
of revenue recognition are included in the statement of
financial position under contract liabilities (see note 1(0)).

For contracts where the period between the payment by
the customer and the transfer of the promised property
exceeds one year, the transaction price and the amount
of revenue from the sales of completed properties is
adjusted for the effects of a financing component. If the
advance payments by the customer are regarded as
providing a significant financing benefit to the Group,
interest expense arising from the adjustment of time value
of money will be accrued by the Group during the period
between the payment date and the date of delivery of
property. This accrual increases the balance of the contract
liability during the period of construction, and therefore
increases the amount of revenue recognised when control
of the completed property is transferred to the customer.
The interest is expensed as accrued unless it is eligible to
be capitalised under IAS 23, Borrowing costs, in accordance
with the policies set out in note 1(y).
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NOTES TO THE FINANCIAL STATEMENTS Bt #& 3R R KI5

1 SIGNIFICANT ACCOUNTING POLICIES (Cont'd)

(ii)

(iii)

(iv)

(v)

(vi)

Rental income from operating leases

Rental income receivable under operating leases is
recognised in profit or loss in equal instalments over
the periods covered by the lease term, except where an
alternative basis is more representative of the pattern of
benefits to be derived from the use of the leased asset.
Lease incentives granted are recognised in profit or loss
as an integral part of the aggregate net lease payments
receivable. Variable lease payments that do not depend
on an index or a rate are recognised as income in the
accounting period in which they are earned.

Service fee income

Service fee income in relation to property management
service, advertising service and other ancillary services are
recognised when such services are provided to customers.

Finance lease income

Finance lease income is recognised on an accrual basis
using the effective interest method by applying the rate
that exactly discounts the estimated future cash receipts
through the expected life of the net investment of the
finance lease or a shorter period, when appropriate, to the
net carrying amount of the net investment of the finance
lease.

Dividends

Dividend income from unlisted investments is recognised
when the shareholder’s right to receive payment is
established.

Interest income

Interest income is recognised as it accrues using the
effective interest method. For financial assets measured at
amortised cost that are not credit-impaired, the effective
interest rate is applied to the gross carrying amount of
the asset. For credit impaired financial assets, the effective
interest rate is applied to the amortised cost (i.e. gross
carrying amount net of loss allowance) of the asset (see
note 1(m)(i)).
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NOTES TO THE FINANCIAL STATEMENTS Bt &3k R M5

(Expressed in Renminbi unless otherwise indicated)

(BR5HHEHAI - HUAARKTIR)

1 SIGNIFICANT ACCOUNTING POLICIES (Cont'd)

(vii) Government grants

Government grants are recognised in the statement
of financial position initially when there is reasonable
assurance that they will be received and that the Group
will comply with the conditions attaching to them. Grants
that compensate the Group for expenses incurred are
recognised as income in profit or loss on a systematic
basis in the same periods in which the expenses are
incurred. Grants that compensate the Group for the cost
of assets are initially recognised as deferred income and
subsequently deducted from the carrying amount of
assets and consequently are effectively recognised in
profit or loss when the inventories are sold or transferred
to investment properties upon meeting the relevant
conditions, if any, attaching to them.

Foreign currency transactions during the year are translated
at the foreign exchange rates ruling at the transaction dates.
Monetary assets and liabilities denominated in foreign
currencies are translated at the foreign exchange rates ruling at
the end of the reporting period. Exchange gains and losses are
recognised in profit or loss.

Non-monetary assets and liabilities that are measured in
terms of historical cost in a foreign currency are translated
using the foreign exchange rates ruling at the transaction
dates. The transaction date is the date on which the company
initially recognises such non-monetary assets or liabilities.
Non-monetary assets and liabilities denominated in foreign
currencies that are stated at fair value are translated using the
foreign exchange rates ruling at the dates the fair value was
measured.

The results of foreign operations are translated into RMB at
the exchange rates approximating the foreign exchange rates
ruling at the dates of the transactions. Statement of financial
position items are translated into RMB at the closing foreign
exchange rates at the end of the reporting period. The resulting
exchange differences are recognised in other comprehensive
income and accumulated separately in equity in the exchange
reserve.
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NOTES TO THE FINANCIAL STATEMENTS Bt #& 3R R KI5

SIGNIFICANT ACCOUNTING POLICIES (Cont'd)

On disposal of a foreign operation, the cumulative amount of
the exchange differences relating to that foreign operation is
reclassified from equity to profit or loss when the profit or loss
on disposal is recognised.

Borrowing costs that are directly attributable to the acquisition,
construction or production of an asset which necessarily takes
a substantial period of time to get ready for its intended use
or sale are capitalised as part of the cost of that asset. Other
borrowing costs are expensed in the period in which they are
incurred.

The capitalisation of borrowing costs as part of the cost of a
qualifying asset commences when expenditure for the asset
is being incurred, borrowing costs are being incurred and
activities that are necessary to prepare the asset for its intended
use or sale are in progress. Capitalisation of borrowing costs
is suspended or ceases when substantially all the activities
necessary to prepare the qualifying asset for its intended use or
sale are interrupted or complete.

A non-current asset (or disposal group) is classified as held
for sale if it is highly probable that its carrying amount will
be recovered through a sale transaction rather than through
continuing use and the asset (or disposal group) is available for
sale in its present condition. A disposal group is a group of assets
to be disposed of together as a group in a single transaction,
and liabilities directly associated with those assets that will be
transferred in the transaction.

When the Group is committed to a sale plan involving loss
of control of a subsidiary, all the assets and liabilities of that
subsidiary are classified as held for sale when the above criteria
for classification as held for sale are met, regardless of whether
the Group still retain a non-controlling interest in the subsidiary
after the sale.

(Expressed in Renminbi unless otherwise indicated)
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NOTES TO THE FINANCIAL STATEMENTS Bf & 3R R i 5F

(Expressed in Renminbi unless otherwise indicated)

(BR5HHEHAI - HUAARKTIR)

1 SIGNIFICANT ACCOUNTING POLICIES (Cont'd)

Immediately before classification as held for sale, the
measurement of the non-current assets (and all individual
assets and liabilities in a disposal group) is brought up-to-
date in accordance with the accounting policies before the
classification. Then, on initial classification as held for sale and
until disposal, the non-current assets (except for investment
properties which are measured at fair value), or disposal
groups, are recognised at the lower of their carrying amount
and fair value less costs to sell. The principal exceptions to
this measurement policy so far as the financial statements of
the Group are concerned are investment properties. These
assets, even if held for sale, would continue to be measured in
accordance with the policy set out in note 1(i).

Impairment losses on initial classification as held for sale,
and on subsequent remeasurement while held for sale, are
recognised in profit or loss. As long as a non-current asset is
classified as held for sale, or is included in a disposal group
that is classified as held for sale, the non-current asset is not
depreciated or amortised.

(@) A person, or a close member of that person’s family, is
related to the Group if that person:

(i)  has control or joint control over the Group;

(ii)  has significant influence over the Group; or

(iii) is a member of the key management personnel of
the Group or the Group's parent.
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NOTES TO THE FINANCIAL STATEMENTS Bi 7% #R 3R By &

(Expressed in Renminbi unless otherwise indicated)

1 SIGNIFICANT ACCOUNTING POLICIES (Cont'd)

(b)

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

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

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

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

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

(v)  The entity is a post-employment benefit plan for the
benefit of employees of either the Group or an entity
related to the Group.

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

(vii) A person identified in (aa)(a)(i) 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).

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

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.
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NOTES TO THE FINANCIAL STATEMENTS Bf & 3R R i 5F

(Expressed in Renminbi unless otherwise indicated)

(BR5HHEHAI - HUAARKTIR)

1 SIGNIFICANT ACCOUNTING POLICIES (Cont'd)

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

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

2 ACCOUNTINGJUDGEMENT AND ESTIMATES

In the process of applying the Group’s accounting policies,
management has made the following accounting judgement:

Classification between inventories and investment
properties

The Group develops property projects with an initial intention
to be held for sale. Judgement is made by management in
determining whether a property is designated as a property
held for sale or investment properties. The Group considers its
intention for holding the properties at the early development
stage of the related properties. During the course of
development, the related properties under development are
accounted for as (1) properties under development included in
current assets if the properties are intended for sale after their
completion; and (2) investment properties under development
if the properties are intended to be held to earn rentals and/or
for capital appreciation.

1
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NOTES TO THE FINANCIAL STATEMENTS Bt #& 3R R KI5

2 ACCOUNTINGJUDGEMENT AND ESTIMATES
(Cont'd)

Key sources of estimation uncertainty in the preparation of the
financial statements are as follows:

(i)

(ii)

Valuation of investment properties

As described in note 11, investment properties are stated
at fair value based on the valuation performed by an
independent firm of professional valuers.

In determining the fair value of investment properties,
the valuers have based on methods of valuation which
involve, inter alia, certain estimates including current
market rents and market price for similar properties in the
same location, and condition, appropriate discount rates
and expected future market rents.

In relying on the valuation report, management has
exercised their judgement and is satisfied that the method
of valuation is reflective of the current market conditions.

Impairment for interests in joint ventures

As explained in note 1(m)(iii), the Group determines
that investment in joint ventures is impaired when
there has been a significant or prolonged decline in
the recoverable amount below its cost. Management
assesses the differences between the carrying amount
and recoverable amount and makes provision for
impairment loss. Any change in the assumptions adopted
in calculating the recoverable amount would increase
or decrease the provision for impairment loss and affect
the Group’s financial position. In determining the value
in use, expected cash flows generated by the assets
are discounted to their present value, which requires
significant judgement relating to items such as level
of discount rates and the expected long-term growth
rate. The Group uses all readily available information
in determining an amount that is a reasonable
approximation of recoverable amount, including estimates
based on reasonable and supportable assumptions and
projections of items such as revenue, amount of operating
costs.

(Expressed in Renminbi unless otherwise indicated)

(B SHHEBI - HAARKTITR)

2 EEHPUER R £ 5T (4E)

AR T HEE AR EMEZ RN

(ii)

REYFEIGE
WETRE N T - R E W ERIEE L
B 2 FETFAMETHHENR
ABEIR -

EREREVENAEER - 7
AP RIERHE RS R R g
HEEr BEBAHSES  BER
F—fE MR — R RS
MSER - BEOITEREXMERH
RRMBHEE

IR ERSERHE RS R HIE - 3
RRMETERBR T ZRTH S
P

BEDEERE

GO EE 1 (m) i) AT - E AT U6
HHENRPERAKAE  AEE
RELHEELENRERERE -
ERETARAGEETREESHE
ZHEMERE  WiTRRERKE
& o et E R & RERFFTER A A
B R A L BB & 3 hn kim0
BERKXERF  WHEAEBNIG
AR - EREEFEAEERN - §EE
EAMERRSRITAAERE
EH YR RKEFTE R 1
RERZHEEHEAHE - A5
FAMBEARNEERMEE UKD
SHENSEALUE  BREERSE
M ZEFE A - BERERHR
RANFER o

ANNUAL REPORT 2020 F %

139



"

NOTES TO THE FINANCIAL STATEMENTS Bf & 3R R i 5F

(Expressed in Renminbi unless otherwise indicated)

(BR5HHEHAI - HUAARKTIR)

2 ACCOUNTINGJUDGEMENT AND ESTIMATES
(Cont'd)

(iii) Recognition of government grants

(iv)

Government grants are initially recognised by the Group
as a deferred income in the consolidated statement of
financial position when an amount is received and are
subsequently recognised or amortised in profit or loss on
a systematic basis when there is reasonable assurance
that the Group will comply with the specific conditions
attached to the government grants. The Group is
required to fulfil the requirements agreed with the local
governments when conducting the related infrastructure
construction and the Group assesses whether the
conditions attached to the government grants are met
based on management’s best estimates, particularly in
interpreting the fulfilment of conditions which are not
clearly stated in the respective agreements.

Provision for PRC LAT

As explained in note 6(a), the Group has estimated, made
and included in tax provision for PRC LAT according to the
requirements set forth in the relevant PRC tax laws and
regulations. The actual PRC LAT liabilities are subject to the
determination by the tax authorities upon completion of
the property development projects and the tax authorities
might disagree with the basis on which the provision for
PRC LAT is calculated. Significant judgment is required in
determining the level of provision, as the calculation of
which depends on the ultimate tax determination. Given
the uncertainties of the calculation basis of PRC LAT as
interpreted by the local tax bureau, the actual outcomes
may be higher or lower than those estimated at the end
of the reporting period. Any increase or decrease in the
actual outcomes/estimates will impact the income tax
provision in the period in which such determination is
made.

2
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NOTES TO THE FINANCIAL STATEMENTS Bt #& 3R R KI5

2 ACCOUNTINGJUDGEMENT AND ESTIMATES
(Cont'd)

(v)

(vi)

Determining the provision for inventories

As explained in note 1(n), the Group’s land held for
future development, properties under development and
completed properties held for sale are stated at the lower
of cost and net realisable value. Based on the Group’s
recent experience and the nature of the subject property,
the Group makes estimates of the selling price, the costs
of completion in case for properties under development,
and the costs to be incurred in selling the properties.

If there is an increase in costs to completion or a decrease
in net sales value, provision for completed properties held
for sale, properties held for future development and under
development for sale may be resulted. Such provision
requires the use of judgment and estimates. Where the
expectation is different from the original estimate, the
carrying value and provision for properties in the periods
in which such estimate is changed will be adjusted
accordingly.

Given the volatility of the PRC property market and the
distinctive nature of individual properties, the actual
outcomes in terms of costs and revenue may be higher or
lower than estimated at the end of the reporting period.
Any increase or decrease in the provision would affect
profit or loss in future years.

Impairment for trade and other receivables

The Group expected credit losses (ECL) for trade and other
receivables resulting from the inability of the customers
to make the required payments. The Group bases the
estimates on the aging of the trade and other receivable
balance, customer creditworthiness, and historical write-
off experience. If the financial condition of the customers
were to deteriorate, actual provisions would be higher
than estimated.

2

(Expressed in Renminbi unless otherwise indicated)
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NOTES TO THE FINANCIAL STATEMENTS Bt &3k R M5

(Expressed in Renminbi unless otherwise indicated)

(BR5HHEHAI - HUAARKTIR)

2 ACCOUNTINGJUDGEMENT AND ESTIMATES
(Cont'd)

(vii) Recognition of deferred tax assets

Deferred tax assets are recognised and measured based
on the expected manner of realisation or settlement of the
carrying amount of the assets, using tax rates enacted or
substantively enacted at the end of the reporting period.
In determining the carrying amounts of deferred tax assets,
expected taxable profits are estimated which involves
a number of assumptions relating to the operating
environment of the Group and require a significant level
of judgment exercised by the directors. Any change in
such assumptions and judgment would affect the carrying
amounts of deferred tax assets to be recognised and
hence the net profit in future years.

(viii) Determining the deferred taxation on investment

properties

The Group has leased out certain of the completed
properties to third parties whereby the directors
consider that such arrangement is not temporary. In
the circumstance, the Group has decided to treat those
properties as investment properties (and reclassifying
them from completed properties held for sale to
investment properties) because it is the Group’s intention
to hold these properties in long-term for rental income
and/or capital appreciation.

Under IAS 12, deferred tax is required to be measured
with reference to the tax consequences that would follow
the manner in which the entity expects to recover the
carrying amount of the assets in question. In this regard,
IAS 12 has a rebuttable presumption that the carrying
amount of investment property carried at fair value under
IAS 40, Investment property, will be recovered through sale.
This presumption is rebutted on a property-by-property
basis if the investment property in question is depreciable
and is held within a business model whose objective is
to consume substantially all of the economic benefits
embodied in the investment property over time, rather
than through sale.
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NOTES TO THE FINANCIAL STATEMENTS Bi 7% #R 3R By &

2 ACCOUNTINGJUDGEMENT AND ESTIMATES
(Cont'd)

(ix) Determining the deferred taxation on investment
properties

In this connection, the Group has reviewed its investment
property portfolio on a regular basis and has concluded
that as at 31 December 2020, the Group has determined
that each of these properties are held within a business
model whose objective is to consume substantially all
of the economic benefits embodied in the investment
property over time and consequently the presumption
in IAS 12 is rebutted for these properties. As a result, the
Group has continued to measure the deferred tax relating
to these other properties using the tax rate that would
apply as a result of recovering their value through use.

3 REVENUE AND SEGMENT REPORTING

The principal activities of the Group are development, sales and
operation of commercial trade and logistics centers and residential
properties in the Mainland China.

Revenue represents income from sales of properties, property
management services income and rental income net of sales related
taxes and is after deduction of any trade discounts.

(Expressed in Renminbi unless otherwise indicated)
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(Expressed in Renminbi unless otherwise indicated)

(BR5HHEHAI - HUAARKTIR)

N\

3 REVENUE AND SEGMENT REPORTING (Cont'd) 3 WARDEPHEE ()

Disaggregation of revenue from contracts with customers by BEEAHNGIZTEERIREEL D

major products or service lines is as follows: BRI
2020 2019
RMB’'000 RMB’'000
ARET R ARETTT
Revenue from contracts with customers within B PR B 75 3R 25 ZE BRI 5B 1558
the scope of IFRS 15 HEANEFSHRA
- Sales of properties —WEIEE 3,594,985 1,422,946
- Property management services —MEERRG 70,595 63,588
- Others —Hfh 30,569 40,620
3,696,149 1,527,154
Revenue from other sources Hg SRR A
- Gross rental income from investment properties — K BIREWENA S BIA 16,477 13,964
- Other rental income —HiBESWA 24,532 42,190
41,009 56,154
3,737,158 1,583,308
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The Group’s customer base is diversified and none of the
customer with whom transactions have exceeded 10% of the
Group’s revenue.

Operating segments, and the amounts of each segment
item reported in the consolidated financial statements, are
identified from the financial data and information provided
regularly to the Group’s most senior executive management
for the purposes of allocating resources to, and assessing the
performance of, the Group'’s various lines of business and
geographical locations. No segment information is presented
in respect of the Group’s operating segment as the Group is
principally engaged in one segment in the Mainland China. The
Group does not operate in any other geographical or business
segment during the year.

AEENEPEZZ T BRE—RF
FHRZEIEREEADN10%A L -

BORERTAREREER RS B
BARGHESRER RS ELRAE
B AREEEMRRSTRELER
HHBEELER  MEZFEERE
Freh Al Rl & & 0 B RN A FF F ik
BENEDEHEE L - HRAKER
RENEERE—ESE  WALES
JIREEMEEDHLER - FALEE
I EPMERTE AL [ SR TG 0 B -
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NOTES TO THE FINANCIAL STATEMENTS Bi 7% #R 3R By &

3 REVENUE AND SEGMENT REPORTING (Cont'd)

The following table includes revenue expected to be
recognised in the future related to performance obligations
that are unsatisfied at 31 December 2020:

(Expressed in Renminbi unless otherwise indicated)

(B SHHEBI - HAARKTITR)

3 BARSERHEE ()

TREHIAF2020512 431 A HARETT
MR A B EIEHIR R IRHER A IS -

N\
NN

2020 2019
RMB’'000 RMB’000
ARET AREBTFT

Remaining performance obligations expectedto & TNBAEEEIRUT

be satisfied: HAPRFEAT -

Within 1 year 15K 2,330,108 2,645,940
1year to 2 years 122 347,567 426,450
2 years to 3 years 2E3F - 327,440
2,677,675 3,399,830

These amounts represent revenue expected to be recognised
in the future from pre-completion sales contracts for properties
under development entered into by the customers with
the Group. These amounts include the significant financing
components of the pre-completion properties sales contracts
under which the Group obtains significant financing benefits
from the customers (see note 1(w)(i)).

The Group has applied the practical expedient in paragraph
121 of IFRS 15 to its property management service contracts
such that the above information does not include information
about revenue that the Group will be entitled to when it has a
right to invoice, which corresponds directly to the value to the
customer of the Group’s performance completed to date.

ZETRERETFPERNKERERY
KRBT IHE A QTR A RHE
R - ZFLRBEATKYEE
EAMMEARERD  ARERELK
EFREEABME Nz (LHEE1W)

AEBEHEMESERE A OERR
BREA TSR RIS E 121N ER
EEFE B B E BT REARER
ERAEERERIENKR=EEE
# - mAE RN EEAERZS TN E
HEEFPREBEREEAR -
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(Expressed in Renminbi unless otherwise indicated)

(BR=HEAN

BAARKEFIR)

OTHER INCOME 4 HMUA
2020 2019
RMB’000 RMB’000
ARET R AREFIT
Net realised and unrealised fair value gain from BAnEE 2B EEHEA
financial assets measured at FVTPL EHERNEREERN
EEREARERAN
BEWRFHE 69,024 18,924
Net unrealised fair value loss from financial liabilities ~ ZAREFTE B E BT A
measured at FVTPL EHEENSRAEN
RAEEERE (7,495) -
Net loss on disposal of investment properties HEREVMENFEE (25,017) (12,752)
Net gain on disposal of subsidiaries (i) & T2 B R F U R () - 187,099
Net gain on disposal of a joint venture HEAE QAR FE 650 -
Net gain on disposal of property, plant HEWE - BE R&ER
and equipment Wiz 558 900 2,125
Government grants (ii) AT #8 BA i) 5,178 1,717
Others EAh, 3,947 6,576
47,187 203,689
(i)  In 2019, the Group recorded net gain on disposal of subsidiaries of iy R2019%F  AEFRRTEETARMNED
RMB187,099,000, while no such gain was recorded in 2020. AR #187,099,0007T * 2020 4F £ 5 B8 U o5 7E
(i) In 2020, the Group has transferred certain completed properties held (i) R2020%F - AEERFLEAETIYESE

for sale to investment properties (note 11). The related government
grants of RMB4,271,000 (2019: Nil) previously recorded as deferred
income (note 32) were recognised in profit or loss as other income.
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NOTES TO THE FINANCIAL STATEMENTS Bi 7% #R 3R By &

(Expressed in Renminbi unless otherwise indicated)

(B SHHEBI - HAARKTITR)

5 PROFIT/(LOSS) BEFORE TAXATION 5 BRWEFE(BR)
Profit/(loss) before taxation is arrived at after (crediting)/charging: BEAIFE, (BB EGEA), /B THE
A& -
2020 2019
RMB’000 RMB’000

AR¥T T ARETTT

Finance income E A ON
Bank interest income HRITHALEWA (8,495) (12,785)
Other interest income H R BHA (30,354) (30,270)
(38,849) (43,055)
Net foreign exchange gain b 5 Yz T 5 R - (4,726)
(38,849) (47,781)
Finance costs B R
Interest on bank loans and other borrowings RITER R EAMAEENTE 108,181 121,515
Interest on corporate bonds NRIBEHFHFE 5,717 21,009
Interest on senior notes BEEEFE 260,640 172,361
Interest on lease liabilities HEAEFE 4,158 3,934
Accrued interest on significant financing GHRBENEARE S IERT
component of contract liabilities FE 98,442 48,822
Other borrowing costs EAEERAR 18,240 -
495,378 367,641
Less: interest expense capitalised into properties &l : BA(CBEATE R ER
under development * B * (218,859) (139,300)
276,519 228,341
Net foreign exchange loss b R F R 269 -
276,788 228,341

*

*  The borrowing costs have been capitalised at rates ranging from & B KR B2 1% F 7 % 7.35% = 9.60%
7.35%-9.60% per annum (2019: 4.99%-9.60%). (2019%F : 4.99%%9.60% ) & A1t
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(Expressed in Renminbi unless otherwise indicated)

(BR5HHEHAI - HUAARKTIR)

5 PROFIT/(LOSS) BEFORE TAXATION (Cont'd) 5 RREFAE(&5E)(E)
2020 2019
RMB’000 RMB’000

AR®TT ARETTT

Salaries, wages and other benefits e TEREMET 244,352 251,323
Equity settled share-based payment expenses LARE 25 45 B AR D A Lt
BV R X 8,666 -
Contributions to defined contribution retirement  E R ZERRETE()
plans (i) 3,062 9,688
256,080 261,011
Note: 5T

(i) Due to the impact of the COVID-19 pandemic, a number of
policies including the relief of social insurance have been
promulgated by the government since February 2020 to expedite
resumption of economic activities, which contributed to the relief
of certain cost of defined contribution retirement scheme during
the year.
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NOTES TO THE FINANCIAL STATEMENTS Bi 7% #R 3R By &

(Expressed in Renminbi unless otherwise indicated)

(B SHHEBI - HAARKTITR)

5 PROFIT/(LOSS) BEFORE TAXATION (Cont'd)

5 MRAFE(BR)(®)

A\
NN

2020 2019
RMB’000 RMB’'000
ARET ARETFT
Depreciation and amortisation TE R
- plant and equipment (note 10) — B MR (BIRE10) 18,620 23,630
- right-of-use assets (note 10) —EREEEME0) 14,725 14,031
- intangible assets (note 12) —fEREE (MEE12) 2,376 2,218
35,721 39,879
Impairment losses recognised/(reversed) EEE,(8E)
— trade and other receivables — 85 kA MEYIE 28,657 17,683
- finance lease receivables —REHERKEIR (548) (183)
- non-current assets —EREEE - 3,758
28,109 21,258
Reversal of provision for inventories el FERELER 5,005 17,020
Auditor’s remuneration 1Z RN B &
- audit service — FET RS 3,150 3,150
— other services — H A ARTE 1,100 2,000
4,250 5,150
Rentals income from investment properties less REMERSREE
direct outgoings of RMB289,000 (2019: Nil) 2 A K #289,0007T
(2019 : AREZE) 16,188 13,964
Cost of properties sold (i) BEYER() 2,370,569 931,331

Note:

(i) Cost of properties sold is after netting off of utilisation of deferred
income in respect of government grants of RMB294,485,000 for
the year ended 31 December 2020 (2019: RMB237,221,000) (note

32).

GEE

(i) EZE2020F12A3MBIEFE  BEEYW
¥R BN B BT /EBRIET
I A A R #5294,485,000 7T 1% 15

£ ARM237,221,0007T) (H5E32) °
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NOTES TO THE FINANCIAL STATEMENTS B1 7% #R 3R By &%

(Expressed in Renminbi unless otherwise indicated)

(BR5HHEHAI - HUAARKTIR)

6 INCOME TAXIN THE CONSOLIDATED STATEMENT 6 SHEEKAMMERN
OF PROFIT OR LOSS
2020 2019
RMB’000 RMB’000

AR®T T ARETTT

Current tax BN EAFR 18
PRC Corporate Income Tax (“PRC CIT") (iii) PEIEMEH([PELE
FRE®E 1) i) 133,610 86,100
PRC LAT (iv) B+ 3 38 (B F (iv) 198,823 53,026
332,433 139,126
Deferred tax ERERE
Origination and reversal of temporary differences B |t 2= BAH) 2 A4 K B (Bl
(note 16(b)) (FizE16(b)) 37,177 (6,202)
369,610 132,924
Notes: B3

(i)  Pursuant to the rules and regulations of the Cayman
Islands, the Group is not subject to any income tax in this
jurisdiction.

(i)  No provision for Hong Kong Profits Tax was made as the

Group did not earn any income subject to Hong Kong
Profits Tax for the year (2019: Nil).
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NOTES TO THE FINANCIAL STATEMENTS Bi 7% #R 3R By &

6 INCOME TAXIN THE CONSOLIDATED STATEMENT
OF PROFIT OR LOSS (Cont'd)

Notes: (Cont'd)

(iii)

(iv)

PRCCIT

The Group's PRC subsidiaries are subject to statutory tax rate of
25% on their assessable profits.

In July 2013, Ganzhou Hydoo Commercial and Trade Logistics
Park Development Co., Ltd. (“Ganzhou Trade Center”) was
approved to enjoy a preferential PRC CIT rate of 15% for the years
from 2012 to 2020 according to a tax notice issued by the local
tax bureau.

In December 2015, Wuzhou Hydoo Commercial and Trade
Center Development Co., Ltd. (“Wuzhou Trade Center”) was also
approved to enjoy a preferential PRC CIT rate of 15% for the years
from 2015 to 2020 according to a tax notice issued by the local
tax bureau.

The preferential tax treatment was based on various tax rules
and regulations in relation to PRC government'’s strategy in
encouraging investment and development of wholesale trading
markets in certain regions in the Mainland China.

PRC LAT

PRC LAT which is levied on properties developed for sale by
the Group in the Mainland China, at progressive rates ranging
from 30% to 60% on the appreciation value, which under the
applicable regulations is calculated based on the proceeds of
sales of properties less deductible expenditures including lease
charges of land use rights, borrowing costs and all qualified
property development expenditures. Deferred tax assets arising
from PRC LAT accrued are calculated based on the applicable
income tax rates when they are expected to be cleared.

In addition, certain subsidiaries of the Group were subject to PRC
LAT which were calculated based on 6% to 8% of their revenue in
accordance with the authorised tax valuation method approved
by respective local tax bureau.

6 SR

(Expressed in Renminbi unless otherwise indicated)

(B SHHEBI - HAARKTITR)

ZRABRSR(E)

M aE ()

(iii)

(iv)

RS

REEHFE T AR A EERB T
H25% K ETE LR

201377 - BMBEHEMREME
BRAB([EMNEEYWHRE R H
T35 B AB M Bl 75 38 AN E L 5 20126
E2020F X 15% M ERF R MG
FAFER o

2015127 - BINREEEYREHA
BERAR([EBMNEEYRE ) BIE
ARG RBEAOT ISR ELS
2015F £2020F Z F15% B EF FH 1
EFTERRE -

TS BT L B B BT S B
METHREERERAEMREN
HERABNZABRERAFER -

PR B fE A

NEBHER P B R FTRE MEER
BB 1R A 30% 5 60% 1 2 3#E Tl & 44
AR IS ER - ARBEARED - R
TR E R R IR E Y EFTS FOE R AT
MEA(RELtEREEE L
BEXALAEEERMEMEMSL)
FHE o B ERE L RRIETIB
BEMbITE RS E B A TS B
RitE o

S - AEERE T FRRRERBEN

AR B ENIZ TR AL ER
WA HI6% 2 8% T H B L 32 EFT o
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NOTES TO THE FINANCIAL STATEMENTS Bt &3k R M5

(Expressed in Renminbi unless otherwise indicated)

(BR=HEAN - GAAREIIR)

A\

6 INCOME TAXIN THE CONSOLIDATED STATEMENT
OF PROFIT OR LOSS

Notes: (Cont'd)
(iv) PRC LAT (Cont'd) (iv)

The directors of the Company are of the opinion that the
authorised tax valuation method is one of the allowable taxation
methods in the Mainland China and the respective local tax
bureaus are the competent tax authorities to approve the
authorised tax valuation method in charging PRC LAT to the
respective PRC subsidiaries of the Group, and the risk of being
challenged by the State Administration of Taxation or any tax
bureau of higher authority is remote.

6 SHRZXAMMFR(E)

FRE(AE)

B R E R ()

ARAREERR  ARERBNEEST
BiERPBEAMRB AR AL
— - MAEESEFABAAEH R
TR B L R RIAE R TS
ABW R E LB ERN T TR
W MEERREBEBRER LREE
BB HEE RNRER K -

2020 2019
RMB’000 RMB’'000
ARET ARETFT
Profit/(loss) before taxation BERTFIE, (E518) 725,883 (144,361)
Notional tax on profit before taxation, REBBIZRERRAE
calculated at the rates applicable to MR EHIRTLA]
profits in the countries concerned MENBERE 251,468 31,891
Tax effect of non-deductible expenses AR BB E 24,743 4,815
Tax effect of non-taxable income BERBMARN TR 2 = (4,026)
Tax effect of unused tax losses not recognised RERKREBRIAREN
TR & 15,195 59,038
Tax effect of temporary differences not recognised AR IERE 51 = R AT
FE = 975
Utilisation of previously unrecognised tax losses {8 F 4E B AR A FERR B9 FR 18
&8 (28,436) (1,655)
PRC LAT (note 6(a)(iv)) f [+ 3R (E A (P E6(a)(iv)) 198,823 53,026
Tax effect on PRC LAT PR HIRETRBTE (49,706) (12,589)
Tax concessions (note 6(a)(iii)) TR E R (FMiEe()iii) (42,477) 1,449
Total income tax FriStisass 369,610 132,924
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(Expressed in Renminbi unless otherwise indicated)

(B SHHEBI - HAARKTITR)

DIRECTORS’ EMOLUMENTS 7 EFEHM
Directors’ emoluments disclosed pursuant to section 383(1) of the EZHMRIBEEERREOIEIBMELEA
Hong Kong Companies Ordinance and Part 2 of the companies RI(BBEEENmER) RO E 25 RN T -
(Disclosure of Information about Benefits of Directors) Regulation are
as follows:
2020
Salaries
allowances  Retirement
and benefits scheme Share-based
Directors' fee inkind  contributions Sub-total payments Total
BER B DRAA
£ BNEN HE [ Mt EBRHAR At
RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000
ARMTR  AR%TR AR¥TR AR%TR ARETR ARETR
Executive directors: BiTES:
Wong Choi Hing TEA 100 6,375 = 6,475 - 6,475
Cai Hongwen EEY - - - - - -
Zeng Yunshu LEE - - - - - -
Wang Dewen TEX 100 5911 53 6,064 474 6,538
Yang Sanming B=H
(appointed on 9 June 2020) (2020F6R9REZ(T) 250 3,552 29 3,831 1,423 5,254
Independent non-executive directors: B FHTEE
Lam Chi Yuen Nelson HEE 249 - - 249 43 292
Yue Zheng il 29 - - 249 I5] 292
Zhao Lihua W E
(passed away on 23 December 2020) (2020512823 HEH) 100 119 - 219 43 262
1,048 15,957 82 17,087 2,026 19,113
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(Expressed in Renminbi unless otherwise indicated)

(BR=HEAN - GAAREIIR)

7

DIRECTORS’ EMOLUMENTS (Cont'd) 7 EEHMGE)
2019
Salaries Retirement
allowances and scheme
Directors' fee benefits in kind contributions Total
e
2R RIK
EEikn BRI ST @t
RMB'000 RMB'000 RMB’000 RMB'000
ARETT ARETT ARETT ARBTT
Executive directors: HITES:
Wong Choi Hing TEH
(appointed on 12 October 2019) (201910 12HEZRT) 2 1,002 - 1,024
Cai Hongwen I
(appointed on 12 October 2019) (2019%F10 A 12BEZ(T) - - - -
Zeng Yunshu BEMR
(appointed on 12 October 2019) (201910 A 12HERT) - - - -
Wang Dewen T 100 15,732 79 15911
Wang Jianli TR
(resigned on 12 October 2019) (201910 A12BB1T) 78 3,542 - 3,620
Huang Dehong "ER
(resigned on 12 October 2019) (201910 A 128EHT) 78 1,240 60 1,378
Non-executive director: EHTES
Yuan Bing =E
(resigned on 12 October 2019) (201910 A12BEAT) 206 - - 206
Independent non-executive directors:  BUFHITES :
Lam Chi Yuen Nelson MR 264 - - 264
Zhao Lihua U
(passed away on 23 December 2020) (72020512 A 23 H &ttt ) 100 140 - 240
Yue Zheng T
(appointed on 20 March 2019) (20193 A 200 EZT) 207 - - 207
Wang Lianzhou FiEM
(retired on 20 March 2019) (201943 A20HE(E) 21 31 - 52
1,076 21,687 139 22,902
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(Expressed in Renminbi unless otherwise indicated)

(B SHHEBI - HAARKTITR)

INDIVIDUALS WITH HIGHEST EMOLUMENTS 8 mEFAL

Of the five individuals with the highest emoluments, three (2019: AEBREFATHBE=R(2019F : ME) A
two) are directors. The emoluments of these directors are disclosed BE o ZEEEMHIEENMNE7 - HibiR
in note 7. The aggregate of the emoluments in respect of the other (20195 : =&) ATHHEBIAEET AT -

two (2019: three) individuals are as follows:

2020 2019
RMB’000 RMB'000
ARBT T ARETT

Salaries, allowances and other benefits in kind e R REMEYRT 5,612 15,121
Equity settled share-based payment expenses DAME 25 45 & A RS {7 7 Lt
Eoliba 379 -
Retirement scheme contributions RORGT B FR 61 58
6,052 15,179
The emoluments of the two (2019: three) individuals with the highest ME(2019F : =B )EaHFATHHHN T
emoluments are within the following bands: IATNEE :
2020 2019
Number of Number of
individuals individuals
AE ANEL
HK$2,500,001-HK$3,000,000 2,500,001 7L 2 3,000,000/ 7T 1 -
HK$3,000,001-HK$3,500,000 3,000,001 7 2 3,500,000/ 7T - 1
HK$3,500,001-HK$4,000,000 3,500,001 7. 24,000,000/ 7T - 1
HK$4,000,001-HK$4,500,000 4,000,001 7T £ 4,500,00078 7T 1 -
HK$10,000,001-HK$10,500,000 10,000,001 7L 10,500,000/% 7T - 1

N\
NN
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(Expressed in Renminbi unless otherwise indicated)

(BR5HHEHAI - HUAARKTIR)

9 EARNINGS/(LOSS) PER SHARE

The calculation of basic earnings per share is based on
profit attributable to equity shareholders of the Company of
RMB360,696,000 (2019: loss of RMB271,221,000) and the weighted
average of 4,293,230,000 ordinary shares (2019: 4,014,844,000
ordinary shares) during the year, calculated as follows:

NOTES TO THE FINANCIAL STATEMENTS Bf & 3R R i 5F

sREH (&5R)

B EANEF R A QR SR EE (A
A R # 360,696,000 7T (20194F : 18 A
R 271,221,000 7T ) K & i@ A% b0 #E T 39 &1
4,293,230,0000% (20194F : 4,014,844,000/% ) &t
HoFEWNT -

Weighted average number of ordinary shares Z AR5
2020 2019
‘000 ‘000
B Fi%
Issued ordinary shares at 1 January 1TRH1EBE#&TEER 4,014,844 4,014,844
Effect of issuance of shares (note 37(c)) R BT TR A2 (MI5E37(c) 278,386 -
Weighted average number of shares TR S 4,293,230 4,014,844

For the year ended 31 December 2020, the effect of deemed issue
of shares under the Company’s employee share option scheme for
nil consideration was anti-dilutive. For the year ended 31 December
2019, as all options granted under the Company’s Pre-IPO Share
Option Scheme had expired, there was no effect of deemed issue of
the share option scheme.

HZE2020F 12 A31BHRE - BREARQRHE
TR ST HERERTRNOZE
B REE - B ZE2019F12A31BHH - &
PARBEAR DR B R AT AT BB AR AE T
IR T A BIRESE AN - BT
ZIBR T EIRAIE TR D R & o
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(Expressed in Renminbi unless otherwise indicated)

(B SHHEBI - HAARKTITR)

10 PROPERTY, PLANT AND EQUIPMENT

10 % - BB KRR

Ownership
interestsin Other
land and properties
buildings held leased for own Motor vehicles
for own use use carried and other Office
carried at cost atcost fixed assets equipment Total
BEASIE
BEBRN  BRAGER
HELiH BEER
REFH HEN RERHM
EREER HitWs EEEE BORE @t
Note RMB'000 RMB'000 RMB’000 RMB'000 RMB'000
W ARETr ARETr ARETr ARETR ARETR
Cost: B
At 1 January 2019 7201951718 422,271 5,257 133,751 47,281 608,560
Additions R - 631 11,21 4,537 16,379
Disposals HE - - (25,862) (633) (26,495)
Disposal of subsidiaries HEFLFE - - (412) (206) (618)
At 31 December 2019 and R20195 1231870
1 January 2020 2020F1 A1H 422,271 5,888 118,688 50,979 597,826
Additions e 11 3,578 4,862 2,258 10,709
Acquisitions of subsidiaries YT A) 24(e) - - 1,828 1,870 3,698
Disposals HeE (3,737) - (2,795) (498) (7,030)
At 31 December 2020 720205124318 418,545 9,466 122,583 54,609 605,203
Accumulated depreciation: ZHE .
At 1 January 2019 #2019F1 718 31,058 - 87,680 43,355 162,093
Charge for the year FRZH 12,143 1,888 20,043 3,587 37,661
Written back on disposals HERMD - - (23,807) (531) (24,338)
Disposal of subsidiaries HEFLFE - - (17) (15) (32)
At 31 December 2019 and R20195 123180
1 January 2020 2020F1 A1H 43,201 1,888 83,899 46,396 175,384
Charge for the year FRAZHY 12,078 2,647 16,031 2,589 33,345
Acquisitions of subsidiaries [h¢- S/NT 24(e) - - 1,482 1,276 2,758
Written back on disposals HERHE (686) - (2,409) (469) (3,564)
At 31 December 2020 #2020%12831H 54,593 4,535 99,003 49,792 207,923
Net book value: BREFE -
At 31 December 2020 720205124318 363,952 4,931 23,580 4,817 397,280
At 31 December 2019 #2019%12A31H 379,070 4,000 34,789 4,583 422,442
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(Expressed in Renminbi unless otherwise indicated)

(BR=HEAN - GAAREIIR)

\\\\\\\\

\

10 PROPERTY, PLANT AND EQUIPMENT (Cont'd) 10 M3 - BERERMH ()
The leasehold buildings are all situated on land in the Mainland ZEREEF2HUNFBEAM
China.
Certain bank loans granted to the Group were jointly secured by REEERNETHRIEFHEDEARE
property, plant and equipment with a book value of RMB337,035,000 337,035,0007T (20194 : A R # 347,036,000
(2019: RMB347,036,000) (note 27). TT)EVE - BB KR REE R (5
27) °
The analysis of the net book value of right-of-use assets by class of RHBEERENE SN REEEREDFE
underlying asset is as follows: DT -
2020 2019
Note RMB’000 RMB’'000

B aE ARBFT ARETTT

Included in “Property, plant and equipment”: APNE/ERN: GG
Ownership interests in leasehold land and RITER ARSI BRISER AR
buildings held for own use, carried at ME T REFHEB#E
depreciated cost s (i)
- 50 years or more — A+ L 26,917 32,034
- between 10 and 50 years —TFEER+F 337,035 347,036
363,952 379,070
Other properties leased for own use, carried at RITER AR 1EE A
depreciated cost EMEMYIE (ii) 4,931 4,000
368,883 383,070
Included in “Investment properties”: FFATIREYE] -
Ownership interests in leasehold investment BEANEIEREE
property, carried at fair value, with remaining REMENREERER
lease term of
— less than 10 years —PRTF 22,500 29,700
- between 10 and 50 years —+FER+F 3,121,770 2,554,400
3,144,270 2,584,100
Included in “Inventories and other contract costs”: st A[TEE K& EM A %)
A
Leasehold land held for and under development  F& R FFFHBEE it
for sale 3,191,291 1,782,677
Completed properties for sale BIEFEE T IME 561,043 530,794
3,752,334 2,313,471
7,265,487 5,280,641
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NOTES TO THE FINANCIAL STATEMENTS F7 75 %R 3% Fff &
(Expressed in Renminbi unless otherwise indicated)
(BREHFIEHEIN - HAARKESIR)
10 PROPERTY, PLANT AND EQUIPMENT (Cont'd) 10 ¥R - ME R (#)
The analysis of expense items in relation to leases recognised in R ERRNEBERENERIEE
profit or loss is as follows: N
2020 2019
RMB’000 RMB’000
AR®T T ARBFT
Depreciation charge of right-of-use assets by class of  ¥ZIZ )& E 48 RIE D &5 FA%E
underlying asset: BERESR
Ownership interests in leasehold land and HIEERMEE LI RIEFH
buildings B RS 12,078 12,143
Other properties leased for own use BIEEREENEMmY 2,647 1,888
14,725 14,031
Interest on lease liabilities (note 5(a)) HEBEN S (ME5a) 4,158 3,934
Expense relating to short-term leases RETHERBEER 3,917 5,194
During the year, additions to right-of-use assets were RMB3,578,000 EEMIBEEAEEE A KW3578000 7T
(2019: RMB631,000). This amount primarily related to the capitalised (2019%F : AKR%631,0007T) - EEFHALE
lease payments payable under new tenancy agreements. HEFHO TRNNERNMCEEHRA -
Details of total cash outflow for leases and the maturity analysis of MENRERLAERHAERENZIMON
lease liabilities are set out in notes 24(d) and 31, respectively. B D BB I 5E24(d) K231 °
(i)  Ownership interests in leasehold land and buildings held for (i) FFIEERHHELHRETFHEERE
own use i
The Group holds several buildings as its office. The Group is AKERBEREFERAINAE - K
the registered owner of these property interests, including the SEEELYEEANTIMEEA - B
whole or part of undivided share in the underlying land. EABLE 2 A D KD IR
Lump sum payments were made upfront to acquire these —IRMENRRAS T R PARTR FE R E B
property interests from their previous registered owners, and BESELMERD  MRELHHESE
there are no ongoing payments to be made under the terms of R - THREITHK
the land lease.
(i) Other properties leased for own use (i) FFEEAHEERE MY R
The Group has obtained the right to use other properties as its SERAHERE BERTEREMY
office and dormitory through tenancy agreements. The leases FERMAEMBESHORERN - HEI—K&
typically run for an initial period of 2 to 5 years. Lease payments R2ESF - MEBESFEAGEM - b
are usually increased by each year to reflect market rentals. RERTISHEE
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(Expressed in Renminbi unless otherwise indicated)

(BR5HHEHAI - HUAARKTIR)

11 INVESTMENT PROPERTIES

11 _EME

Other properties
leased for
Completed Propertiesunder  own use carried
properties development at fair value Total
BAREE
5I R 1E
BRREN
CRINE EEME Hiyx st
RMB'000 RMB'000 RMB'000 RMB'000
ARETT ARETT AEETT ANEETFT
At 1 January 2019 R2019F1 418 2,235,544 387,593 41,000 2,664,137
Additions R - 25354 - 25,354
Fair value adjustments DAEHE (54,407) (11,747) (11,300) (77,454)
Disposals & (27,937) - - (27,937)
Transfer upon completion SELREER 401,200 (401,200) - -
At 31 December 2019 and RM20195F12A310 K
1 January 2020 20201818 2,554,400 - 29,700 2,584,100
Transfer from inventories BERE 296,207 - - 296,207
Acquisition of subsidiaries (note 24(e) B F AR (HizE24(e)) 141,000 - - 141,000
Fair value adjustments ARERE 179515 - (7,200) 172,315
Disposals HE (49,352) - - (49,352)
At 31 December 2020 72020F12 4316 3,121,770 - 22,500 3,144,270
Representing %
Valuation - 2020 fhE—2020F 3,121,770 - 22,500 3,144,270
Valuation - 2019 fAE—2019F 2,554,400 - 29,700 2,584,100
Book value BEE
At 31 December 2020 72020512318 3,121,770 - 22,500 3,144,270
At 31 December 2019 720195124318 2,554,400 - 29,700 2,584,100

During the year ended 31 December 2020, a fair value gain of
RMB209,469,000 (2019: RMB Nil) upon the transfer and a loss on
fair value of RMB37,154,000 (2019: RMB77,454,000) in respect
of existing investment properties had been recognised in the

consolidated statement of profit or loss for the year.

2020F - FRAHIERRER TEARN
N EREE A R #209,469,0007T (2019
FR) MRBREVENLDAEE
B85 AR #37,154,0007C (20194 © A
R #77,454,0007T) °
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NOTES TO THE FINANCIAL STATEMENTS Bi 7% #R 3R By &

11 INVESTMENT PROPERTIES (Cont'd)

(i)

Fair value hierarchy

The following table presents the fair value of the Group’s
investment for sale measured at the end of the reporting
period on a recurring basis, categorised into the three-
level fair value hierarchy as defined in IFRS 13, Fair
value measurement. The level into which a fair value

measurement is classified is determined with reference to

the observability and significance of the inputs used in the
valuation technique as follows:

Level 1 valuations:

Level 2 valuations:

Level 3 valuations:

Fair value measured using only Level
1 inputs i.e. unadjusted quoted prices
in active markets for identical assets or
liabilities at the measurement date

Fair value measured using Level 2
inputs i.e. observable inputs which
fail to meet Level 1, and not using
significant unobservable inputs.
Unobservable inputs are inputs for
which market data are not available

Fair value measured using significant
unobservable inputs

(Expressed in Renminbi unless otherwise indicated)

(B SHHEBI - HAARKTITR)

11 BREME(E)

(i)

RAEER
TREFRFEPRAEHERA
AENAKEREMEANE I
HERMBREENF BRI
B EMRENER=ERRER
Al e AREFEZEUTHEE
FrEmaEm ABEZ IBRIERE
EMEmo B RETHRA

F-RMhE: EERE-LHEE
WARE - BIRER
HERRMISEARE
EFRBEREHENR
B

EFRHE: ERE-REEFEN
ARE - BITHEE—
BRI BREBERRE
RETABENERH
B MABREEE
BEMEHHERNE
&

F=REE: ERTUBENEEN
B ENDRE
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(BR=HEAN - GAAREIIR)

\\\\\\\\

\

11 INVESTMENT PROPERTIES (Cont'd)

11 BREME(E)

(i)  Fairvalue hierarchy (Cont'd) (i) AAREERE)
Fair value
measurement
as at
Fair value 31 December
as at 2020
31 December categorised
2020 into level 3
12020F
1283188
720205 PELR
12H318 M EZRW
ARE AREFE
RMB’000 RMB’000
ARET AR¥T T
Recurring fair value measurement BEEQAABFE
Investment properties LA 3,144,270 3,144,270
Fair value
measurement
asat
Fair value 31 December
as at 2019
31 December categorised
2019 into level 3
720194
12A318/
720196 DD
12A318H/ E=HH
AAE RAERE
RMB’000 RMB’000
ARETTT ARETTT
Recurring fair value measurement BEEQAALBEFE
Investment properties L&Y 2,584,100 2,584,100
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NOTES TO THE FINANCIAL STATEMENTS Bt #& 3R R KI5

INVESTMENT PROPERTIES (Cont'd)

Fair value hierarchy (Cont’d)

During the year ended 31 December 2020, there were no
transfers between Level 1 and Level 2, or transfers into or
out of Level 3 (2019: Nil). The Group's policy is to recognise
transfers between levels of fair value hierarchy as at the
end of the reporting period in which they occur.

All of the Group's investment properties carried at
fair value were revalued as at 31 December 2020. The
valuations were carried out by an independent firm of
surveyors, Jones Lang LaSalle Corporate Appraisal and
Advisory Limited (“JLL"), who have among their staff
Fellows of the Hong Kong Institute of Surveyors with
recent experience in the location and category of property
being valued. The Group’s property manager and the
senior management have discussion with the surveyors
on the valuation assumptions and valuation results when
the valuation is performed at each interim and annual
reporting date.

Information about Level 3 fair value measurements

(Expressed in Renminbi unless otherwise indicated)

(B SHHEBI - HAARKTITR)

11 BREME(E)

(i)

RAEER(E)

HE2020F12831BILFE - H—
MEREE — A 2 e o R
A sk #EHE = (20199F « &) -
REBOBRESNER R ENHTS
HABRLANEEERZENE

%

720205128318 » AEEFTH LA
AAEINRZIEEMEREERE
Y RB ST ERT(H
BETHEFRSISMBeEre8
2B BEPAHEMEREUE
M B R in HA MR 2 45 i
TEMN - AEEMELERSRE
BEERSTHRFERS HH#®
TEERERSMTmEEHER
=N AhEL

(i) BEE=RAIAETSEBZEH

Valuation techniques Unobservable input Range
ERE AABENEARE gE
Investment properties Market comparison method Market value (RMB/sg.m.) RMB6,800 (2019: Nil)
REME TISLEE mISEE AR #6,8007T(2019 : &)
(ARBT/FHK)

Investment properties Income capitalisation method Yield 3.5% 10 6.5%
(2019:4.5% to 5.8%)

REW* Wi B A% oz

Market monthly rental rate

(RMB/sg.m.)

mHEAME

19.9-90.7
(2019:17.0-112.0)

(AR¥TT/FTK)
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NOTES TO THE FINANCIAL STATEMENTS Bf & 3R R i 5F

(Expressed in Renminbi unless otherwise indicated)

(BR=HEAN

11

BAARKEFIR)

INVESTMENT PROPERTIES (Cont'd)

(ii)

Information about Level 3 fair value measurements
(Cont'd)

The fair value of investment properties is generally
derived using the income capitalisation method or market
comparative method. This income capitalisation method is
based on the capitalisation of the income and reversionary
potential income by adopting appropriate capitalisation
rates, which are derived from analysis of sale transactions
and valuers’ interpretation of prevailing investor
requirements or expectations. The prevailing market rents
adopted in the valuation have reference to recent lettings
within the subject properties and the estimated rental
incremental observed in other comparable properties. The
market comparison method is determined by reference to
recent sales price of comparable properties on a price per
square meter basis, adjusted for a premium or a discount
specific to the quality of the Group’s properties compared
to the recent sales.

Certain bank loans granted to the Group were jointly
secured by investment properties with a book value of
RMB1,147,500,000 (2019: RMB688,300,000) (note 27).

11 BREME(E)

(i) BEE=RIALETBZEH

(4)
BREMEOAVE-RERBEEE
RESMIGLEVEETE © WHEAR
ENENEBRAEE 2B
o BRARBEERRABTE
AR MENMELL R T BBHHER
5 M ER DT E R EH 2 BR
SHLMFH o HERARBOT
B S TORIRZ Y 5 BT AR TS5
AREAMATE LB ED BRA
AHEEIEINMEE - MIHLLECETD
BIB2EEM A E LB ENTH
HEEE  REAKEREMEN
HERTHEEERBRETRE
SHITTE -

REBESENS TRITERUE
& A K% 1,147,500,000 7T (2019
#F : AR #688,300,0007T ) HY 1% &
WAV (F5E27) -
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(Expressed in Renminbi unless otherwise indicated)

(B SHHEBI - HAARKTITR)

11 INVESTMENT PROPERTIES (Cont'd) 11 _REME(E)

The Group leases out investment properties under operating
leases. The leases typically run for an initial period of 1 to 4
years, with an option to renew the lease after that date at which
time all terms are renegotiated. Lease payments are usually
increased each year to reflect market rentals. None of the leases
includes variable lease payments.

Undiscounted lease payments under non-cancellable operating
leases in place at the reporting date will be receivable by the
Group in future periods as follows:

AEBNUEEHETABBREDE -
HAONSIHR —R R 24F - LANE
BREMBIGRENHEN R RER
B - HeRESFHSEM - URBR
miGHEe c EEHEETEFENENEE
DL/

EREAHEEMN AR BUBEZHE
BTHARRES - AEBEE TR
PR B IR FE] U

2020 2019
RMB’000 RMB'000
ARBT T ARETIT

Within 1 year —FR 16,169 5,498
After 1 year but within 2 years —FREMFA 2,725 1,516
After 2 year but within 3 years MEREBE=FA 1,479 1,511
After 3 year but within 4 years =FRENFA 280 -

20,653 8,525
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(Expressed in Renminbi unless otherwise indicated)

(BR=HEAN - GAAREIIR)

12 INTANGIBLE ASSETS

12 LS E

Software and

franchises
granted
BHERET
Note RMB’000
B e ARETTT
Cost: R :
At 1 January 2019 7201951818 22,567
Additions NE 1,081
At 31 December 2019 and 1 January 2020 72019512 H31H K&2020F1H1H 23,648
Additions NE 1,562
Acquisitions of subsidiaries WHEF A7 24(e) 415
At 31 December 2020 $20204F12 4318 25,625
Accumulated amortisation: ZiHRE -
At 1 January 2019 7201951 518 4,933
Charge for the year FAZH 2,218
At 31 December 2019 and 1 January 2020 72019412 H31H K&20201 A 18 7,151
Charge for the year FAZIE 2,376
At 31 December 2020 7202012 A31H 9,527
Net book value: BRIESHE -
At 31 December 2020 7202012 A31H 16,098
At 31 December 2019 720195124311 16,497
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(Expressed in Renminbi unless otherwise indicated)

(B SHHEBI - HAARKTITR)

GOODWILL 13 W8
RMB'000
ARETTT
Cost and carrying amount AR EREE
At 31 December 2019, 1 January 2020 and 72019512 H31H ~ 2020F1A1H K
31 December 2020 2020512 A31R 2,252

The Group carried out impairment testing of the goodwill at the
end of each reporting period. In assessing the impairment of
goodwill, the recoverable amount of the cash generating units
("CGU") is determined. The CGU related to the goodwill comprises
the Company’s knowledge and expertise of the management and
existing customers. The directors determined that no significant

AEERNSHREPREHELETRERA -
EHERERER  SRTRTELEN
((REEEBENM MR REEE - BHEE
RS ELBUBRARTEHEEE MR
BEREFPHHMBNEER - EFRA - 1020205
12A31 B BAHEEREFLEREE -

provision for impairment of goodwill is necessary as at 31 December

2020.

INTEREST IN AN ASSOCIATE

The following list contains the particulars of an associate, which is
unlisted corporate entity whose quoted market price is not available:

RERELRNHEDR
TREJMECRNFRE - EBECXAIE
EHRAR - EARETIZEHRE

14

Proportion of ownership interest

FrERELAl

Place of Particulars of Group’s

incorporation issued effective  Held by the Held by
Name of associate and business capital interest ~ Company asubsidiary Principal activity

AL L BRI r&E
L EXHH RAFE BRER XQFME FREME FEXRK
Beijing Sunac Hydoo Corporate PRC RMB10,000,000 30.00% - 30.00% Investment management

Management Company Limited

ERBARELRERARAR i AR 10,000,007 REER

The associate is accounted for using the equity method in the
consolidated financial statements.

ZBECERNGRMBHRRAEAEDEA
E\E o
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(BR=HEAN - GAAREIIR)

Wil
N

14 INTEREST IN AN ASSOCIATE (Cont'd)

Information of an associate that is not individually material:

14 PBERRES(])
ERIFEERBERBINER -

2019
RMB’000
ARETTT
Carrying amount of an individually immaterial TERIZEE 2 R RN G T S ImEm
associate in the consolidated financial statements REAE -
Aggregate amounts of the Group's share of RNEEE(L 20 S N R
an associate’s
Loss for the year FEEE (1,253)
Total comprehensive loss FHEHEEEE (1,253)
15 INTEREST IN JOINT VENTURES 15 REELEMER

Details of the Group's interest in the joint ventures, which is
accounted for using the equity method in the consolidated financial
statements, are as follows:

Proportion of ownership interest

AEBRGELENED (LR ENAHE
BHRERIIR)FHBWOT -

ik 14
Place of Particulars of Group’s
incorporation issued effective  Held by the Held by
Name and business capital interest ~ Company asubsidiary Principal activities
MR AL L [55<h r5E
L EXHH RAFE BRER XQFME FREME FEXK
Hydoo Best Group Co,, Ltd. Thailand Baht2,196,003,600 36.43% - 36.43% Property development
(“Hydoo Best")
Hydoo Best Group Co, Ltd. ZE Z24£2,196,003,600 36.43% - 36.43% FEHERE
([Hydoo Best |)
Shenzhen Tiandihui Hydoo Road Port  PRC RMB5,000,000 25.00% - 25.00% Logistics service
Management Limited
RINREEREREBERERAF P AR #5,000,0007T 25.00% - 25.00% ¥DmARTE
Shenzhen Yinling Century Technology ~ PRC RMB5,000,000 50.00% - 50.00% Investment management
Company Limited
Y 5| B R E R A i A 5,000,0007T 50.00% - 50.00% HEEE
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15 INTEREST IN JOINT VENTURES (Cont'd)

(Expressed in Renminbi unless otherwise indicated)

(B SHHEBI - HAARKTITR)

15 REELRHER(HE)

Proportion of ownership interest

FERLA
Place of Particulars of Group's
incorporation issued effective  Held by the Held by
Name and business capital interest ~ Company asubsidiary Principal activities
MK 28T r5H
£ B BAFE BREZR FRRME FORME TEXER
Bejing Hydoo North Enterprise PRC RMB10,000,000 30.00% - 30.00% Investment management
Management Co., Ltd.
ERBELTERERER AT i AR#10,000,0007T 30.00% - 3000% REEE
Huizhou Dayawan Hydoo Yingtai PRC RMB10,000,000 67.00% - 67.00% Consulting Service
Investment Co,, Ltd.
EMRTEREERREABRAR o A #10,000,0007T 67.00% - 67.00% AR

The Group and the other shareholders of the above joint ventures
agree to share control of the arrangement and have rights to the net
assets of the arrangement based on the composition of governing

bodies.

AEEMALREEENEMBRREAN L
BEN FITALBEHESIE - WHRERE
EEPIRARES DR LB FEE -
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(Expressed in Renminbi unless otherwise indicated)

(BR5HHEHAI - HUAARKTIR)

N\

15 INTEREST IN JOINT VENTURES (Cont'd) 15 REELFHER(I]R)
Aggregate information of joint ventures that are not individually ERIZEEZEEEREMNREBER
material:
2020 2019
RMB’'000 RMB’'000

AR®T T ARETTT

Aggregate carrying amount of individually ERIEEEEEBE

immaterial joint ventures in the RE IRk aRERE

consolidated financial statements 131,583 134,783
Aggregate amounts of the Group's share of AEEREZSEEDE

those joint ventures
Loss for the year FEEBER (241) (3,507)
Total comprehensive income ZHEWARRE (241) (3,507)
As at 31 December 2020, the Group’s interest in Hydoo Best 722020512 318 - A& [E $Hydoo BestH)
amounted to RMB125,359,000 (2019: RMB125,818,000). % B 25 A A R #5125,359,0007T (20194 -

AR #125,818,0000T) °

In 2018, Hydoo Best was unable to get reimbursement of the cost F£20184F * Hydoo Best A S H AP ip <
of certain pieces of land which have to be returned to the original VRRERRE T ERERARE
vendor by the order of the court. In addition, the joint venture JE5N + Hydoo BestB) & & BB EBHM AL
partner of Hydoo Best was obligated to repurchase certain shares in [E % 045 5 A Hydoo BestM 5 T A% 1D » 1BK
Hydoo Best held by the Group but failed to do so within the specified HERNETENBER EE8FAEEY
time frame. This resulted in a loss on the interest in Hydoo Best held Hydoo BestH)#2 &2k o 7A20194F - REE
by the Group. In 2019, the Group brought a lawsuit against the joint AEEBHE ML ERBTHA o

venture partner in the regard.

170 GUANGDONG — HONG KONG GREATER BAY AREA HOLDINGS LIMITED Ej&;&12 iR AR A 7



P

NOTES TO THE FINANCIAL STATEMENTS Bt #& 3R R KI5

15 INTEREST IN JOINT VENTURES (Cont'd)

The directors expect that the Group will be able to recover part of its
interest in Hydoo Best by applying public auction of the land pieces
still held by Hydoo Best based on the legal opinion obtained from
an external legal counsel. With reference to the fair value of these
land pieces which were assessed by the Group’s directors based on
a valuation report prepared by external valuers, the Group has made
a provision for impairment loss of RMB19,752,000 on the interest
in Hydoo Best and a specific loss allowance of RMB19,613,000 on
the amount due from Hydoo Best in 2018. Based on the fair value
of the land pieces assessed as at 31 December 2020, the directors
considered that no further provision for impairment loss was
necessary during the year.

The fair value of the land pieces still held by Hydoo Best was
revalued as at 31 December 2020. The valuations were carried out
by an independent firm of surveyors, JLL, who have among their
staff Fellows of the Hong Kong Institute of Surveyors with recent
experience in the location and category of property being valued.
The Group’s management have discussion with the surveyors on the
valuation assumptions and valuation results when the valuation is
performed at the reporting date.

15

(Expressed in Renminbi unless otherwise indicated)

(B SHHEBI - HAARKTITR)

AEELEMRER(IE)

EETES BRI HINIEAZ BB
FEER BHASEUUBBARBARN
8 & Hydoo Best 1) % B #9 & b LA Uk [B] H 7£
Hydoo BestH)E DR & - LB EREHESF
ERINEMEER AR R ERS (L FTED
ZET M RAREE - REBR2018FE s
Hydoo Best ) # 25 1 H BB B B A H A R
19,752,0007T & SLIEUZ & & A B ZIBES
5 TE B8 A R#519,613,0007T ° ERZE
+372020F 12 A1 B AR EE  EFR
BRFERE—PHREBBEE -

Hydoo Best{/J# A &9+ #h 72020912 A31 H
MARBEABIEMITHERT(EET
BEREEANEMBEERGE AR - BY
P EY G E R FTB R A i AR
ZHSER ) EATEL - REEYHERED BA
EMHAHREENEERE B HETHERD
HERERAEER -

Valuation techniques Unobservable input Range

fR{ET % FHBENREABE #E

Land Direct market comparison approach  Average market price RMB667/sq.m. to
(RMB/sq.m.) RMB953/sq.m.

(2019: RMB600/sq.m.to

RMB1,456/sq.m.)

T BHETISLEA FIETISE AR¥6677T/ I KE
(ARBTFHXK) AR¥E953 7T, F 5K

(2019 - AR#6007T,”

FIRE

AR¥E1,4567T,FFK)

The fair value of properties located in Thailand is determined using
market comparison approach by reference to recent sales price of
comparable properties on a price per square foot basis, adjusted for
a premium or a discount specific to the quality of Hydoo Best's land
pieces compared to the recent sales. Higher premium for higher
quality land pieces will result in a higher fair value measurement.

R RERFEHEN D ABERATISLR
% 2R EHMESINHEER - A8
FHEREBEAER - B Hydoo BestH
T E B ESAMNEERL AR ESITNE
THRE - -SESHRNESEESERERS
BWARBEGE -
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(Expressed in Renminbi unless otherwise indicated)

(RSB HUAARKETIR)

16 INCOME TAXIN THE CONSOLIDATED STATEMENT

OF FINANCIAL POSITION

(a) Current taxation in the consolidated statement of financial

position represents:

16 SHMBIKRARNEFRER

(a) AGIMBIRNERARBIETHIAL

2020 2019
RMB’000 RMB’000
AR¥ET T ARBTT
Prepaid tax: FEABIE

PRCCIT AR S FTIS R 12,357 33,615
PRC LAT AR (AR 132,592 131,471
144,949 165,086

Current tax liabilities: BNHAFEAE -
PRC CIT B EE TSR 313,598 311,856
PRC dividend withholding tax AR AR B TE A 33,038 33,038
PRC LAT P B £ IR (E TR 389,777 350,326
736,413 695,220
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(Expressed in Renminbi unless otherwise indicated)

(B SHHEBI - HAARKTITR)

16 INCOME TAXIN THE CONSOLIDATED STATEMENT
OF FINANCIAL POSITION (Cont'd)

Deferred tax assets and liabilities recognised:

(i)  Movement of each component of deferred tax assets
and liabilities

The components of deferred tax (liabilities)/assets
recognised in the consolidated statement of financial

16 SHMBIARABFRER(E)

ERRELRREERAE
() BEHEEEREEEHALTS

25

RE IR NI BB R
(B &) EERHEILE S KF AL

P <
position and the movements during the year are as ZBuT
follows:
Deferred tax arising from: BEHEAX T FEREE
Fair value Fair value
adjustment Unrealised  adjustment
for gainon forother  Amortisation Provision for Other
investment intra-group financial of capitalised  Creditloss Deferred Provision construction  temporary
properties  Taxlosses transactions assets contractcosts  allowance income  for PRCLAT cost  expenses Total
U SEAY  EfeH HE
HARE 2% BEN  EALAN =R 1 B3R ft
2 GEEE ARRUE OAEEE AABE  BREE  ECWA  EREE  HAAER  RRER it
RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000
ARETT  ARBTR ARETT ARETR ARETR ARETR  ARETR ARETT ARETR ARETR  ARETR
At1January 2019 H09E1A18 (239721) 82,628 N (9,346) (1,30) 4012 146,025 71,261 - 590 54219
(Charged)/creditedtothe  RABBER IR
consolidated statementof  (ifzF6(a))
profit or loss (note 6(a)) 16213 64483 - (10532) (3,700 6,294 (36,603) (34150 3,949 48 6,202
At31 December 2019and ~ F2019F12A31R K
1 January 2020 2020F1 718 (223,508) 147,11 - (19,878) (4,930) 10,306 109,422 37m 3,949 838 60,421
Acquisition of subsiciaries  Ji#F /A7 (Fi1zE24(e))
(note 24(e)) (6,895) 4340 - - - - - - - - (2,555)
(Charged)/creditedtothe  WAHERR(BR)ZTA
consolidated statementof  (FiiZ6(a))
profit or loss (note 6(a)) (75,916) 2913 1,280 (12,145) 2,258 4,283 (23,073) 36,359 5610 1,254 (37177)
At31December2020  R200£125318 (306319 174364 1200 (3200) (267) 14589 86,349 73410 9559 209 20689
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16 INCOME TAX IN THE CONSOLIDATED STATEMENT 16 SHMBERARABERFR(IE)

OF FINANCIAL POSITION (Cont'd)
Deferred tax assets and liabilities recognised: (Cont’d)

(i) Reconciliation to the consolidated statement of

ERREEHAEENAE « (B)
(i) BEEHHBE K

financial position
2020 2019
RMB’'000 RMB’000
AR®F T ARETTT
Net deferred tax assets recognised in the A H ISR R IERAIRIE
consolidated statement of financial position ~ F{JE & & F& 215,325 169,345
Net deferred tax liabilities recognised inthe R & BT HA N R FERAVIE T
consolidated statement of financial position ~ F{JE & {&/558 (194,636) (108,924)
20,689 60,421

In accordance with the accounting policy set out in note 1(u),
the Group has not recognised deferred tax assets in respect of
cumulative tax losses of certain subsidiaries of RMB571,281,000
as at 31 December 2020 (2019: RMB710,269,000). The directors
consider it is not probable that future taxable profits against
which the losses can be utilised will be available in the relevant
tax jurisdiction and entities.

The unrecognised tax losses will expire by the end of the
following years, if unused:

BRIBEH 1 (TSR ER - 722020
F12A31H - AEBYABEETFA
AR 2518 /EE AR ®571,281,0007T
(2019%F : AR%710,269,0007T ) HEFRIE
LEHTEEE - EERATKAIELSH
Miga AR R EEESTRANEHES
B RRERTFE -

HAREER - KRR TIRE B
TR BREE® -

2020 2019
RMB’000 RMB'000
ARBT T ARBTT

2020 20204 - 118,752
2021 20214 76,795 125,503
2022 20224 111,162 113,722
2023 2023%F 110,071 116,141
2024 202445 212,476 236,151
2025 2025%F 60,777 -
Total et 571,281 710,269
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16 INCOME TAXIN THE CONSOLIDATED STATEMENT
OF FINANCIAL POSITION (Cont'd)

As set out in note 6(a), withholding tax is levied on Hong Kong
companies in respect of dividend distributions arising from
profit of PRC subsidiaries. Since the Group could control the
quantum and timing of distribution of profits of the Group’s
subsidiaries in the Mainland China, deferred tax liabilities are
only provided to the extent that such profits are expected to be
distributed in the foreseeable future.

At 31 December 2020, temporary differences relating
to the undistributed profits of subsidiaries amounted to
RMB3,538,923,000 (2019: RMB3,059,115,000). Deferred tax
liabilities of RMB176,946,000 (2019: RMB152,956,000) have not
been recognised in respect of the tax that would be payable on
the distribution of these retained profits as the Group controls
the dividend policy of these subsidiaries and it has been
determined that it is probable that these profits will not be
distributed in the foreseeable future.

17 INVESTMENTS IN SUBSIDIARIES

The following list contains only the particulars of subsidiaries which
principally affected the results, assets or liabilities of the Group. The
class of shares held is ordinary unless otherwise stated.

16

(Expressed in Renminbi unless otherwise indicated)

(B SHHEBI - HAARKTITR)

SHMBRRARAORERN(E)

AP EE6(a) FTEL - [A1E B R BKAS
B 7R Rl M E LIRS g W IEINH -
R AREGEEH A REFE AL TR
AREN BN BRELRR - MAEEE
EZENBERBN AR R ARAKEH
BRTBEERIARE -

202012 A31H » FRAAIKRDIKF
R E R E5 A AR 3,538923,0007T
(20194 : AFR#53,059,115,0007T) ° AN
SEAERDIRZEREFHES R
TERERIEIE T TE & & A R 176,946,000
JC(2019%F © A R#152,956,0007C) °
EARNEBZEHZET AR EBEK
BEEETEETERAERREDIRF
i e

17 RFLATFINIRE

TREHINEAKEEE  EELRERE
AEENEIETRAEINFE - RIESAMR
B DRI B RDOERSE B -

Proportion of ownership interest

FrERLAl

Place of Group's

incorporation Particulars of effective Held by the Held by a
Name of company and business issued capital interest Company subsidiary  Principal activities
NEER EEANEES ERORARE AKEENER  AREHE FRAME TEER
Hong Kong Hydoo Holding Limited - Hong Kong HK$100,000 100% 100% - Investment management
BEREERERAR BB 100,000/ 70 REEE
Hong Kong Hydoo Group Hong Kong HK$100,000 100% 100% - Investment management

Investment Company Limited ~ &75 100,007 RAER

BEREEEREBRAT
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17 INVESTMENTS IN SUBSIDIARIES (Cont'd) 17 RFLTIRIRE (1)

Proportion of ownership interest

Name of company

RAER

Place of
incorporation
and business

AMAIRERBE

Particulars of
issued capital

Group's
effective
interest

ERTRARE AKEERER

ikeL ol

Held by the
Company
RRFfRE

Held by a
subsidiary

FRAME

Principal activities

IERH

Hydoo Estate (Ganzhou)
Company Limited
("Hydoo Estate (Ganzhou)")
REEZE(EM)BRAR
([REEX(EN)))

Ningxiang Hydoo Guangcai
Trade Center Development
Company Limited
("Ningxiang Trade Center’)

ERREXVEIRS
FRRBRAR
([2BE5%%])

Jining Hydoo Logistics Center

Development Company Limited

(Jining Logistics Center”)
BEREMAREERAR
(TERMRSE )

Mianyang West Moder
Trade Center Development
Company Limited
("Mianyang Trade Center’)
BERTARMRAHRE
ARRAH
([RBmRA)

Guangxi Yulin Modern
Trade Center Development
Company Limited
("Yulin Trade Center")
BREMERDA
FEER AR
(T E#i7sa )

The PRC
il

The PRC
PE

The PRC
F

The PRC
F

The PRC
E

U$$32,050,000
32,050,000% T

RMB60,000,000
AE#60,000,0007

RMB200,000,000
AK#200,000,0007C

RMB200,000,000
AK#200,000,0007C

RMB220,000,000
AR #220,000,0007T

100%

100%

100%

100%

100%

- 100%

- 100%

- 100%

- 100%

- 100%
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17 INVESTMENTS IN SUBSIDIARIES (Cont'd)

(Expressed in Renminbi unless otherwise indicated)

(B SHHEBI - HAARKTITR)

17 RFLFHRZ(E)

Proportion of ownership interest

R LAl
Place of Group's
incorporation Particulars of effective Held by the Held by a

Name of company and business issued capital interest Company subsidiary  Principal activities

NEAER AR E BRIRAFE ARBERER  FAAFE FRAME TEER

Shenzhen Hydoo The PRC RMB100,000,000 100% - 100%  Investment management
Investment Management # AE#100,000,00070 RAER
Company Limited
("Shenzhen Hydoo")

RMITREREER
BRAAK
(MR ])

Ganzhou Hydoo Commercial The PRC RMB800,000,000 100% - 100%  Property development
and Trade Logistics Park i AR #800,000,0007 FiERE
Development Co, Ltd.

("Ganzhou Trade Center’)

ENREEZNRE
FEERAA
([ENEEMRE )

Wuzhou Hydoo Commercial The PRC RMB300,000,000 100% - 100%  Property development
and Trade Center # AR#300,000,0007C FHERE
Development Co,, Ltd.

("Wuzhou Trade Center”)

BNREBEMRA
FREERARN
([ENEEDRE])

Heze Hydoo Commercial and The PRC RMB300,000,000 100% - 100%  Property development
Trade Center Company Limited AE#300,000,00070 FHERE
("Heze Trade Center’)

TEREHEMRAAR AR
(rEmEmRE])

Yantai Hydoo The PRC RMB300,000,000 100% - 100%  Property development
International Commercialand AE#300,000,0007 FHERE

Trade Center Company Limited

("Yantai Trade Center”)
EaRERREENERARD

(IEamgmnsl)
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17 INVESTMENTS IN SUBSIDIARIES (Cont'd)

NOTES TO THE FINANCIAL STATEMENTS Bf & 3R R i 5F

17 RFLFHRZ(E)

Proportion of ownership interest

FrERLAl
Place of Group's
incorporation Particulars of effective Held by the Held by a
Name of company and business issued capital interest Company subsidiary  Principal activities
RAER AR E BRIRAFE ARBERER  FAAFE FRAME TEER
Lanzhou Hydoo The PRC RMB300,000,000 100% - 100%  Property development
Commercial and Trade Center AR%300,000,0007C FHERE
Company Limited
("Lanzhou Trade Center”)
FNREHERNERA
((WANEEDRSE])
Ganzhou Jiuzhi The PRC RMBS5,200,000 100% - 100%  Property management
Property Management # ARES5,200,0007 services
Services Company Limited VESSES T
("Ganzhou Jiuzhi")
EMHARNEEEBRAF
&Mkl
Heze Hydoo Industrial The PRC US$45,000,000 100% - 100%  Property development
Company Limited H 45,000,000 7T FHERE
("Heze Industrial”)
WEREHERBRAA
(EEx])
Shenzhen Qianhai Hydoo The PRC RMB320,000,000 100% - 100%  Finance lease
Financial Leasing HE AR#320,000,0007 HEHE
Company Limited
AFERERE
HERRARN
Liuzhou Hydoo Commercialand ~ The PRC RMB300,000,000 100% - 100%  Property development
Trade Center Company Limited AE#300,000,0007 FHERE
("Liuzhou Trade Center”)
INREESDRAERAR
(NEEDRSE])
Shenzhen Hydoo Microfinance The PRC RMB300,000,000 100% - 100%  Finance
Company Limited HE AR#300,000,0007 HE

AmRE EERER AR
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17 INVESTMENTS IN SUBSIDIARIES (Cont'd) 17 RFLTIRIRE (1)

Proportion of ownership interest

R LAl
Place of Group's
incorporation Particulars of effective Held by the Held by a
Name of company and business issued capital interest Company subsidiary  Principal activities
NEAER BEANEES BRORARE ASEENER  AREME  FRAME  TEXR
Xingning Honglong Logistics The PRC RMB200,000,000 60% - 60%  Property development
Center Company Limited ()~ AR 200,000,000 FHERE
BEREMRHERARN)
Xishui Chuangmeng The PRC RMB170,000,000 40% - 47%  Property development
Real Estate Development # AR#170,000,0007C BHERE
Company Limited (i)
("Xishui Chuangmeng’”)
BKEIERHERE
BRREH)
([BAAIR))
Guizhou Renhuai Chuangmeng The PRC RMB170,000,000 32% - 38%  Property development
Real Estate Development i AR170,000,0007C FHERE
Company Limited (i)
("Renhuai Chuangmeng’)
EMCRAIBEE
FEERLDEN)
([-EaE )
Dongguan Dajiang The PRC RMB100,000,000 51% - 51%  Property development
Real Estate Development i AE#100,000,0007 FiHERE
Company Limited (i)
("Dongguan Dajiang")
REMALRMERSE
BBRAR)
([REXI))
Dongguan Huahai The PRC RMB6,960,000 51% - 51%  Property development
Industry Company Limited () AE#6,960,0007C FHERE

("Dongguan huahai’)
REMESEERA

ARRAN)

([®%#8)
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17 INVESTMENTS IN SUBSIDIARIES (Cont'd)

17 RFLFHRE(E)

Proportion of ownership interest

R LAl
Place of Group's
incorporation Particulars of effective Held by the Held by a
Name of company and business issued capital interest Company subsidiary  Principal activities
NEAER AR E BRORARE ASEENER  ALFME FRAME TEER
Dongguan Dahu The PRC RMB160,000,000 51% - 51%  Property development
Real Estate Development i AR%160,000,0007C FHERE
Company Limited (i)
("Dongguan Dahu’)
REMABEHERE
BRAEN)
([REXH)
Shenzhen Zhongbao Harbour The PRC RMB100,000,000 51% - 51%  Industry and commerce
Industry Company Limited i AR #100,000,0007 ¥
AP EREERERAR
Shenzhen Xiangsheng The PRC RMB200,000,000 51% - 51%  Property development
Union Industrial Development 1 AR200,000,0007C FiEME
Company Limited (i)
("Shenzhen Xiangsheng")
MITHBHAEEER
BRAR)
(M%)

* These entities are all PRC limited liability companies. The English
translation of the company names is for reference only. The official

names of these companies are in Chinese.

(i)  These entities were acquired by the Group during the year ended 31
December 2020. Please refer to note 24(e) for details.

The directors consider that no individual non-controlling interest is
material to the Group as at 31 December 2020 and 2019.

* REHBARTHEABERAF -
XERLERSE - RERRNTXEER

BB

(i) BERARAKREEEIEE2020F12A3181K

B - BRI 24(e) -

2020 ]2 2019F12A31H » EERE » #f

R R AN E B E AR IR A
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18 FINANCE LEASE RECEIVABLES 18 MEHEEREKRIE
2020 2019
RMB’000 RMB’000

AR®T T ARETTT

Finance lease receivables L& EFEUGRIAR 30,365 74,520
Less: due within one year (note 22) B VEFEREIER(FEE22) (22,155) (58,828)
8,210 15,692
As at 31 December 2020, the total future minimum lease payments 202012 A318 « BIEFIE T E E W R IK
receivable under finance leases were as follows: SHEMBEEENT -
2020 2019
Lease  Unearned Lease  Unearned
payments finance Loss Carrying  payments finance Loss Carrying
receivable income  allowance amount  receivable income  allowance amount
REE ARIRER

EyEE BERA  BRRE REE EREE  BEWA  BREE REE
RMB'O00  RMB'000  RMB000  RMB'000  RMBO00  RMBO00  RMB000  RMB'000
ARBTL ARETR ARBTR AR®TR ARETT ARBTL ARBTT ARETE

Within 1 year (inclusive) 1FEN(aEZE) 35,896 (1,752) (11,989) 22,155 75,699 4,397) (12,474) 58,828

After 1 year but within 1255
5 years (inclusive) (BEERME) 9,181 (685) (286) 8210 18,101 (2,060) (349) 15,692
45,077 2437 (12,275 30,365 93,800 (6,457) (12:823) 74,520
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19 OTHER NON-CURRENT ASSETS 19 EthIERENEE

2020 2019
RMB’000 RMB’000
ARBFT ARETTT
Financial assets measured at amortised cost RESRKATENTREE
— Loans to the third parties (i) —FEUR FHERG) - 61,608
Financial assets measured at FVTPL BARBEFEEEZSHTA
EHBRENEREE
- Unlisted equity investments not held for trading ~— WIEFEE EMIE L THERIRE 253,062 191,398
- Amount due from an associate (ii) — & W — Fif Bt 8 X B FR A (i) 84,826 77,936
337,888 269,334
Deposit and prepayment (iii) 10 KT8 FRIE Gii) - 73,876
337,888 404,818
() Asat 31 December 2019, loans to the third parties are interest-bearing (i) H2019F12A31H  BREAE=HHEZE
from 14% to 16% per annum, unsecured and to be recovered in 2021, BERNAE14%FE16% @ BHER - 15720215
which are classified to current assets as at 31 December 2020. WEl - 202012831 BED BREEE -
(i)  As at 31 December 2020, the amount due from an associate measured (i) M2020F12A318  BAAEBHEEEAR
at FVTPL included consideration receivables of disposed entities E BETASHIBSNEKR —BBHE AT
amounted RMB52,646,000 (2019: RMB45,756,000) and the amounts due FEBIETENBATNERAREARK
from disposed entities of RMB32,180,000 (2019: RMB32,180,000). The 52,646,000 7T (2019 FF : A R ¥ 45,756,000
amount due from an associate measured at FVTPL will be recovered L) RERHETENNIEARK
according to the development progress of the underlying projects in 32,180,0007T (2019 : AJR#32,180 0007_5)
the disposed project companies. BARBEINEBHSEH A B
Y — ﬁ%%@?mﬁ%ﬁﬁ&%ﬁ%%%
AIMERIIA B B RERE AL -
(iii)  As at 31 December 2019, deposit and prepayment mainly included an (i) P2019F128310  HERENFEIXES

earnest payment for a development project, which is interest-bearing
and expected to be settled by 2021 and is classified as current asset as
at 31 December 2020.
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20 INVENTORIES AND OTHER CONTRACT COSTS

(Br=H3E8I -

20 FREAEMESHEE

EAARETIR)

2020 2019
RMB’000 RMB’'000
ARET R AREBTFT
Inventories =FE
Property development ek
- Leasehold land held for and under development — &R RFHBEAE L RIFE
for sale M 5,758,835 4,738,271
— Completed properties held for sale —FEETIYE 3,597,357 2,620,154
9,356,192 7,358,425
Others Hith 2,319 993
9,358,511 7,359,418
Other contract costs HAtb& LA 10,836 24,313
9,369,347 7,383,731

As at 31 December 2020, certain properties under development
for sale, completed properties held for sale and leasehold land
held for future development for sale were pledged for certain bank
loans granted to the Group (note 27) and parking lots financing

arrangement (note 25).

MR2020F12A318 » B THEEEDE - &
EERIVERFERRGHEHREL DA
VEREBERE TIRITE AR (M 5E27)
MBI EE L HE(FisE25) ©
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A\

20 INVENTORIES AND OTHER CONTRACT COSTS 20 FEREMEHIRE(HE)
(Cont'd)
The analysis of carrying amount of leasehold land included in H AW ERERNAE T EEE DT
properties development for sale is as follows: N
2020 2019
RMB’000 RMB’'000

AR®T T ARETTT

In the Mainland China, with remaining APERt > FSRESEEHR
lease term of
50 years or more 505 A 1,224,176 200,983
between 10 and 50 years 105 2504 2,528,158 2,112,488
3,752,334 2,313,471
Properties held for future development for sale in the AHIEMRRKRANFERRFFEY
consolidated statement of financial position comprise: EBFE
2020 2019
RMB’000 RMB’000
ARBT T ARETTT
Expected to be recovered within one year TEEIR —F Rl 22,003 -
Expected to be recovered after more than one year FEEFH —F A& Uk 0] 2,397,986 888,809

2,419,989 888,809
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20 INVENTORIES AND OTHER CONTRACT COSTS 20 FEREMESHREE(E)

(Cont'd)

Properties under development for sale in the consolidated
statement of financial position comprise:

BHUBRARANGEEENERE
e

2020 2019
RMB’000 RMB'000
ARBT T ARBTT

Expected to be recovered within one year TEEIR —F Rk E 649,756 1,765,072
Expected to be recovered after more than one year T8 AR —4F LAf& Uk [] 2,689,090 2,084,390
3,338,846 3,849,462

Completed properties held for sale in the consolidated
statement of financial position comprise:

BHMBARARAFTED T IHDEE
1

2020 2019
RMB’000 RMB'000
ARET T ARETT

Expected to be recovered within one year TEEIR — e 851,374 769,758
Expected to be recovered after more than one year FEEFR —F B U D] 2,745,983 1,850,396
3,597,357 2,620,154
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20 INVENTORIES AND OTHER CONTRACT COSTS
(Cont'd)

Contract costs capitalised as at 31 December 2020 relate to the
incremental sales commissions paid to property agents whose
selling activities resulted in customers entering into sale and
purchase agreements for the Group’s properties which are
still under construction at the reporting date. Contract costs
are recognised as part of “selling and distribution costs” in
the statement of profit or loss in the period in which revenue
from the related property sales is recognised. The amount of
capitalised costs recognised in profit or loss during the year was
RMB17,796,000 (2019: RMB1,023,000). There was no impairment
in relation to the opening balance of capitalised costs or the
costs capitalised during the year.

The Group applies the practical expedient in paragraph 94
of IFRS 15 and recognises the incremental costs of obtaining
contracts relating to the sale of completed properties and
services as an expense when incurred if the amortisation period
of the assets that the Group otherwise would have recognised
is within the same reporting period as the date of entering into
the contract.

As at 31 December 2020, the amount of capitalised contract
costs that is expected to be recovered after more than one year
is RMB4,376,000. As at 31 December 2019, all of the capitalised
contract costs are expected to be recovered within one year.

20 FREAEMEVRE(E)

72020F 12 A31 BB RL A& 4Rk 2 B
SN TUEREMESHERSER
ZEMERENHEE TDEREFHAR
SERREABNERNMETLER
& o BHRARERABEMEES K
HHETERERER A HEMDHK
KIW—H - FRNREBEERNER
LR A & %8 5 AR #17,796,0007T (2019
F AR®1,023,0007T) © & ALK A
B AR S F N E AL B9 X AN I A8 3%
ERAE ©

ZRER N PR B R B 5 o s R R SR 155 58
UBRNERER L WAREEE
FE#FEREEERESEEEDTTY
EURRGHEBH A RAIEEKRAER
—EXt - BR AEEBERITER
Z AH)R— &S B RER -

HE2020F12A31H - st —F U L
AREINEAR LA NRASEABARE
4,376,0007C ° A £ 20194128318 -
FTE AR B DN ATBRHHEE —F AR

@ o
21 OTHERFINANCIAL ASSETS 21 Hth&mEE

2020 2019
RMB’000 RMB’000
AR¥T T AREFT

Financial assets measured at FVTPL BARBEFEREEESFHT A

EHEENESREE

— Derivative financial instrument —TEERmTHE - 10,340
- Wealth management products —BHER 9,000 800
9,000 11,140
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(B SHHEBI - HAARKTITR)

22 TRADE AND OTHER RECEIVABLES 22 BHREMEWRIE
2020 2019
RMB’000 RMB’000

AR®TT ARETTT

Trade receivables (a) B 5 FIE®a) 244,911 243,289
Less: loss allowance B EEREE (8,994) (6,322)
235,917 236,967
Finance lease receivables (note 18) BB E R BGRIE(MFE18) 34,144 71,302
Less: loss allowance (note 18) B EiE R (MiFE8) (11,989) (12,474)
22,155 58,828
Amounts due from joint ventures (c) JEY & & R EIFRIA(C) 62,837 41,013
Less: loss allowance (note 15) B EE R (MFE5) (19,613) (19,613)
43,224 21,400
Other debtors, net of loss allowance (b) E b R R ia R A 1g
i) FRbe) 574605 119,210
Financial assets measured at amortised cost AR AFTEN S MEE 875,901 436,405
Prepaid sales related tax and other taxes i‘éﬁfﬁﬁﬁ e REMTE 295,603 281,940
Deposits and prepayments (d) E & MFEA FIE() 1,677,899 643,344
2,849,403 1,361,689
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22 TRADE AND OTHER RECEIVABLES (Cont'd) 22 SR HEMERRIE(E)
As at the end of the reporting period, the ageing analysis of RIREER - RIARE 5 WG IERER
trade receivables (net of loss allowance) based on the date the BEIEI DM E Z FEUEIE (R EER
relevant trade receivables recognised, is as follows: HIWBRERSITAT
2020 2019
RMB’'000 RMB’000

AR¥T T ARETTT

Within 1 month HEA A 19,236 18,483
1to 3 months 1Z3EAR 12,749 11,588
3 to 6 months 3E6fE AR 4,095 3,207
Over 6 months (note) 618 A LA _E (BiEE) 199,837 203,689
235,917 236,967
Note: As at 31 December 2020, included in the trade receivables was MizE : ARECEE IR — FaV MR BEE BT
RMB208,831,000 (2019: RMB210,011,000), net of provision for & 5 B 3R RR /S A R 6 208,831,0007T
loss allowance of RMB8,994,000 (2019: RMB6,322,000) which (20194 : AR %210,011,0007T) -
was aged over one year and mainly due from a government EdhtREEREsBAARE
authority. 8,994,0007T (20194 : AR#6,322,000
L) B EERE R KRBT
1 o
The details on the Group’s credit policy are set out in note 38(a). AEEEZEREROFESEHNMF38(@) °
Trade receivables are primarily related to proceeds from the sale B EWRIET B Y XN ERETIE
of properties. Proceeds from the sale of properties are made in B - %%fﬁﬁﬁﬁ?ﬁaﬁkﬁﬁfﬁf &4
lump-sum payments or paid by instalments in accordance with R — IR B AT -

the terms of the corresponding contracts.
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NOTES TO THE FINANCIAL STATEMENTS Bi 7% #R 3R By &

The details on the other debtors, net of loss allowance are set
out in below:

(Expressed in Renminbi unless otherwise indicated)

(B SHHEBI - HAARKTITR)

22 BHRAMBUIRIF(E)

oA FE M EE (IR A5 1B  5) SE 1B 85
o -

2020 2019

RMB’000 RMB’000

AR®ET T AREFIT

Loans to third parties (i) Mm% = FREERG 256,101 27,437
Amount due from a non-controlling interest (ii) JE T B AR 3R SR IA (i) 230,086 -
Others Efth 88,418 91,773
574,605 119,210

(i)  As at 31 December 2020, loans to third parties are interest-
bearing at a weighted average rate of 14.76% (2019: 14.72%) per
annum, unsecured and to be recovered within one year.

(i)  The balances at 31 December 2020 represented amount due from
a non-controlling interest recorded by a subsidiary, which was
acquired by the Group during 2020.

The amounts due from joint ventures are unsecured, interest-
free and have no fixed repayment terms. The Group has fully
provided loss allowance on the amount due from Thailand Joint
Venture amounted to RMB19,613,000 in prior year (see note
15).

The details on the deposits and prepayments are set out in
below:

() 20205 12831H - ME =g
B9 B R A DN S 39 F F R 14.76% 5T B
(20194 : MNHEFHFF|FE14.72%) -
EMRRRT AT A —FRRE o

(i) FEURIEIERR AR B 7A2020F 12 A31 HEY
REE R ANE B R 2020 F W F A7)
BECIRREREE o

JEW A ETEFTENGHRAEERR - 2
BREBTENDR  ANEBEHERFEH
AEDENBECERUNTE 2T
R EE B ARE19,613,0007T (M
15) o

AE RBNFIAFBEINWT

2020 2019
RMB’'000 RMB’'000
ARET ARETTT

Deposits and prepayments for purchase BEELHERAERS R
of land use right SEENEN 640,529 416,484

Deposits and prepayments for acquisition WiEFZIERRE &

of development projects TERTR 526,289 110,000
Others Hith 511,081 116,860
1,677,899 643,344
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(Expressed in Renminbi unless otherwise indicated)

(RSB HUAARKETIR)

23 PLEDGED AND RESTRICTED CASH 23 BEEHESZREFHRES
2020 2019
RMB’000 RMB’000

AR®TT ARETT

Pledged to banks for certain mortgage facilities BB TIRBERE TR T IRT 175,447 283,641

Pledged for bank loans FLIRTTE FIR - 207,340

Pledged for bills payables and discounted bills FLIE T R RAALIR IR 360,000 97,741

Restricted cash (i) PR HIZR & () 32,714 17,321

568,161 606,043

Note: BffsE -
(i) As at 31 December 2020, included in restricted cash are cash of (i) 722020512 8310 - XEHB LT BER
RMB27,388,000 freezed by banks due to pending litigation. SREFAAERTT R4 E & AR #527,388,000
7TE o
24 CASH AND CASH EQUIVALENTS 24 HlEeRREEEY
Cash and cash equivalents comprise: BeMReEEMRE
2020 2019
RMB’000 RMB’000

AR¥T T ARETTT

Cash at bank and on hand RITER MRS 1,783,235 1,571,204
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(Expressed in Renminbi unless otherwise indicated)

(B SHHEBI - HAARKTITR)

24 CASH AND CASH EQUIVALENTS (Cont'd)

24 BekieSEHN(K)

2020 2019
Note RMB’'000 RMB’000
BoaE AR¥T AEETTT
Profit/(loss) before taxation BRELATRE,(E518) 725,883 (144,361)
Adjustments for: BLTZIEE A
Finance income 8L ON 5(a) (38,849) (47,781)
Finance costs BhE AR 5(a) 276,788 228,341
Fair value (gain)/loss on investment BEMEAABEME),
properties =ES 11 (172,315) 77,454
Reversal of provision of inventories FEREEEER 5(c) (5,005) (17,020)
Impairment loss on financial assets B ENEmEE
measured at amortised cost RREE R 5(c) 28,109 21,258
Government grants related to investment A E f g A FER I B
properties recognised in other income FEFEE A R 455 B 32 (4,271) -
Depreciation and amortisation e Ko ik 6 5(c) 35,721 39,879
Net realised and unrealised fair value gain IR A EBETE B HE
from financial assets measured at FVTPL FTAEHEBEENSE
BEDLCERNMAER
NIEW R FEE 4 (69,024) (18,924)
Net unrealised fair value loss from financial 2 AR EBEFEBEE
liabilities measured at FVTPL STAREERNEREE
AERAABEBXFE 4 7,495 -
Net gain on disposal of a joint venture HESEPENKGEFE 4 (650) -
Net gain on disposal of subsidiaries HEF AR FEE 4 - (187,099)
Equity settled share-based payment AR S E AR D
expenses BERNAFREYS 8,666 -
Share of losses of joint ventures ASMaEEhEEE 15 241 3,507
Share of loss of an associate AMEEE D EBE 14 - 1,253
Net loss on disposal of investment HEREYHENIBR T
properties 4 25,017 12,752
Net gain on disposal of property, HEWE - BREREE
plant and equipment s 558 4 (900) (2,125)
Changes in working capital: LBELEE) -
Decrease in inventories and FEREMELKAR L
other contract costs 465,099 49,851
(Increase)/decrease in trade and B 5 REA M GRIBE (M),
other receivables Vo (179,499) 205,698
Decrease in pledged and restricted cash EEARZRE SR 130,542 199,143
Increase/(decrease) in trade and B 5 ME M FRIEE I,
other payables OR) 1,807,972 (525,559)
(Decrease)/increase in contract liabilities BHEECRD) M (2,082,861) 1,145,864
Decrease in deferred income EEW AR (125,770) (143,974)
Cash generated from operations KEEBFSR® 832,389 898,157
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(BR5HHEHAI - HUAARKTIR)

24 CASH AND CASH EQUIVALENTS (Cont'd) 24 BERBSEFEM(E)
The table below details changes in the Group’s liabilities from TRFLAEEREREGTDNEEE
financing activities, including both cash and non-cash changes. B BREReRIIFRGED - HEETI
Liabilities arising from financing activities are liabilities for EXMNBERAREREIRRRESRE
which cash flows were, or future cash flows will be, classified FrgEMmAaE  EAEEaHReRE
in the Group’s consolidated cash flow statement as cash flows KTBEAMEETHEENREMNE ©
from financing activities.
Bank loans Amounts due Other
and other Senior Corporate Lease  tocontrolling current Other
borrowings notes bonds liabiliities ~ shareholders liabilities payables Total
RTER EER At At
REtEE Bizg A% HERE REzE ik EL JEfizE EH)
(note 27) (note 28) (note 29) (note 31) (note 30) (note 33) (note 25)

(Hf3t2r) (Rf3t28) (Hf3t29) (Rf3t31) (H330) (Hf333) (Hf3¥as)
RMB000 RMB'000 RMB'000 RMB'000 RMB'000 RMB000 RMB'000 RMB'000

AEETR  ARWTR  ARBTR  ARETR  ARWTR  ARBTR  ARETR  ARWTR

At 1 January 2020 20201 A1A 1,233,683 1,653,019 259,700 42,084 = = = 3,188,486

Proceeds from new bank loans FEFHETR

and other borrwings EREERETE 641,000 - - - - - - 641,000
Net proceeds from theissuance of ~ B/7E 4 ZEH550E

senior notes 78 - 601,219 - - - - = 601,219
Advances from controlling BRRESS

shareholders - - - - 867,000 - - 867,000
Advancesfromnon-controlling ~ FEERER N

interests - - - = = = 86,866 86,866
Repayment of advances from [EEFERRRER

non-controlling interests - - - - - - (92,064) (92,064)
Advances from third parties E=FER - - - - - - 98,528 98528
Repayment of advances from EEE=HER

third parties - - - - - - (113,830) (113,830)
Proceed fromdiscounted bils ~ BEFEZEAE = = - - - 300,000 - 300,000
Proceeds from parking lots BhMATHATE

financing arrangements - - - - - - 77,075 77,075
Repayment of bank loans and EERNERREMEE

other borrowings (564,424) - - - - - - (564,424)
Repayment of senior notes ERELZE - (323,254) - - - - - (323,254)
Repayment of corporatebonds ~ EEAFIER - - (260,000) - - = = (260,000
Capital element of lease rentals paid B ERSHELHS - - - (5,554) - - - (5,554)
Interest element of ease rentals paid 2 17 EH £ #1715 275 - - - (4158) - - - (4158)
Interest and other borrowing FREAHEREREE

costs paid during the year K (109,944) (269,834) (19,500) - - (13,383) - (412,661)
Total changes from financing BERLNERGLE

cash flows (33,368) 8131 (279,500) (9712) 867,000 286,617 56,575 895,743
Exchange adjustments ExgE - (103,732) - - - - - (103,732)
Other changes: Ef5E
Increase in lease liablities ERFEREELN

flomenteringintonewleases  HEBEEIE

during the year - - - 3,578 - - - 3,578
Acquisition of subsidiaries WEFAA - - - - - - 450972 450,972
Interest expense (note 5(a) I8 R (HEs(a)) 108,181 260,640 5717 4158 - 13383 4,857 396,936
Interest payable EffE 1763 2,466 14,083 - - - (4857) 13455
Total other changes 109,944 263,106 19,800 7,736 - 13,383 450,972 864,941
At 31 December 2020 H020E12A318 1,310,259 1,820,524 - 40,108 867,000 300,000 507,547 4,845,438
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24 CASH AND CASH EQUIVALENTS (Cont'd)

(Expressed in Renminbi unless otherwise indicated)

(B SHHEBI - HAARKTITR)

24 BekieSEHN(K)

Bank loans
and other Senior Corporate Lease
borrowings notes bonds liabilities Total
RITER
REMEE BERE NEER  HERE st
(note 27) (note 28) (note 29) (note 31)
(Bff3E27) (Pff3E28) (PFff3E29) (Pf3E31)
RMB'000 RMB'000 RMB'000 RMB'000 RMB'000
ARETT ARETT ARETT ARBTT ARETT
At 1 January 2019 720191 A1H 1,266,911 1,465,981 261,334 - 2,994,226
Impact on initial R TE A1 655 XE B A
application of IFRS 16 4 - - - 47,975 47,975
Adjusted balance at R201951 A1 A FARE
1 January 2019 R 1266911 1465981 261,334 47975 3,042,201
Changes from financing RERESR=ZE :
cash flows:
Proceeds from new bank loans ~ #135R1TEF K
and other borrowings HifE B SR 609,940 - - - 609,940
Net proceeds from the ?’*ﬁ BAZHHERE
issuance of senior notes R - 566,084 - - 566,084
Repayment of bank loans BERITERREM
and other borrowings fBE (643,168) - - - (643,168)
Repayment of senior notes BREEARE - (425,274) - - (425,274)
Repayment of corporate bonds {E3& A &% - - (3,022) - (3,022)
Capital element of lease ENHERSHNER
rentals paid B - - - (6,522) (6,522)
Interest element of lease ENEEESHIFE
rentals paid #$Bo - - - (3,934) (3,934)
Interest and other borrowing ~ FREH 8 & EMh
costs paid during the year EERA (121,515) (185,659) (19,643) - (326,817)
Total changes from financing ~ A& R & RNELE) A
cash flows (154,743) (44,849) (22,665) (10,456) (232,713)
Exchange adjustments P % 5 2 - 31,329 (57) - 31,272
Other changes: Hih#E) :
Increase in lease liabilities FAFEHEEER
from entering into new leases TS & &1 158
during the year - - - 631 631
Interest expense (note 5(a)) FEFI 2 (FRE5()) 121,515 172,361 21,009 3,934 318,819
Interest payable FERT A8, - 28,197 79 - 28,276
Total other changes HiEE)E5H 121,515 200,558 21,088 4,565 347,726
At 31 December 2019 72019512 A31H 1,233,683 1,653,019 259,700 42,084 3,188,486
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(Expressed in Renminbi unless otherwise indicated)

(BR5HHEHAI - HUAARKTIR)

24 CASH AND CASH EQUIVALENTS (Cont'd) 24 BIERBEEED(E)

Amounts included in the cash flow statement for leases REeERERPHHEEIHBENT !

comprise the following:

2020 2019
RMB’'000 RMB’'000
AR¥T T ARETTT
Within operating cash flows KETEENIR SR 227,962 9,249
Within financing cash flows METMRER 9,712 10,456
237,674 19,705

These amounts relate to the following: BRI T -
2020 2019
RMB’000 RMB’'000
ARET AEETTT
Lease rentals paid YRWEERS 13,629 15,650
Purchase of leasehold land BERNOT T H 224,045 4,055
237,674 19,705
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24 CASH AND CASH EQUIVALENTS (Cont'd)

During the year, the Group has acquired certain subsidiaries
which hold property development projects. Acquisitions of
these subsidiaries enable the Group to expand its land banks.
The acquired subsidiaries’ major assets are properties held for
development and properties under development. The directors
consider that the purpose of acquiring those subsidiaries
is solely to acquire the underlying properties. Details of the

(Expressed in Renminbi unless otherwise indicated)

(B SHHEBI - HAARKTITR)

24 BekieSEHN(K)

RER - AEEEWBETHAEFHE
FEIERNTRA - WEEL T RA)RE
WERAEEN LB - BB TR
ANEREERFERKFREREL
WEHEERYE EFERR - WE
BLTFRAEERRTERRNEE -

acquisitions are summarised as follows: WEERFISANT -
Percentage of
equity interest
Acquisition date Consideration acquired
W kg B HE WERELS
RMB’'000
AREBTTT
Dongguan City Huahai 31 October 2020 153,311 51%
Enterprise Investment Limited 2020%F10H31H
REMESEXREFRAT
Dongguan City Dahu Property 31 October 2020 70,543 51%
Development Limited 2020%F10H31H
REMAREHEREBRAT
Dongguan Yinghuizhong 31 October 2020 110,347 100%
Investment Company Limited 20209F10H31H
REMBERRERRAA
Shenzhen Zuolin Industrial 31 October 2020 89,000 51%
Company Limited 20209F10H31H
R BEERR AR
Best Ease Global Limited 30 November 2020 159,777 85%
ERRHAR AR 2020411 A30H
Shenzhen Baichuan Century 31 December 2020 1,000 100%
Investment Company Limited (note) 2020F12H31H
AT B AR E A AA R A B (FRE)
Considerations for equity interests 583,978

Wi (B

Note: The business registration for the change in shareholders
of the entity was still in process. As the Group has paid all
consideration for the acquisition and could control over the
entity, the entity was treated as subsidiary of the Group as at
31 December 2020.

MisE : ZARIBRESEMIEmELINER
T - ARASBEELEINTHEN
WIEE BRI AR - HILE
Z2020F12 A31 B A Al R EA
EEMTRF]
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(Expressed in Renminbi unless otherwise indicated)

(BR=HEAN - GAAREIIR)

24 CASH AND CASH EQUIVALENTS (Cont'd)

24 BekieSEHN(K)

The effect of acquisition on the Group’s assets and liabilities is

set out as below:

WK AEEEEMBBHTENT

Note RMB’'000
{iFza AREFIT

Inventories rE 2,621,506
Investment properties wEME 11 141,000
Property, plant and equipment ME - BE KR 10 940
Intangible assets mAE 12 415
Trade and other receivables B 5 R E A EUGRIA 872,176
Cash and cash equivalents ReFREEEY 89,866
Prepaid tax TEBBIK 25,223
Deferred tax liabilities EEMEHARE 16(b) (2,555)
Trade and other payables B 5 R EMERFIE (1,859,150)
Contract liabilities aRARE 26 (1,064,829)
Non-controlling interests AR (240,614)
Net assets attributable to the Group NEERGEEFE 583,978

Analysis of net cash outflow of cash and cash equivalents in

respect of the acquisition of subsidiaries:

HERBETARERNRERREFEY
RembFEI

RMB’000

AREFTT

Cash considerations for equity interests paid SRS SRR S EE 583,978
Less: cash and cash equivalents acquired B RENRSRAeEEYD (89,866)
Net cash outflow e FEE 494,112
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(Expressed in Renminbi unless otherwise indicated)

(B SHHEBI - HAARKTITR)

25 WHRAEMEMRR

2020 2019
RMB’000 RMB’000
AR¥T T AREEFIT
Trade and bills payables (a) B S RNFIERENERQ) 2,409,209 1,569,041
Other payables and accruals (b) H b A F00E K FERT B F (b) 1,505,525 632,461
Financial liabilities measured at amortised cost SR AGTENEmEE 3,914,734 2,201,502
Deposits () E®() 1,520,261 163,254
Receipts in advance TEU R IE 15,955 3,104
5,450,950 2,367,860

(@) As at the end of the reporting period, the ageing analysis of (@) MNIMEEAXR  ENEZRLRENZRE(Z

trade creditors and bills payables (which are included in trade
and other payables), based on due date, is as follows:

FERIAE S REMENRIR) RE H

HHRRE AT

2020 2019

RMB’000 RMB’000

AR®F T AREEFIT

Due within 1 month or on demand R1E A AR E K 251,012 232,775
Due after 1 month but within 3 months 1£231@ A 347,108 171,324
Due after 3 months but within 6 months R31E A& ER6E A A 537,094 531,301
Due after 6 months 7616 A 1% %) Hf 1,273,995 633,641
2,409,209 1,569,041

Trade payables mainly represent amounts due to contractors.
Payment to contractors is in installments according to progress
and agreed milestones.

The Group normally retains 2% to 10% as retention money. As
at 31 December 2020, included in trade and bills payables are
retention payables of RMB316,296,000 (2019: RMB294,808,000),
which are expected to be settled after more than one year.

BHRNFIATBIERMNABREKEA -
FE A B R SRR IRE R N 5 B2

HARTAK -

AEBBRERE20E10%EARE S °
R2020%12A31H © B S EMNRIEF
BIEEMRE S AR 316,296,000 T
(20194 : AR¥294,808,0007T) @ FEHA

R —F1&

e
wHE o
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(Expressed in Renminbi unless otherwise indicated)

(BR=HEAN - GAAREIIR)

A\

25 TRADE AND OTHER PAYABLES (Cont'd) 25 WHRAMBEFRIF(ER)
(b) The details of other payables and accruals are set out below: (b) EfthfEfRIEREFTERFBEHIINT ¢
2020 2019
RMB’'000 RMB’'000

AR®T T ARETTT

Amounts due to non-controlling interests (i) JE A~ FEFEE A% A% B RR A () 323,808 -
Amount due to a related party (i) JE 1< BB 77 SRIA() 57,230 -
Amounts due to third parties (i) JE T 58 = J5 R IA() 281,435 -
Other tax payables HibEXHE 300,497 285,866
Others (ii) EL A (i) 542,555 346,595

1,505,525 632,461

(i) As at 31 December 2020, the amounts due to non-controling
interests, the amount due to a related party and the amounts due
to third parties are interest-free, unsecured and repayable within
one year.

(i)  As at 31 December 2020, others mainly included earnest
payments of RMB185,456,000 (2019: RMB142,215,000) from
potential clients and advances from parking lots financing
arrangement of RMB77,075,000 (2019: Nil).
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HZE2020F12831H © B IEIZERAE
WA - R A S BEAEMNLG
FZINSBAESR - BIF . EIiE
R BBE—FREE -

BREFTEAEBEEEFNTEEAR
5 185,456,000 7C (2019 F : A R ¥
142,215,0007T ) M E N IR 7T REE FRIBA
R#77,07500070(2019%F : &) »
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25 TRADE AND OTHER PAYABLES (Cont'd)

(@]

The details of deposits are set out below:

(Expressed in Renminbi unless otherwise indicated)

(B SHHEBI - HAARKTITR)

25 B REMMBEMSRKRIE(E)

(@]

REFEHT
2020 2019
RMB’000 RMB'000

AR®T T ARETTT

Deposits for cooperative HEBRAE
development of properties (i) IREZ () 1,401,032 82,032
Others (ii) EL Al i) 119,229 81,222
1,520,261 163,254

0]

(i)

As at 31 December 2020, deposits of cooperative development
projects include deposits of RMB1,200,000,000 received from the
third parties for certain projects, which have been returned to the
third parties upon the termination of co-operation in early 2021.

As at 31 December 2020, other deposits include the deposits
related to decoration and lease arrangement of RMB38,718,000
(2019: RMB34,487,000) which are expected to be settled after
more than one year.

All of the other payables and accrued expenses and deposits are
expected to be settled within one year.

(0]

(i)

HZE2020F12A31H © HE A 1ERE
SEENE = H WA ST R LLTE B A
A ERFE S AR 1,200,000,0007T ° &
LEZRIAE 2021 F IR AR IEA 1EIR

s —

BRE=T -

H2020F 12 A31H - EiEg B
BFRERZLEMNHEHERZFEAR
¥ 38,718,000 7T (2019 F : A R ¥
34,487,000t ) * FEERBH R BIE—F1&
©HE o
FrEEMmENRERETAY R ESTE
BN —FRNEE -
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(Expressed in Renminbi unless otherwise indicated)

(BR5HHEHAI - HUAARKTIR)

26 CONTRACT LIABILITIES 26 EVIRR
2020 2019
RMB’000 RMB’'000
ARET R AREBTFT
Advances received for sales of properties SHE W S UE Y B R 1,956,018 2,978,834
Property management fees received in advance TR ERE 8,952 7,261
Others Hith 6,325 3,232
1,971,295 2,989,327

Typical payment terms which impact on the amount of contract
liabilities recognised are as follows:

Depending on market conditions, the Group requires the customers
to pay off the full consideration within an agreed time frame while
developments are still ongoing, rather than on the completion of
the relevant properties. Such advance payment schemes result
in contract liabilities being recognised throughout the remaining
property development period for the full amount of the contract
price. In addition, the contract liabilities will be increased by the
amount of interest expense being accrued by the Group to reflect
the effect of any significant financing benefit obtained from the
customers during the period between the payment date and
the date of delivery of property to customers. As this accrual
increases the amount of the contract liabilities during the period
of development, it therefore increases the amount of revenue
recognised when control of the completed property is transferred to
the customer.

HEERAHNAESBENEEN RN
T

BEmR - AEBEERRKEFERBNEET
Hif - M ESERRBYEERR - e
RAMNBZHHE - ZFRNABEREH
BEREBES I YEAEDRMSOETHR
FERR © WEAN - AR EKEAREE O
BRXEEMEN - ARBRAKAERNY
ETEFPHBEMUEEPESNEMERNRE
MM E - MR ULERIR B 0 % R
MENAESRE  CEITYENZEGRER
ERPRERN WS ST SIEM
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26 CONTRACT LIABILITIES (Cont'd)

(Expressed in Renminbi unless otherwise indicated)

(B SHHEBI - HAARKTITR)

26 SHAMRE)

2020 2019
RMB’000 RMB’'000
ARET ARETFT
Balance at 1 January M1 ATV EH 2,989,327 1,843,463
Decrease in contract liabilities as a result of FABERRETTAEL
recognising revenue during the year BEREEEAENEERD
that was included in the contract liabilities
at the beginning of the year (2,499,887) (838,894)
Increase in contract liabilities as a result of FREBRINERETMENEE
receiving advanced payments of sales of Y FAWGRIA R TEW X E 1R
properties in respect of properties still RIFBEE A LB FEILMN
under construction and advanced
service fee of properties management
during the year 701,315 1,935,936
Acquisition of subsidiaries (note 24(e)) Wi F A F(MiEE24(e)) 1,064,829 -
Decrease in contract liabilities from FABRRRAZBUWIE TR AN
acquisition of subsidiaries as a result of aHaERd
recognising revenue during the year (382,731) -
Increase in contract liabilities as a result of BREETFERTEREL
accruing interest expense on advances AfEEm 98,442 48,822
Balance at 31 December R12 A31BR& & 1,971,295 2,989,327

The amounts of billings received advance payment of sales of
properties expected to be recognised as income after more than one

year is RMB197,820,000 (2019: RMB567,499,000).

At —F U LR AERANTBIRDEHEER
T8 5 AN R #197,820,0007C (20194F © AR
567,499,0007T,) °

N\
NN
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(Expressed in Renminbi unless otherwise indicated)

(BR5HHEHAI - HUAARKTIR)

27 BANKLOANS AND OTHER BORROWINGS 27 BITEREEMES
At 31 December 2020, the Group’s bank loans and other borrowings R2020F12A31H * AEEMRITERRE
are repayable as follows: HEENEEBERAT
2020 2019
RMB’'000 RMB’'000

AR®T T ARETTT

Bank loans IRITER
Current RED
Secured BHEA
- bank loans and other borrowings —RITERREMEE 11,000 139,524
— current portion of non-current —ERBIBITERREMEERN
bank loans and other borrowings mEhE s 470,029 362,938
Guaranteed BER
- bank loans and other borrowings —HRITERREMEE - 3,000
481,029 505,462
Non-current FERE
Secured BHEA
- repayable after 1 year but within 2 years ——FREMFRER 327,002 366,512
- repayable after 2 years but within 5 years —MFRERFTRER 331,178 263,398
- repayable after 5 years —hFIRER 171,050 98,311
829,230 728,221
1,310,259 1,233,683
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27 BANKLOANS AND OTHER BORROWINGS (Cont'd)

(a)

(b)

Certain banking facilities and borrowings of the Group are
subject to the fulfilment of covenants relating to: (1) certain
of the Group’s operating subsidiaries’ statement of financial
position ratios; (2) restriction of profit distribution by certain of
its operating subsidiaries; or (3) early repayment of principal
to be triggered when 70% of the gross sellable area for the
underlying property project are sold. These requirements
are commonly found in lending arrangements with financial
institutions. If the Group was to breach such covenants, the
drawn down facilities would become repayable on demand.
The Group regularly monitors its compliance with these
covenants and communicates with its lenders as and when the
directors foresee any non-compliance due to business needs.

At 31 December 2020 and 2019, there is no advanced
redemption requested by certain banks due to not applying
with the imposed covenants as set out in the above.

Bank loans and other borrowings bear interest at a weighted
average rate of 8.10% per annum for the year ended 31
December 2020 (2019: 7.5% per annum), and are secured by
the following assets:

(Expressed in Renminbi unless otherwise indicated)

(B SHHEBI - HAARKTITR)

27 SRITHMBEHEAfER ()

(a)

(b)

AEBENETRIIMERMEERTER
THISEMRHERR - TEEE (1)
REEETEEWNB AR BN
KR QREETZENBRAD
FCARAMBR I - ) ERBYEER K
A EAEBEN70%KHERABLEERE
ERITER - ZFREFRANES R
BRIVHWERZH - MAKERZREM
Rl - RIS IR B E A RN ERKEHE
B AEETFREZEEETLERSIDN
B BEESEAHHANELTREH
BRETE  AEESHRERABAE -

722020912 A31 B 20199128318 -
BEAEBENIEITERARRESTATIHE
DOBIPR )t T LL SR 1T ESKERATE N -

RELZ2020F 12831 HIEFE » RTT
ERRHEMEEMNEESFEREAS
8.10%(20194F : 7.50%) 3t 5. * W LA 5]
EEERE

2020 2019

RMB’000 RMB’'000

AR¥T R AERETTT

Completed properties held for sale SEETIME - 279,304
Properties held for future development for sale HERRFREDE 861,851 615,847
Properties under development for sale HELREYE 661,497 754,190
Investment properties (note 11(b)(ii)) FEWZE(KIFE11(b)Gi) 1,147,500 688,300
Property, plant and equipment (note 10) W - R MR (FsE10) 337,035 347,036
Pledged deposits EEFRS - 207,340
3,007,883 2,892,017
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(Expressed in Renminbi unless otherwise indicated)

(BR5HHEHAI - HUAARKTIR)

N\

28 SENIOR NOTES 28 BERE
2020 2019
RMB’000 RMB’000
ARETR AREEFIT
Current FE
US$280 million senior notes due in 2021 20214 2 HAR)280 B & XL
BERE
—Tranche 1 (i) —ZE—H) 1,257,105 -
- Tranche 2 (ii) — 28 — HA(ii) 325,693 -
- Tranche 3 (iii) — 58 = HA(iii) 84,555 -
—Tranche 4 (iv) — M H(iv) 153,171 -
US$157 million senior notes due in 2020 (v) 2020F BIEAR157 B EETT
BREEREV)
—Tranche 1 —F£—H - 260,272
—Tranche 2 — 5 H - 53,948
1,820,524 314,220
Non-current FERE
US$194 million senior notes due in 2021 (i) 2021 F R EIM194F BETT
BEZE - 1,338,799
1,820,524 1,653,019
(i)  On 12 December 2019, the Company offered its 14.00% senior notes iy M20199128128 » K2 A EEER2020

due December 2021 in an exchange offer to existing holders of 12%
Senior Notes due May 2020 (the “2020 Senior Notes”). US$111,673,000
(approximately 71.1%) of the 2020 Senior Notes were successfully
exchanged. Concurrently with the exchange offer, the Company made
a concurrent new issue of US$81,827,000 of additional 2021 senior
notes (defined below), which, together with the US$111,673,000 of the
2021 senior notes issued pursuant to the exchange offer, constitute
an aggregate principal amount of US$193,500,000, 14.00% due 2021
senior notes (the “2021 Senior Notes”). The exchange offer and the
concurrent new issue were completed on 19 December 2019, and the
net proceeds from the new issue, after deducting the transaction costs,
of US$80,214,000 (equivalent to RMB561,661,000) was received by the
Company on 20 December 2019. Interest expense on the 2021 Senior
Notes is calculated using effective interest rate of 14.49% per annum.
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FSAEHE - 12018 % EHE([2020F B

ERE)FEBEEELBR2021F12A 58 -
14.00% B 5L R 2 KM EH - 202052 %
= AP E9111,673,000% 5T (£971.1% ) B R
W - BXMBAHRE - ARA B R
%% 1781,827,000 3€ 7T 88 5P 2021 F B £ R &
(EEATX)  WEHBERBRELEITH
111,673,0005< 702021 FE L Z B EK AR &
%6193,500,0003% 752021 4 2| B 1 14.009%18 5¢
ZHR(2021FBEZEE]) - THBEHRE
B ETTH R 3T 201912 A 190 5EAK -
MR BIEERF B RINR R 5 A & K35
1T BT 18 70718 80,214,000 T (FHE R AR
561,661,0007T) FA AN A B 7A2019F 12 520H
URER « 2021 FBAZENF SR NERE
BREF|R14.49%:1E -
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28 SENIOR NOTES (Cont'd)

(i)

(iii)

(iv)

On 27 December 2019, the Company issued additional 2021 Senior
Notes with an aggregate principal amount of US$50,000,000 (equivalent
to RMB348,450,000), which are consolidated and formed a single class
with the 14.00% 2021 Senior Notes due 2021 issued by the Company on
19 December 2019. The net proceeds from the additional 2021 Senior
Notes, after including interest in arrear and deducting the transaction
costs, of US$50,163,000 (equivalent to RMB349,585,000) was received
by the Company on 7 January 2020. Interest expense on the additional
2021 Senior Notes is calculated using the effective interest rate of
14.20% per annum.

On 28 October 2020, the Company issued additional 2021 Senior Notes
with an aggregate principal amount of US$13,000,000 (equivalent to
RMB85,517,000), which are consolidated and formed a single class
with the 14.00% 2021 Senior Notes due 2021 issued by the Company
on 19 December 2019 and 6 January 2020. The net proceeds from
the additional 2021 Senior Notes, after including interest in arrear
and deducting the transaction costs, of US$13,562,000 (equivalent to
RMB89,214,000) was received by the Company on 30 October 2020.
Interest expense on the additional 2021 Senior Notes is calculated using
the effective interest rate of 14.38% per annum.

On 23 November 2020, the Company issued additional 2021 Senior
Notes with an aggregate principal amount of US$23,500,000 (equivalent
to RMB154,586,000), which are consolidated and formed a single
class with the 14.00% 2021 Senior Notes issued by the Company on
19 December 2019, 6 January and 30 October 2020. The net proceeds
from the additional 2021 Senior Notes, after including interest in arrear
and deducting the transaction costs, of US$24,691,000 (equivalent to
RMB162,420,000) was received by the Company on 25 November 2020.
Interest expense on the additional 2021 Senior Notes is calculated using
the effective interest rate of 14.13% per annum.

All the 2020 Senior Notes were redeemed upon maturity during the
Year.

(Expressed in Renminbi unless otherwise indicated)

(B SHHEBI - HAARKTITR)

28 BERIE(HE)

(ii)

(iii)

2019F 12278 » AR R BITASHEEE
50,000,000 3% 7T (18 & 7 A & % 348,450,000
TC)BIREIN2021 FB AR - ZERIRER
NAEIR2019F 12 A 19 H 317 /92021 4 FI| 5
14.00% 2021 FBEZEE K E —1R
Bl o AR F 202051 A7 8 U B 58502021
FEEBRENMEBHREFHE(REREFFE
AR 32 5 A AN 1% ) 50,163,000 7T (HEE 7
AR %349,585,0007T ) ° ¥/N2021 F B LR
BT 2 8RR EE1420% 0 BB A Rt
§ °

720205F10 8288 » RRBIEITASBES
13,000,000 7T (AH & 7 A R #85,517,0007T )
HIREIN021FBERE - ZEEEREARRQTA
201912 A19H F12020%1 A6 H #1TH)
2021 3 H14.00% 792021 F B L ZHE A G
BRI - ARF2020910 A 30 H Y B 58 I)
21 FEERENMEREFE(RERER
FLEAIOER X 5 A AN 1% ) 13,562,000 7T (48
EHRARE89,214,0007T) © BEHN2021F 185
ZRNHNEEBFEA1438% B E R Rt
% °

2020F11 A238 » ARRBITASEER
23,500,000 3 7T (1 & 7 A & # 154,586,000
TC)BIREIN2021 F B AR - ZEELERR
HEARNER2019F12 4198 ~ 202091 F6H
22020410 A30 H 2178920214 £ #914.00%
HI2021 FEEZEAHFERE R - A2
A1 720204 11 A 25 B IR B 58 402021 F 18 5
ZHRMATERIEFE(REET R B MINR
Gk ) 24,691,000 T (FHE R AR
162,420,0007T ) ° REHN2021F 18 5 Z 15 ) F
BEBARA1413%NERFFRTE -

FTE 2020 F B BB R A FE B BRI 1B
@o
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(Expressed in Renminbi unless otherwise indicated)

(BR=HEAN - GAAREIIR)

29

30

31

CORPORATE BONDS

In 2017, the Group issued certain non-public offering of corporate
bonds totalling RMB260 million with a coupon rate of 7.50% per
annum. The net proceeds from bonds issued, after deducting the
transaction costs, of RMB256,360,000 was received by the Group.
Interest expenses on these non-public offering corporate bonds are
calculated with the effective interest rate of 8.04% per annum. The
corporate bonds was redeemed in April 2020.

AMOUNTS DUE TO CONTROLLING SHAREHOLDERS

As at 31 December 2020, amounts due to controlling shareholders
are unsecured, interest-free and repayable with no fixed repayment
terms.

LEASE LIABILITIES

The following table shows the remaining contractual maturities of
the Group’s lease liabilities at the end of the current and previous
reporting periods:

29 AFRF
20177F - ARBBETHTERAFANEA
750%MIEAFR TR RIESE EARE260
BET - AEBE WIEITESAEREAF
BB R SR ) AR 256,360,0007T °
FERREITABESF KT B T 128.04%H)
ERFNRAE - ZRAEER2020F4A8
P& o

30 MEfHIERZBRFRIA
2020512 A31H - ENGIERRRRIAR
EER SER ES WEE EETEE
SREARR ©

31 HEAR

TRER T AFEMNUARFE RS HOHR
SEHEERENFIHARZIHA

2020 2019

Present Present
value of the Total value of the Total
minimum minimum minimum minimum
lease lease lease lease
payments payments payments payments
REHE B RIR HEBEE BETRIK
RARERE HENKRE NREERE HENRE
RMB’000 RMB’000 RMB’'000 RMB’'000
AR¥T AR%TR ARBFT ARBFT
Within 1 year —FR 10,562 11,012 8,972 10,523
After 1 year but within 2 years —FREMFLAA 7,538 8,380 8,448 9,680
After 2 years but within 5years ~ MER{BRFLAR 19,483 25,987 18,325 25,159
After 5 years FF% 2,525 2,636 6,339 10,545
29,546 37,003 33,112 45,384
40,108 48,015 42,084 55,907
Less: total future interest expenses & : 42T 2R F 52 A (7,907) (13,823)
Present value of lease liabilities ~ FAEBEHE 40,108 42,084
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(Expressed in Renminbi unless otherwise indicated)

(B SHHEBI - HAARKTITR)

DEFERRED INCOME 32 BEMA
2020 2019
RMB’000 RMB’'000
AR¥T T ARET T
At 1 January R1A1H 479,160 623,134
Movement during the year FAREE)
- Government grants received (i) — BB B () 168,715 93,247
— Utilisation —B#MA (294,485) (237,221)
- Recognised in other income related to — R EYEREBERE
investment properties (note 4(ii)) H AU (FT5EA4Gi)) (4,271) -
At 31 December M12A31H 349,119 479,160

(i) Pursuant to the respective agreements between the Group and
local governments, such grants are for subsidising the infrastructure
construction of certain projects undertaken by certain subsidiaries
of the Group, including Yantai Trade Center, Jining Logistics Center,
Ningxiang Trade Center, Heze Industrial, Mianyang Trade Center,
Wuzhou Trade Center, Lanzhou Trade Center, Ganzhou Trade Center,
Heze Trade Center and Yulin Trade Center.

OTHER CURRENT LIABILITIES 33

Other current liabilities represent discounted bills which are pledged
by cash deposit of RMB300,000,000 and expired in February 2021.

(i)

IR B T TR0 B Rk + 3%
S iR BB A R E M KL T A R AR
ETBAMERRERS - AEEAHES
L EEWRE L  EAEESL  STRE
% BBEED L BN EES RN
Bepody « BNEESR D  HERERORE
HEERD -

HtTEBRE
EmrnHaEEUARETRARE
300,000,000 7T 3 17 & #1772 2021 4F 2 A 21| 21
RIBRIREE -

A\
NN
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(Expressed in Renminbi unless otherwise indicated)

(BR5HHEHAI - HUAARKTIR)

34 OTHERFINANCIAL LIABILITIES

34 Hth &M AR

2020 2019

RMB’000 RMB’'000

AR¥T T ARBFIT

Contingent consideration payable A ENEE 16,843 15,250
Estimated compensation payable TEFTFETAER 61,490 55,588
78,333 70,838

In 2019, the Group disposed its entire interest in Beijing Hydoo
Yingchuang Corporate Management Company Limited, which has a
direct wholly owned subsidiary of Lanzhou Hydoo Yingchuang Estate
Company Limited, (collectively “Yingchuang”) with consideration
of nil to an associate, Beijing Sunac Hydoo Corporate Management
Company Limited (“Sunac Hydoo"), which was established by the
Group, Beiijng Sunac Construction Investment Real Estate Co., Ltd.
(“Sunac”) and Mr Yi Jiming (collectively “Partners”).

Pursuant to the agreement, if the Group fails to change the title
of the certain purchase documents related to initial land cost to
Yingchuang, the Group has to compensate Sunac Hydoo the relevant
future tax expenses to be incurred. As the potential payment
obligation would be measured based on future matters, it is the
contingent consideration payable recorded as financial liability at
FVTPL. The fair value of this contingent consideration payable at 31
December 2020 was RMB16,843,000 (2019: RMB15,250,000).

Subsequent to the completion of the disposal, Yingchuang was
requested by the local government authority to pay additional land
costs, and the Group agreed to compensate Sunac Hydoo for the
reduction of profit due to the additional land cost of Yingchuang.
The estimated compensation amount as at 31 December 2020 was
RMB61,490,000 (2019: RMB55,588,000) and the Group recorded this
amount as financial liabilities measured at FVTPL.

2019%F » AEESEF AN AR BRI D
EERBRAR(HERE —FK2ETRAEM
RIERAEXRERAR - gis BAlDH2E
RmIATHEHEAERE R IR AR
BEXEEEARAF(IMARE]) (AALE
= dbrmelgREmESEER AR #
Bl RFERALELE (BB &R DRI -

BB - WASE R A @Y LK
THETEBRNMBEREE TRE - &%
BB R HERAIRESEENEERKRTE
A - R BENRETBERNRRERR
2 WA BRENEERERBIEANERE
BESHFASHERNSBMAE - 1K120205F
12A318 ' ERNSEBHENAABERAR
516,843,000 7T (20194F : A R ¥ 15,250,000
JT) °

ETEE REIFEAE - BEIEE BN E k5
SN A+ ZN S B[R B Bt B A L bk ARG
DT B BE R R A mh el SR E TR E o
HZE2020912 8318 © hst@ESEAAR
#61,490,000 7T (20194F : A R #555,588,000
T0)  AEERZEBEEBANEEEH AR
FEEt AEBERN A NETE o
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35 EMPLOYEE RETIREMENT BENEFITS

The Group operates a Mandatory Provident Fund Scheme (“the MPF
scheme”) under the Hong Kong Mandatory Provident Fund Schemes
Ordinance for employees employed under the jurisdiction of the
Hong Kong Employment Ordinance. The MPF scheme is a defined
contribution retirement plan administered by independent trustees.
Under the MPF scheme, the employer and its employees are each
required to make contributions to the plan at 5% of the employees’
relevant income, subject to a cap of monthly relevant income of
HK$30,000. Contributions to the plan vest immediately.

As stipulated by the regulations of the PRC, the Group participates
in various defined contribution retirement plans organised by
municipal and provincial governments for its employees. The Group is
required to make contributions to the retirement plans ranging from
10% to 20% of the salaries, bonuses and certain allowances of the
employees. A member of the plan is entitled to a pension equal to a
fixed proportion of the salary prevailing at the member’s retirement
date. The Group has no other material obligation for the payment
of pension benefits associated with these plans beyond the annual
contributions described above.

Due to the impact of an outbreak of COVID-19, a number of policies
including the relief of social insurance have been promulgated by
the government since February 2020 to expedite resumption of
economic activities, which contributed to the relief of certain cost of
defined contribution scheme during the year ended 31 December
2020.

(Expressed in Renminbi unless otherwise indicated)

(B SHHEBI - HAARKTITR)

35 {BREBHKIEF

REEZRBEBRHEAESFTENRGIAR
EABEESEEEKNEEGEZEMNE
By —THAHMEAEeE([REST
Bl  RESHEIRABLETAEENTE
BHFCRIRGTE - BRIERESFE - EXR
1B B9 7AIZ R E B MBI A R 5% ET 54
B T AR A LR A30,0008 7T o it
HEIR RN SRS -

TEDERBRE  AREASERE2EEN
BT PB4 0 5 TR TE R SR REH B - ANER
BAMEETE - EALNE T REEM10%E
20% ARG BIHR - 20T EIMB T H#
ESHRENZERKRE TENETLXRAE
FRRE - R B FEHFRIN - NEEBA
LB FEH SRR SR AEEME
REREE °

MR RIERENFE - BT E2020%F2
A#EBEHR T BREZELSREREBEE - )
DRI IE SR B - EE2020F EFEHFUR
KBRS ERRD -

ANNUAL REPORT 2020 F %

209



\\\\\

N\

N\

[
“n
NOTES TO THE FINANCIAL STATEMENTS Bf & 3R R i 5F

(Expressed in Renminbi unless otherwise indicated)

(BR5HHEHAI - HUAARKTIR)

36 EQUITY SETTLED SHARE-BASED PAYMENTS

On 12 June 2020, the Group offered to grant share options to
subscribe for a total of 175,400,000 shares of HK$0.01 each in the
capital of the Company to 5 directors and certain eligible employees.
Based on the acceptance confirmation signed by grantees,
164,200,000 share options were accepted for nil consideration. Each
option gives the holder the right to subscribe for one ordinary share
of the Company and is settled gross in shares. The exercise price is
HKS$0.5 per share.

On 7 December 2020, the Group offered to grant share options to
subscribe for a total of 54,000,000 shares of HK$0.01 each in the
capital of the Company to 43 certain eligible employees. Based on
the acceptance confirmation signed by grantees, 54,000,000 share
options were accepted for nil consideration. Each option gives the
holder the right to subscribe for one ordinary share of the Company
and is settled gross in shares. The exercise price is HK$0.5 per share.

The terms and conditions of the options granted are as
follows:

36 BRIERELIRHSERNRIS

720206 5128 + ANEBIRIEERE S
MERESERETHAGERNBEIENR
LR E BREVRERAARRAFE
$£ 175,400,000 % & % [ 18 /4 0.01 78 7T A9 f%
Mo RBERTHREZENEMNERR
164,200,00017 fE £ E R I IEIER 40 - BB
RIEEE TFE ARB R @BRMNE
F - WAREBRTHLEE - 1TREABRBE
0.57C °

R2020F 12878 - AEERIKEREST
EmME+t=2FEaEBNETIZHNRT
BAE  BRETRBAQREPEH
54,000,000 & IR E{E £0.01/ 8 TTHIAR D © 1R
B THREZENEMNERE © 54,000,000
DEYEEREREER - SHBRESE T
BEARE—RA R L BEAAEF - I A
FEREE o (THREATREYST -

PR T RE A AV IS R AT 20 T

Number of
instruments
ITEg=E

Options granted on 12 June 2020 R2020F6 B 128 R FHERESE
— directors —E=% 42,700,000
- employees —E8 132,700,000
Percentage of Contractual
Vesting date vested shares life of options
EERG BB IR
A{TREHE Bt & RHABR
1 April 2021 202154 A1 R 30% 12 monthsfd A
1 April 2022 202244 A1 R 30% 24 months{ A
1 April 2023 202354 H1H 40% 36 monthsf{E A
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(Expressed in Renminbi unless otherwise indicated)

(B SHHEBI - HAARKTITR)

36 EQUITY SETTLED SHARE-BASED PAYMENTS 36 RIEBHLURMHSERNIS ()
(Cont'd)
The terms and conditions of the options granted are as P T BB AR A B0 R AR LA T -
follows: (Cont'd) (&)
Number of
instruments
TEYE
Options granted on 7 December 2020 R2020F 12 A7B R FHEBRESE
- employees — BB 54,000,000
Percentage of Contractual
Vesting date vested shares life of options
EERG HB IR
A[{TREA Aotk S EHIR
1 April 2021 202154 H1H 30% 6 monthsfil A
1 April 2022 2022F4H1H 30% 18 monthsfEl A
1 April 2023 2023F4H1H 40% 30 months{& A
The number and the exercise price of share option are as BAREN SR RITEEWNT -
follows:
Number of

Exercise price  share options

TEE BREHE

Outstanding at 1 January 2020 720201 A1 B RITE - -
Granted BT HK$0.5/% 7T 229,400,000
Lapsed ER HK$0.578 7T (27,000,000)
Outstanding at 31 December 2020 72020512 431 B RTT1E HK$0.578 7T 202,400,000
Exercisable at 31 December 2020 72020512 A31 B AJ7T{E - -
No options were exercised during the year ended 31 December HZ2020F128318 R BT MERE
2020. WATIE o
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(BR=HEAN - GAAREIIR)

\

36 EQUITY SETTLED SHARE-BASED PAYMENTS
(Cont'd)

The fair value of services received in return for share options
granted is measured by reference to the fair value of share
options granted. The estimate of the fair value of the share
options granted is measured based on a binomial lattice model.
The contractual life of the share option is used as an input into
this model. Expectations of early exercise are incorporated into
the binomial lattice model.

Fair value of share options and assumptions

Share price

PR B

Exercise price

1THEBIR

Expected volatility (expressed as weighted average volatility used in
the modelling under binomial lattice model)

FEHRB R (R TAZIANEREIEE R ERNNE T REHE)

Option life (expressed as weighted average life used in
the modelling under binomial lattice model)

HARE B R (R B Z IR AR AR B T AR i FR 9 N 7 29 B AR )

Expected dividends

T8 EARR B

Risk-free interest rate

4 [ B | =R

The options outstanding at 31 December 2020 have an exercise
price of HK$0.5 and a weighted average remaining contractual
life of 19 months.

The fair value of the share options granted was RMB30,984,000,

of which the Group recognised share option expense of
RMB8,666,000 during the year ended 31 December 2020.
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36 BiERFELKRNBERHIS(R)

AR TR BB R RS AL EE
2EETHBRENAABERNE - &
THOBERENAABEDBTEER =R
PR RIVETTEEN - BRENER
HIR I BIEZ SR B A - FEITTHED
HREB M AW A\ TR A AR R AL o

BREY A AEBERER

HK$0.41-0.50
0.41-0.50/87C
HK$0.50
0.50/87T
50.41%-67.24%

0.6-2.8 years
0.6-2.84F

0%

0.1%-0.34%

HZE2020F12A31H  HEAITEMER
HERTTHEE AER%0.5/8 T » INiEFHF
SHAEMEA19EA -

ETHBBRENAABEAARE
30,984,0007T + H A AL E R & E 2020
FNRANBLEFERRNBREERR
AR #8,666,0007T °
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37 CAPITAL, RESERVES AND DIVIDENDS

The reconciliation between the opening and closing balances
of each component of the Group’s consolidated equity is set
out in the consolidated statement of changes in equity. Details
of the changes in the Company’s individual components of
equity between the beginning and the end of the year are set

(Expressed in Renminbi unless otherwise indicated)

(B SHHEBI - HAARKTITR)

37 B&&F - EERERR

RSB S GRS AR EH 0 F 8L
BREARDHERRASRREDE - &
ATHERS BRI IS R B LR
BHFEERIIWT :

out below:
Equity settled
Capital share-based
Share Share redemption Capital payment Exchange  Accumulated Total
The Company capital premium reserve reserve reserve reserve losses equity
NEREEN
-0 Rt
LY v REaE REGE E5GE  RERGR EXmE ES) | BRAR
RMB000 RMB000 RMB000 RMB000 RMB000 RMB000 RMB000 RMB000
ARETT  ARETT  ARETT ARETR ARETR ARETR ARETR ARETR
37(0) 37(d)i) 37(¢) 37(d)(v) 37(d)(v) 37(d) il
Balance at 1 January 2019 R2019E1R18 31,825 978,266 120 1,386,109 - 134922 (751,264) 1779978
Changes in equity for 2019; WFRERE
Lossand total comprehensive ~ EREERZE
income for the year LNt - - - - - 7276 (191,483) (184,207)
At31 December 2019 and R20195128318R
1 January 2020 200F1818 31,825 978,266 120 1,386,109 - 142198 (942,747) 1,595771
Changes in equity for 2020: W0FEEED
Lossand total comprehensive ~ FABERZE
income for the year hAgE - - - - - (27,485) (274332) (301,817)
Issuance of shares BER 4713 210,010 = = = = = 214783
Equity settled share-based WREEENRI
transactions SUKY] - - - - 8,666 - - 8,666
Balance at 31 December 2020 20205128318 36,598 1,188,276 120 1,386,109 8,666 114713 (1,217,079) 1,517,403
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NOTES TO THE FINANCIAL STATEMENTS Bf & 3R R i 5F

(Expressed in Renminbi unless otherwise indicated)

(BR5HHEHAI - HUAARKTIR)

37 CAPITAL, RESERVES AND DIVIDENDS (Cont'd)

For the year ended 31 December 2020, no final dividend in
respect of the previous financial year was approved and paid
(2019: Nil).

The directors did not propose the payment of any final dividend
subsequent to year end.

37

B - B B B (#R)

HZE2020F 12831 B IEFE - #ER
AERIRS ) A B EER RIS
(20194 : &) -

R EAREFETIRARIRS. -

Authorised and issued share capital: EERBEBEITRA
2020 2019
No. of shares Amount No. of shares Amount
RAEE &8 g E G|
‘000 HK$'000 ‘000 HK$'000
TR TET TR FAT
Authorised: EE
Ordinary shares of SR E{E0.0178 T
HK$0.01 each k=gl 8,000,000 80,000 8,000,000 80,000
Ordinary shares, issued and fully paid: DT R 82 mg
Number of Nominal value of
Par value shares ordinary shares
H{E RER ZEREE
HK$ '000 HKS$'000 RMB’000
BT T FHET ARETT
At 1 January 2020 72020F1 A1H 0.01 4,014,844 40,148 31,825
Issuance of new shares IR 0.01 522,510 5,225 4,773
At 31 December 2020 7202012 A831H 0.01 4,537,354 45,373 36,598

On 19 June 2020, the Company issued 522,510,000 ordinary
shares, representing approximately 11.52% of the Company’s
issued share capital at HK$0.45 per share to certain individuals
with total net proceeds of HK$234,929,500 (equivalent to
RMB214,783,000). Accordingly, the share capital was increased
by RMB4,773,000 and the remaining RMB210,010,000 were
credited to share premium.

202056 A19H A FIAFIR0.4578 B
M #8  A 27T 7 522,510,0000% L BA% » 49
AR B EITIRAMI1.52% @ FIE7IBF5E
£234,929,5007%8 7T (31 & A R 214,783,000
TC) o BEARAB RIS hn A R ¥ 4,773,0000T Tk
AR #210,010,0007TET ARG E ©
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37 CAPITAL, RESERVES AND DIVIDENDS (Cont'd)

(i)

(ii)

(iii)

(iv)

Share premium

Under the Companies Law of the Cayman Islands, the
share premium account of the Company may be applied
for payment of distributions or dividends to shareholders
provided that immediately following the date on which
the distribution or dividend is proposed to be paid, the
Company is able to pay its debts as they fall due in the
ordinary course of business.

PRC statutory reserve

Pursuant to the Articles of Association of the Group’s
PRC subsidiaries and relevant statutory regulations,
appropriations to the statutory reserve fund were made
at 10% of profit after tax determined in accordance with
accounting rules and regulations of the PRC until the
reserve balance reaches 50% of the registered capital. This
reserve fund can be utilised in setting off accumulated
losses or increasing capital of the PRC subsidiaries
provided that the balance after such conversion is not
less than 25% of their registered capital, and is non-
distributable other than in liquidation.

Exchange reserve

The exchange reserve comprises all relevant exchange
differences arising from the translation of the financial
statements of operations with functional currency other
than Renminbi. The reserve is dealt with in accordance
with the accounting policy set out in note 1(x).

Equity settled share-based payment reserve

Equity settled share-based payment reserve represents
the fair value of the actual or estimated number of
unexercised share options granted to employees of the
Group in accordance with the accounting policy adopted
for share-based payments in note 1(t)(ii).

37 BR®& -

(i)

(ii)

(iii)

(iv)

(Expressed in Renminbi unless otherwise indicated)

(B SHHEBI - HAARKTITR)

ftifm B A 2 (48)

R 17EE

REFERERRNE - AR
it (B AR AT A AR S A5 90 TR sl A
B WBRREERE MR
RB AR - ARBIRRESNAE
FBEBBIET OB HETS -

B EE R E
REAEEFEFARNARERR
AR BRLEEER - BAETE
SEHRAI SO AR EE E BRI AE
M10%FEAE BT ER - BERM
AR ERER M E ANEI50% © %1
e A AR EHETET AR R
EBERSIEE - EERREESER
NOREMEARE25% - BFRRE
BEF - NATARDIK ©

EL#E

[E S iR EEEREIFARBEND
REEBRLYBRRMELNME
TERAME R o BRI 1
PREVE SRt IR BRI

UGB BEURGZ N BERE
]

AR g A B AR D S 1 R BT A
FEH2 B 5 1 (0 Gi) AT A AR 38 Bt DA B £
NHFANEHABRABERTAE
BE B HRTTE BRI R R KA
FEWRRIE -
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(Expressed in Renminbi unless otherwise indicated)

(BR5HHEHAI - HUAARKTIR)

37 CAPITAL, RESERVES AND DIVIDENDS (Cont'd)

(v) Capital reserve

Capital reserve is resulted from transactions with owners
in their capacity as the equity owners. The balance
comprises capital reserve surplus/deficit arising from the
difference between the disposal/acquisition consideration
and its net assets value at the respective date of disposal/
acquisition, and the capital reserve transferring from the
equity settled share-based payment reserve.

(vi) Reserve-transaction with non-controlling interests

The balance represents difference between the net
identifiable assets and the consideration paid for
acquisition of non-controlling interests.

As at 31 December 2020, the Company’s reserves available
for distribution, calculated in accordance with the Companies
Law of the Cayman Islands, amounted to approximately
RMB1,480,805,000 (2019: RMB1,563,946,000), which may be
distributed provided that immediately following the date on
which the dividend is proposed to be distributed, the Company
will be in a position to pay off its debts as and when they fall
due in the ordinary course of business.

The Group's primary objectives when managing capital are to
safeguard the Group’s ability to continue as a going concern
in order to fund its property development projects, provide
returns for shareholders and benefits for other stakeholders, by
pricing properties commensurately with the level of risk and by
securing access to finance at a reasonable cost.

The Group actively and regularly reviews and manages its
capital structure to maintain a balance between the higher
shareholder returns that might be possible with higher levels
of borrowings and the advantages and security afforded by a
sound capital position, and makes adjustments to the capital
structure in light of changes in economic conditions.

37 B&& - REMmEEKRE ()

v) BFEE
BEARHERE BHEA AN D
BASMETHRS - BHEeEd
&/ WEHEREBRLE KEA
HEEFENZEMELEAHE
Efh AL AR B AR A
BARAD AT AR R B B AN
e

(i) 1R —BEHZEREZHIXE
e R EEFERD RS
TR s 2 BB ERR ©

R2020%12A31H © IREFAESEER
BRI ERARR AR IRFEHLOAA
IR #1,480,805,000 7T (20194 : AR
1,563,946,0007T) * ZEEEIEDIK
EEEERZREREBHE  AQFH
BENEEATEBBEFMNEIEER -

AEEEREANTIZARRRERSE
ERHEL LS - AREYEFEIER
BRREES - ARFEZEERBRKF &I
BEXARGHERBNTXAYEE
(B RBER R H b RIS 1A RS & B2 4 0 3R
ReRak o

AEERET DR R TR AR
B S REE KT T ARNR
AR I SRR ARG AR R 0B S
RERZBOHTE - B REOERRL
BB A -
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(Expressed in Renminbi unless otherwise indicated)

(B SHHEBI - HAARKTITR)

37 CAPITAL, RESERVES AND DIVIDENDS (Cont'd) 37 BRE  EERRA(IE)

The Group monitors its capital structure on the basis of gearing
ratio. The Group defines this ratio as total interest-bearing
liabilities (including bank loans and other borrowings, senior
notes and corporate bonds) divided by total assets of the
Group. At 31 December 2020, the gearing ratio of the Group
was calculated as follows:

AEBRBREEAEAGBL REREEARLE
B AEEATHLEEABTEAE
(BRERITERREMEER - BLEFE
RARES)GUAEBEERE - B
2020F12A31 8 » AEEZEEAEL
M

2020 2019
RMB’000 RMB'000
ARBT T ARBTT

Bank loans and other borrowings RTEFRNEMER 1,310,259 1,233,683
Senior notes BREE 1,820,524 1,653,019
Corporate bonds RNEEFH - 259,700
Total interest-bearing borrowings sHEMER 3,130,783 3,146,402
Total assets BEE 18,977,001 14,848,822
Gearing ratio EEBELE 16.5% 21.2%

Neither the Company nor any of its subsidiaries are subject to
externally imposed capital requirements.

RRABHEEMF AR ZINEFHEAN
BN EFR
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38 FINANCIAL RISK MANAGEMENT AND FAIR 38 eMEBEERARE
VALUES
Exposure to credit, liquidity, interest rate, currency risks and equity REBR—MEKBREBTFEHEE  RKH
price risk arises in the normal course of the Group’s business. The M RE . BEERRERREEERERE
Group is also exposed to equity price risk arising from its equity $E.7‘]’ﬁ¥ﬂ%7ﬁﬁﬁﬁ§ E}]HXEE#I—L:%FE
investments in other entities. MR E R
The Group’s exposure to these risks and the financial risk rEEEYH AR EAEEREEZERAR
management policies and practices used by the Group to manage kA 2 TR e B IR B R HISER AT

these risks are described below:

Credit risk refers to the risk that a counterparty will default on
its contractual obligations resulting in a financial loss to the
Group. The Group's credit risk is primarily attributable to trade
and other receivables and other financial assets. The Group
maintains a defined credit policy and the exposures to these
credit risks are monitored on an ongoing basis. The Group’s
exposure to credit risk financial institutions, for which the
Group considers to have low credit risk.

Except for the financial guarantees given by the Group as
set out in note 40, the Group does not provide any other
guarantees which would expose the group to credit risk. The
maximum exposure to credit risk in respect of these financial
guarantees at the end of the reporting period is disclosed in
note 40.
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38 FINANCIAL RISK MANAGEMENT AND FAIR
VALUES (Cont'd)

Trade receivables and other receivables and other financial
assets

The Group's exposure to credit risk is influenced mainly by
the individual characteristics of each customer rather than
the industry or country in which the customers operate and
therefore significant concentrations of credit risk primarily
arise when the Group has significant exposure to individual
customers. At the end of the reporting period, 84% (2019: 85%)
of the total trade receivables was due from a customer which
is a government authority with good credibility. Although
the aging of that related trade receivable is past due over one
year, the Group considers that the credit risk is low. Normally,
the Group does not obtain collateral from customers but the
Group only assists the buyer to obtain the individual property
ownership certificate upon the full settlement of receivables
from the buyer.

In respect of loans to third parties and other debtors, regular
review and follow-up actions are carried out on long-aged
other receivables and any default incurred, which enable
management to assess their recoverability and to minimise
exposure to credit risk. The maximum exposure to credit risk is
represented by the carrying amount of each financial asset in
the consolidated statement of financial position.

The Group measures loss allowances for trade and other
receivables and loans to the third parties included in other non-
current assets at an amount equal to lifetime ECLs, which is
calculated using a provision matrix.

(Expressed in Renminbi unless otherwise indicated)

(B SHHEBI - HAARKTITR)

38 2RABEERAAE(E)

ESEWHAREMERSE

AEESXEHERRNEEFEZSER
FPMER P EEMEITERBRNER
HEYE  REARBREEETESRE
AEBSZEANARIZFRAKRREE
PERERKR - E 5 EWGKIEAEERI84%
(2019%F : 85%) AEW —EH R T8
BT HEEROE - BEREERZEN
RRECBA—F  ZEBRA%ER
FBRBE - —fmE - AEBTERFF
WEIKIRSR - B2 RAEEH 2N
EEREAEBIHHE FEESEAR
EERTAE -

PRAE=TERREMEYGRIENS -
B HREB RN E M B R FIREETT
TE BRG] R SRERBRAE YR 1 - 3 A TR
BRRR - EREEEEN GRS
Y a1 30 3 8 #5150 f8 2 &%
1K - sRAE AR O RERE FEIRR
RPNEELHEENREERT

AEBEZAER2HMERERAERNS
B(ARBEEAE)KAEEHUALE
SHEAEMIERBEETREE=TTER
HE R R
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38 FINANCIAL RISK MANAGEMENT AND FAIR 38 ERMARERERLARE(E)

VALUES (Cont'd)

Trade receivables and other receivables and other financial

ESEUHEREMERSE(E)

assets (Cont'd)
The following table provides information about the Group’s T&REFIH2020F12 A31 B A EEFE
exposure to credit risk and ECLs for trade and other receivables Fa s AR B ik O LA 2 B 5 FE YR IA ) H
and loans to the third parties as at 31 December 2020: ftb FEUGRIB TE BR{E RSB & Y -
2020
Expected Gross carrying Loss
loss rate amount allowance
FEHE IR R RE&E EERE
% RMB’000 RMB’000
% ARET T ARBT T
Current (not past due) or BNER (SR HA ) ok e HA
past due within 30 days for T iaiE30H
- trade receivables — B S EWIE - 28,247 =
- other receivables — H U R IE 5.66% 609,104 (34,499)
- amounts due from Joint — B A E P EFIR
Ventures = 43,224 =
- finance lease receivables —REHEREWFIA 3.36% 31,420 (1,055)
More than 90 days past due 0 EAFR 390 B
— trade receivables — B S EWFIE 4.15% 216,664 (8,994)
- other receivables — E b FEHRIE 100.00% 20,626 (20,626)
- amounts due from Thailand — YR A &P EFIR
Joint Venture (note 15) (Mt3E15) 100.00% 19,613 (19,613)
— finance lease receivables —REHERKEIA 100.00% 11,220 (11,220)
980,118 (96,007)
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38 FINANCIAL RISK MANAGEMENT AND FAIR 38 EMEMRERRAARMEE)
VALUES (Cont'd)
Trade receivables and other receivables and other financial ESEKSERAEMENKTE (&)
assets (Cont’d)
2019

Expected loss  Gross carrying Loss
rate amount allowance
TEHRESIE R RE4B(E agistad
% RMB’000 RMB’'000

% ARETTT ARETIT

Current (not past due) or past BNEA (k381 87 ) st 80 EF

due within 30 days for TiEiE30H
— trade receivables — B S EWGRIA - 30,071 -
- other receivables — H fh e RIE 2.66% 122,467 (3,257)
- amounts due from Joint — A EERIR

Ventures - 21,400 -
— finance lease receivables — A EREEIE 2.11% 76,123 (1,603)
- non-current assets —ERBEE 5.75% 65,366 (3,758)

More than 90 days past due m HAEE @90 B

— trade receivables — B REKIE 2.97% 213,218 (6,322)
- other receivables — B fth FEHRRIE 100.00% 22,125 (22,125)
— amounts due from Thailand — R A EDERIE

Joint Venture (note 15) (M$7E15) 100.00% 19,613 (19,613)
- finance lease receivables —RVEF g EWFOE 100.00% 11,220 (11,220)

581,603 (67,898)
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A

38 FINANCIAL RISK MANAGEMENT AND FAIR 38 ERMARERERLARE(E)

VALUES (Cont'd)

Trade receivables and other receivables and other financial
assets (Cont’d)

Except for the specified expected loss, other expected loss
rates are based on historical experience and adjusted to
reflect differences between economic conditions during the
period over which the historic data has been collected, current
conditions and the Group’s view of economic conditions over
the expected lives of the receivables.

Movement in the loss allowance account in respect of trade
receivables and other receivables during the year is as follows:

ESEUHEREMERSE(E)

R ERHERIN - AtEREIRRE
BEFEL&RTEY B BRREIA(E
REBECERRE) RBERIER
B AT B AN SR B Y PR AR TR B 17 4B
HIMEEIRR 2 B R - MANAGER -

FNE 5 YRR K E U IR H S
BRERESHIT

2020 2019
RMB’000 RMB'000
ARET T ARETT

Balance at 1 January 1B 1H B &% 67,898 46,640
Reversal during the year FAEE (1,718) (9,504)
Impairment losses recognised during the year FNMERARE RS 29,827 30,762
Balance at 31 December 712 A31 B B4R 96,007 67,898
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38 FINANCIAL RISK MANAGEMENT AND FAIR
VALUES (Cont'd)

The Group management reviews the liquidity position of the
Group on an ongoing basis, including review of the expected
cash inflows and outflows, sale/pre-sale results of respective
property projects, maturity of loans and borrowings and the
progress of the planned property development projects in
order to monitor the Group’s liquidity requirements in the short
and longer terms. The Group’s policy is to regularly monitor
its liquidity requirements and its compliance with lending
covenants, to ensure that it maintains sufficient reserves of cash
and adequate committed lines of funding from major financial
institutions to meet its liquidity requirements in the short and
longer term.

The following tables show the remaining contractual maturities
at the end of the reporting period of the Group’s financial
liabilities excluding receipts in advance, which the Group
expects to provide rental services in the future. The contractual
maturities are based on contractual undiscounted cash flows
(including interest payments computed using contractual rates
or, if floating, based on rates current at the end of the reporting
period) and the earliest date the Group can be required to pay:

(Expressed in Renminbi unless otherwise indicated)

(B SHHEBI - HAARKTITR)

38 2RABEERAAE(E)

AEEEREREERARENRDIE
R BEEZEARSRALRL -
EMEHENEE TEEE  BERR
EERHBERALGEMEFRERB D
EE - NERAKRENEHERARSY
MFEX - AEBNBRZTEREZR
URRREEBTEERE - AERE
BRANBASHE MR ESREE
RERRNEARES  UENREH
MBIEFR -

TREJIAEESRABE(TRELAE
BFEARME T T ELEEOTERK
R)REREHROBTAOHR - &
MBRERBEOARAURRESRE(R
EIAB KM XL (HFE)) S HREHRE
TTEOVR R EE BN A R A EE
FEEFNZEAHTE -

2020
Contractual undiscounted cash outflow
EHARBRER

More than More than

Within 1year but 2years but
1yearor less than less than More than Carrying
on demand 2years 5years 5years Total amount

-ERE BE-F BBME
BER BORME BYREE kit &t REE
RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000
ARETR ARBTR ARBTR ARBTR ARBTR ARETR

Bank loans and other RN R
borrowings B8 574,521 387,525 371,013 264,311 1,597,370 1,310,259
Lease liabilties HERE 11,012 8,380 25,987 2,636 48,015 40,108
Trade and other payables 5 RE M B8 3,598,438 316,29 - - 3914734 3914734
Amounts due to controlling  JEEREATER

shareholders B 867,000 - - - 867,000 867,000
Senior notes B42iE 1,994,368 = = = 1,994,368 1,820,524
Other current liabilities ARBAR 300,000 - - - 300,000 300,000
7,345,339 712,201 397,000 266,947 8,721,487 8,252,625
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(Expressed in Renminbi unless otherwise indicated)

(RSB HUAARKETIR)

38 FINANCIAL RISK MANAGEMENT AND FAIR

38 2RABEERAAE(E)

VALUES (Cont'd)
2019
Contractual undiscounted cash outflow
BNRERRER

More than More than

Within 1year but 2years but
1year or less than less than More than Carrying
on demand 2years 5 years 5years Total amount

—FN e s BT
BEX {BARmE BARTE BANE &t REE
RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000
AEEFT AEEFT AEETT AEEFT AEETT AEEFT

Bank loans and other BITEF R

borrowings fBE 539,016 458414 381,293 143,285 1,522,008 1,233,683
Lease liabilities HERE 10523 9,680 25,159 10,544 55906 42,084
Trade and other payables B HRE M B 58 1,906,694 294,808 - - 2,201,502 2,201,502
Corporate bonds N v 279,500 - - - 279,500 259,700
Senior notes BARR 543,141 1,444,387 - - 1987528 1653019
3,278,874 2,207,289 406,452 153,829 6,046,444 5,389,988

Interest rate risk is the risk that the fair value or future cash
flows of a financial instrument will fluctuate because of
changes in market interest rates. The Group's interest rate risk
arises primarily from cash and cash equivalents, pledged and
restricted cash and borrowings issued at variable rates.
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38 FINANCIAL RISK MANAGEMENT AND FAIR

VALUES (Cont'd)
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NOTES TO THE FINANCIAL STATEMENTS Bi 7% #R 3R By &

(Expressed in Renminbi unless otherwise indicated)

(B SHHEBI - HAARKTITR)

38 2RABEERAAE(E)

The Group does not anticipate significant impact on cash and

cash equivalents and the pledged deposits because the interest

rates of bank deposits are not expected to change significantly.
The Group does not carry out any hedging activities to manage

its interest rate exposure.

(i) Interest rate profile

AEEEHRE KRS ESEMREER

FTRIEXERTE

(i) FIFEELR

AT R ITT
HRETEEEALH -

2020 2019
Weighted Weighted
average average
effective effective
Interest rate Interest rate
InfEEY hntE g
BERR=E BERA =
% RMB’'000 % RMB’'000
% AR¥TR % ARETIT
Fixed rate liabilities: BEERNZEE :
Lease liabilities HEaE 8.03% 40,108 8.35% 42,084
Bank loans and other IRITER R EA
borrowings BE 7.10% 739,043 8.37% 623,245
Senior notes BhRER 14.41% 1,820,524 14.36% 1,653,019
Corporate bonds RNAEES - - 8.04% 259,700
Other payables E At T FIE 10% 77,075 - -
Other current liabilities ~ EfEEEE 4.46% 300,000 - -
2,976,750 2,578,048
Variable rate liabilities: FEFIREE :
Bank loans and other IRITER R EA
borrowings BE 7.27% 571,216 6.64% 610,438
3,547,966 3,188,486
Net fixed rate liabilities ~ [EEF|REEF58
as a percentage of HHEAEEEN
total interest-bearing Bkt
liabilities 84% 81%

N\
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38 FINANCIAL RISK MANAGEMENT AND FAIR
VALUES (Cont'd)

(ii)  Sensitivity analysis

At 31 December 2020, it is estimated that a general
increase/decrease of 50 basis points (2019: 50 basis
points) in interest rates, with all other variables held
constant, would have increased/decreased the Group’s
profit after tax and decreased/increased total equity
attributable to equity shareholders of the Company by
approximately RMB2,142,000 (2019: decreased/increased
the Group's loss after tax and total equity attributable to
equity shareholders of the Company by approximately
RMB2,289,000), which has not taken into account of effect
of interest capitalisation.

The sensitivity analysis above indicates the instantaneous
change in the Group'’s profit after tax (and retained profits)
and other components of consolidated equity that would
arise assuming that the change in interest rates had
occurred at the end of the reporting period and had been
applied to re-measure those financial instruments held by
the Group which expose the Group to fair value interest
rate risk at the end of the reporting period. In respect of
the exposure to cash flow interest rate risk arising from
floating rate non-derivative instruments held by the
Group at the end of the reporting period, the impact on
the Group's profit after tax (and retained profits) and other
components of consolidated equity is estimated as an
annualised impact on interest expense or income of such
a change in interest rates. The analysis is performed on the
same basis as 2019.

NOTES TO THE FINANCIAL STATEMENTS Bf & 3R R i 5F

(Expressed in Renminbi unless otherwise indicated)

(BR5HHEHAI - HUAARKTIR)

38 2RABEERAAE(E)

(ii)
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NOTES TO THE FINANCIAL STATEMENTS Bi 7% #R 3R By &

38 FINANCIAL RISK MANAGEMENT AND FAIR
VALUES (Cont'd)

The Group is exposed to foreign currency risk primarily on bank
deposits and senior notes to which the transactions relate.
The currencies giving rise to this risk are primarily US dollars
and Hong Kong dollars. In this respect, it is assumed that the
pegged rate between the Hong Kong dollar and the United
States dollar would be materially unaffected by any changes
in movement in value of the United States dollar against other
currencies. It will affect the exchange reserve of the Company’s
financial statements resulted from the translation of the
financial statements of foreign operations into the Group’s
presentation currency.

The Group is exposed to equity price changes arising from
equity investments held for non-trading purposes classified as
financial assets measured at FVTPL (see note 19 and 21).

The Group’s unquoted investments are held for long term
strategic purposes. Their performance is assessed at least bi-
annually against performance of similar listed entities, based
on the limited information available to the Group, together
with an assessment of their relevance to the Group's long-term
strategic plan.

(Expressed in Renminbi unless otherwise indicated)

(B SHHEBI - HAARKTITR)

38 2RABEERAAE(E)

AREBHHINERE - TBREAERS
BRAMERTERMELRRERE - 5IHE#H
RN EEETERETIET - WIER
T BEXTHEMEENERZEH A
SHEBTEX T HNBRERELS
REE - BRINEB M IRKRIBE K
AEENIREE G ERARNT R
RHVINERHE

AEBAEHIAER 5 HB HNFEHERS
WERME D ABAAREBETEEEED
SFAEHBERNESMEERSIBAER
gaEyRbe( RHIFE19%21) ©

R B R IR (B R A R e E R
% o AEEERERAE LT EERD
ENERER TR SRERRE D
SRE R - AT R A
B B £ BIRDARRRNE -
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NOTES TO THE FINANCIAL STATEMENTS Bf & 3R R i 5F

(Expressed in Renminbi unless otherwise indicated)

38 FINANCIAL RISK MANAGEMENT AND FAIR 38 SMEAREERAREE)
VALUES (Cont'd)
(i)  Financial instruments measured at fair value (i) BARZBIENLHETA
The following table presents the fair value of financial TREFR I EHRAL S AR
instruments measured at the end of the reporting AENERmIAARE  WRBIER
period on a recurring basis, categorised into the three- WS mELERE 135 - ANERE
level fair value hierarchy as defined in IFRS 13, Fair FIRESBA=ZEAABERR - &
value measurement. The level into which a fair value AMEFTERLEUTEBE AT
measurement is classified is determined with reference to AR AT SR REE T
the observability and significance of the inputs used in the SEREEERR

valuation technique as follows:

Level 1 valuations:

E—RhE -

Level 2 valuations:

FERIHE

Level 3 valuations:

E=AhE -

Fair value measured using only Level 1 inputs i.e. unadjusted quoted prices in active
markets for identical assets or liabilities at the measurement date

EFERAFE-—RBEABNAAE  IRFTERHEERTSEHEREEXBER
KTRERE

Fair value measured using Level 2 inputs i.e. observable inputs which fail to meet
Level 1, and not using significant unobservable inputs. Unobservable inputs are
inputs for which market data are not available

ERAE_RBEBENAAE  BITHaE - RN BRBELARBRBIATE
RNEZEE - TABRBEIERERETISERNEUE

Fair value measured using significant unobservable inputs

ERTAEENEREETENARE
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38 FINANCIAL RISK MANAGEMENT AND FAIR

(B SHHEBI - HAARKTITR)

38 2RABEERAAE(E)

VALUES (Cont'd)
(i)  Financial instruments measured at fair value (Cont’d) (i) BRAAEFEHLHTAE)
Fair value measurements Fair value measurements
Fair value at asat 31 December 2020 Fair value at asat 31 December 2019
31 December categorised into 31 December categorised into
2020 120205127318 2019 20195124318
R00E  SEBUTHRANAAEHE R019E  AEANTRBINALESE
12A318 Level 2 Level3 12318 Level2 Level3
HWARE £=R =8 B £-1 Et
Note RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000
Wiz ARBTTR ARBTTR ARETTR ARETT ARETR ARETR
Recurring fair value BEMDAERE
measurements
Financial assets: SRAE:
- Derivative financial instrument  — T4 48T A Al - - - 10,340 10,340 -
- Wealth management products — B EEBER 2 9,000 9,000 - 800 800 -
- Unlisted equity investments *%#@%ﬁﬁ'ﬁﬂﬁ 19
not held for trading BREEE 253,062 - 253,062 191,398 - 191,398
- Amount due froman associate  —JEUEE 2 A I 19 84,826 - 84,826 77,936 - 77,936
Financial liability: SRBRE:
- Other financial liabilities -(HERIA 34 (78,333) = (78,333) (70838) - (70,838)
During the years ended 31 December 2020 and 2019, #H E£20209F 12 4318 %2019 12
there were no transfers between Level 1 and Level 2, or A3BILEE  B—REF K2
transfers into or out of Level 3. The Group’s policy is to fEl W (T (]88 7% - JRimdE A s
recognise transfers between levels and fair value hierarchy B REBNBERANREEN
as at the end of the reporting period in which they occur. AEFREBHRE RS RE
R TRRR 2 8 o
The carrying amounts of the Group’s financial instruments ARE B A AN S S AT BR Y &
carried at cost or amortised cost were not materially Bb T EARE{E EE 72020512 A 31
different from their fair values as at 31 December 2020 B X%2019F12 A31 BE A B &
and 2019. BRESR
(i)  Valuation techniques and inputs used in Level 2 fair (i) E=RAABTTEFHIEET

value measurements

The fair value of derivative financial instruments in Level
2 is the estimated amount that the Group would receive
or pay to terminate the option at the end of the reporting
period, taking into account current interest rates and the
current creditworthiness of the option counterparties.

ERBABIE
FE_MTESRTANAARERA
SERIRE AR D LR UL
SHAETREE %J“‘aaﬁlﬂfﬂlﬁﬁ
BRXZUFOERMEEF
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(Expressed in Renminbi unless otherwise indicated)

(BR5HHEHAI - HUAARKTIR)

38 FINANCIAL RISK MANAGEMENT AND FAIR

VALUES (Cont'd)

(iii) Information about Level 3 fair value measurements

38 2RABEERAAE(E)

(iii)

The fair value of unlisted equity instruments is determined
using the price/earning ratios of comparable listed
companies adjusted for lack of marketability discount.

The fair value measurement is negatively correlated to the

discount for lack of marketability.

The fair value of amount due from an associate measured

at FVTPL and other financial liability are determined

using future estimated cash flow to be recovered/paid,
future profit forecast of the disposal entity, development

progress and applicable discount rate.

The movement during the period in the balance of Level 3

fair value measurements is as follows:

BBE=R LA ETEHER
EEmRET AN R AENAL
A REERE$HE & HE
AR R 5 i R R H B 4T R T
o DAEMFTE BB KRBTSR
AMEROITEKRE

JEWE & R BIFIE R AR S (BIERT
ERERAABEEDEAAEH
BE - HEemBENAREBER
miBTE \quHﬂZ@/SEHE’J%XIEim
2 REFROARFBIEAE
RETHRE = AR EHETE -

BRE= R AR EH RERE B
R :

2020 2019
RMB’'000 RMB’'000
ARET ARETT
Financial assets measured RE=ZZSHTENEE
at Level 3 Fair value: BE:
At 1 January M1A1R 269,334 118,594
Additions 2 n 12,513 309,914
Settlement/disposal wE BB - (184,460)
Net unrealised/realised gains recognised FARERERH
in profit or loss during the year KREIE IR FEE 56,041 25,286
At 31 December 124318 337,888 269,334
Financial liabilities measured REZZHENEH
at Level 3 Fair value: a8E:
At 1 January M1A1H 70,838 -
Additions 2 n - 70,838
Net unrealised losses recognised in profit or loss N B S FER A A B IR
during the year [E51E 558 7,495 -
At 31 December M12A31H 78,333 70,838
Net gains for the period included in profit or loss FERREHIRITENEE
for assets and liabilities held at the end of MEET ABRAER
the reporting period Wiss 558 48,546 25,286
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38 FINANCIAL RISK MANAGEMENT AND FAIR
VALUES (Cont'd)

(iv) Fair value of financial assets and liabilities carried at
other than fair value

The carrying amounts of the Group’s financial
instruments which are carried at cost or amortised cost
are not materially different from their fair values as at 31
December 2020 and 2019.

39 COMMITMENTS

Capital commitments outstanding at 31 December 2020 contracted
but not provided for in the financial statements were as follows:

(Expressed in Renminbi unless otherwise indicated)

(B SHHEBI - HAARKTITR)

38 2RABEERAAE(E)

(iv) UHFRAREEGTELLHEEF
THEENASEE
REB AR AR E RN ARG ENE
Bt T EAAREEEMEEE F20204F
12 A31HM2019F12 A31HH A
REETEEAER -

39 A&ifE

72020512 A31 B 2RI AMB R I 15 sk A R
BB ERAENT -

2020 2019
RMB’000 RMB'000
ARMT T ARETT

Construction and development contracts EBRRERAY 2,130,295 1,695,686
Land agreements THE R 1,578,273 -
3,708,568 1,695,686
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(Expressed in Renminbi unless otherwise indicated)

(BR5HHEHAI - HUAARKTIR)

40 CONTINGENT LIABILITIES

The Group provided guarantees in respect of mortgage facilities
granted by certain banks in connection with the mortgage loans
entered into by purchasers of the Group’s properties. Pursuant
to the terms of the guarantees, if there is default of the mortgage
payments by these purchasers, the Group is responsible to repay
the outstanding mortgage loans together with any accrued interest
and penalty owned by the defaulted purchasers to the banks. The
Group’s guarantee period commences from the dates of grant of
the relevant mortgage loans and ends upon the earlier of the buyer
obtained the individual property ownership certificate and the full
settlement of mortgage loans by the buyer.

The maximum amounts of guarantees given to banks for mortgage
facilities granted to the purchasers of the Group’s properties at the
end of each reporting period is as follows:

40 HARERF

AEBESETRITUAKEYRE TG L
MZBERME LA ERREREER - R
RERIGT - WRFETRRIZIBNR - Al
AEBEERBEEERANRBENEREN
B 77 A TERITEV AT AR B R ER o R
SENERBHERBRBERR L AL
BEEEFRGERNFER R2BBMNIZER
RUABR R E L)L -

REBREPRRIAEEMEE L BRNIZE
BAEMRARITELNSEABERESBNT

2020 2019
RMB’'000 RMB’000
AR¥T AREFTT
Guarantees given to banks for mortgage facilities ~ FLANEEYEE HIERNIZBRIE
granted to purchasers of the Group's properties i MR TYEH AR R 2,648,311 2,757,903

The directors consider that it is not probable that the Group will
sustain a loss under these guarantees as the Group can take over
the ownerships of the related properties and sell the properties to
recover any amounts paid by the Group to the banks. The directors
of the Company also consider that the fair market value of the
underlying properties is able to cover the outstanding mortgage
loans guaranteed by the Group in the event the purchasers default
payments to the banks.

The Group has not recognised any deferred income in respect of
these guarantees as its fair value is considered to be minimal by the
directors of the Company.

EERR ARAKERREREYENHR
BRYHERMYE - AREAEEmRT
SATREM R RR - FU AR E KA BE R %
SRRMEZEE - ARREENRA i
B RIEERITNR - BIAEREYEN QR
M{EEAAMAREFEROARERILBER

HRARBEZTRR/ZEFERORAER
K AR B R FERER T ET
L UNE
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41 MATERIAL RELATED PARTY TRANSACTIONS

Except for the amount due to a related party as set out in note 25
and amounts due to controlling shareholders as set out in note 30,
the other material related party transactions are disclosed as follows:

Remuneration for key management personnel of the Group,
including amounts paid to the Company’s directors as disclosed
in note 7 and certain of the highest paid employees as disclosed
in note 8, is as follows:

(Expressed in Renminbi unless otherwise indicated)

(B SHHEBI - HAARKTITR)

EXEBALXS

BR BB MY T 25 ) FE 5 A 77 ARIB AN B0 BT 5
30AY B MR AR R FRIAS - H AR REHETT
RPWEIT

REBMTEEEABFIEIEME7FT
FEAARBZEEL NS BE LTS
FEBERETEaHEEXHneE
AT -

2020 2019
RMB’000 RMB'000
ARET T ARBTT

Wages, salaries and other benefits in kind I8 HFahkHEMNEYRER 31,152 44,854
Contribution to defined contribution TE R TR NG
retirement plans 292 412
Equity settled share-based payment expenses ARG E AR BERER
DENGE 3,586 -
35,030 45,266

Total remuneration is included in “staff costs” (see note 5(b)).

The related party transactions in respect of the remuneration
of directors of the Company constitute connected transactions
as defined in Chapter 14A of the Listing Rules. However, these
transactions are fully exempt from shareholders’ approval,
annual review and all disclosure requirements pursuant to
Rule 14A.95 of the Listing Rules.

HrEnasEE N 8 ThA J (B2 RIS (D)) °

BARRNRIEEHHEEANBEH RSB LT
RMANDFEVUAEFMTEEMNBERS - Al - 1R
BCEMHRBIDFE14A951F - BER FHAJESR
H#HRETRELE  FEEHRABHEE
FIE °
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(Expressed in Renminbi unless otherwise indicated)

(BR=HEAN - GAAREIIR)

41 MATERIAL RELATED PARTY TRANSACTIONS
(Cont'd)

During 2020, rental income from related parties of RMB460,000
are related to finance lease arrangements. These related party
transactions constitute connected transactions as defined in
Chapter 14A of the Listing Rule. However, these transactions
are fully exempt from shareholders’ approval, annual review
and all disclosure requirements as they fall into the category of
De minimis transactions pursuant to Rule 14A.76 of the Listing
Rules.

Financial assistance received from a related party disclosed
in note 25 and financial assistance received from controlling
shareholders disclosed in note 30 constitute connected
transactions as defined in Chapter 14A of the Listing
Rules. However, these transactions are fully exempt from
shareholders’ approval, annual review and all disclosure
requirements pursuant to Rule 14A.90 of the Listing Rules, as
they are conducted on normal commercial terms or better and
not secured by the assets of the Group.

41 EXRBHXH ()

72020 - REB@E HHASBKAAR
#460,0007T 2 EE EHE ZHRM © %
LB AR FERCETRENE14AE
TEEMNBERS - A ARZERS
B EHHRAFE14AT6IERENFTER
BEREKIENRS  MZERFHVER
MR ETIRERE - FEERFRAE
WERTE -

B 3E2545% B2 /O RA B 7 IR R RO B 75 & Bh AN
B3k 304 B M IR R IR R IR LM B IS &
BERC ETR A E14AE T E AR E
R A BERZRIZBIETHE
IR BRI AEFGETT - BUAR
EEMEEERI - SR EMRASE
14A9015 * ZER S EEZEREST
fRERALAE - FEBRERIBRERE °
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(Expressed in Renminbi unless otherwise indicated)

(B SHHEBI - HAARKTITR)

42 LATF|EEHMBEIRLE
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POSITION
2020 2019
Note RMB’000 RMB’000
BisE AR®F T AREEFTT
Non-current assets ERBEE
Interests in subsidiaries RF AR ER 1,500,191 1,512,231
Other non-current assets HEMIERBEE - 104,668
1,500,191 1,616,899
Current assets REEE
Other receivables H b p U 508 1,868,700 1,644,003
Other financial assets EtemEE - 10,340
Cash and cash equivalents RekReESEY 13,225 217,507
1,881,925 1,871,850
Current liabilities RBaE
Other payables and accruals HAb R RIEFTFUIE 44,189 51,950
Bank loans RITER = 188,009
Senior notes BEERK 28 1,820,524 314,220
1,864,713 554,179
Net current assets REBEEZFE 17,212 1,317,671
Total assets less current liabilities HEERRBARS 1,517,403 2,934,570
Non-current liabilities kRBEME
Senior notes BRER 28 - 1,338,799
NET ASSETS EERE 1,517,403 1,595,771
Capital and reserves IR 37(a)
Share capital &N 36,598 31,825
Reserves 1 1,480,805 1,563,946
TOTAL EQUITY R 1,517,403 1,595,771
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(BR=HEAN

43

44

BAARKFIR)

NON-ADJUSTING EVENTS AFTER THE REPORTING
PERIOD

In January 2021, the Company issued additional 2021 Senior Notes
with an aggregate principal amount of US$13,500,000 (equivalent to
RMB88,086,000), which are consolidated and formed a single class
with the 14.00% 2021 senior notes due 2021 issued by the Company
on 19 December 2019, 6 January 2020, 30 October 2020 and 25
November 2020.

IMMEDIATE AND ULTIMATE CONTROLLING PARTY

As at 31 December 2020, the directors consider the immediate
parent and ultimate controlling party of the Group to be China
Guangdong - Hong Kong Greater Bay Area Holdings Limited, which
is incorporated in the British Virgin Islands with limited liability. This
entity does not produce financial statements available for public use.

43

44

REMEFRARER

221 F1TH  ARAIBTASRER
13,500,000 7T (#HE 7 A R 688,086,000 )
WREINNFELERE - RERBEEAQA
2019F12819H ~ 2020F1 A6 H ~ 2020
10 830H %20204F11 AH25 H 3178920214
EIHA14.00% 2021 FELEEZE A HKE—E
Bl °

HiEMREE2EHS
HZE2020F12A318 ' EEERAZEEN
EESQRMGKES A ATEEEZRET
BB AR %A R E R B M R A S A
VERBEEAR c ZEBUERREAFRA
BRI RE o
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45 POSSIBLE IMPACT OF AMENDMENTS, NEW

STANDARDS AND INTERPRETATIONS ISSUED BUT
NOT YET EFFECTIVE FOR THE YEAR ENDED
31 DECEMBER 2020

Up to the date of issue of these financial statements, the IASB has
issued a number of amendments and a new standard, IFRS 17,
Insurance contracts, which are not yet effective for the year ended 31
December 2020 and which have not been adopted in these financial
statements. These developments include the following which may
be relevant to the Group.

(Expressed in Renminbi unless otherwise indicated)

(B SHHEBI - HAARKTITR)

45 PEE2020F12A31BELEECH

B R ERAOIERT - MERI KRR EF
HIATRER &

EEZEVHRERTEAE  BE 52
BEeCBEME THREE2020F12A31H
1EFE M AR E R B R AR R R IR
BT R—EF 2R - HERMISHREERE17
5 RBAEY o EReIE AT AL AEE
BRAMEIE -

Effective for
accounting
periods
beginning

on or after
LT B H
R EHERZ
SHHBEN

Amendments to IFRS 3, Reference to the Conceptual Framework

BIFR P R ELERIEIF(ETTA) - HELRMERZ 5/

Amendments to IAS 16, Property, Plant and Equipment: Proceeds before Intended Use
St ERE6SEERIAR) - THE - B Mk - EZDFET BRI HE

Amendments to IAS 37, Onerous Contracts — Cost of Fulfilling a Contract

REATERFEITRERIR) - FRIMEEH —BITEAIAILA

Annual Improvements to IFRSs 2018-2020 Cycle
BB AT I 3 5 2 R1|2018-20 208 B F /2 24 2

The Group is in the process of making an assessment of what the
impact of these developments is expected to be in the period of
initial application. So far it has concluded that the adoption of them
is unlikely to have a significant impact on the consolidated financial
statements.

1 January 2022
7R2022F1 A1H

1 January 2022
72022F1 B1H

1 January 2022
7R2022F1 A1H

1 January 2022
72022F1 B1H

AEB ARG ELERREHERATH
BHFE - BERAA/L  ARERERS
BEET IR HAMHMBHRRELE

=271
FE o
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(Expressed in Renminbi unless otherwise indicated)

(BR=HEAN - GAAREIIR)

46 IMPACT OF COVID-19 PANDEMIC

The COVID-19 pandemic since early 2020 has brought about
additional uncertainties in the Group’s operating environment and
does not have a material impact on the Group’s operations and
financial position.

The Group has been closely monitoring the impact of the
developments on the Group’s business and has put in place
contingency measures. These contingency measures include
additional hygiene and epidemic prevention services such as
cleaning and disinfection when rendering property management
and related services. The property construction and sales activities
have been delayed but have gradually resumed to normal operation
by the end of 2020 and the Group expects impact brought by
COVID-19 to be temporary and believes that it will not affect the
Group’s long-term expectations on future development.

46 MEMREHELE

2020 F FARM DD KRB R B EE
RIFWE T HAO T EENE  HRENEEM
MBHRREENTZETER -

SE-EEZYEEEHRREH REEK
Mg WERIESER - BLRERRER
BREEREYREEMAHERE R
ERAEMPIR IR - Pl RAMESE - Fi
ERERMEE RS TIHEE - 821202008
BB R EE - AREBER I AR
BREROZERERN YR/ TEHER
SEERRERORIED -
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INVESTMENT PROPERTIES HELD BY THE GROUP "B IFHE 2R EY %

COMPLETED INVESTMENT PROPERTIES
EXTREMME

Percentage of

Floor area interest of
BHER the Company
No.  Properties Type Term of land sg.m. AT
Fi W= il TR F K R LA
1 Portion of office and commercial of Office Medium 1,836 100%
Haode Yinzuo, /N H R
18 Zhangjiang South Avenue, Commercial 382
Zhanggong District, [SES
Ganzhou,
Jiangxi Province,
PRC
P
ANGiES}
BN
=y
SIRAE185
SRR
ZNSESESEIR)
2 Guangcai Trade Plaza Convention Center of Convention Medium 33,823 100%
Ningxiang Trade Center, center A
2 Yuxing Road, Yutan Town, GRHPLO

Ningxiang County,
Changsha,

Hunan Province,

PRC

i

ilEakS)

ESE N yL
EHEEYRT L
KWEHESGRTL
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INVESTMENT PROPERTIES HELD BY THE GROUP "B IFE 2R EY %

No.
3k

Properties

ES

Type
b

Floor area

BREEE
Term of land sq.m.

T FR FhaK

Percentage of
interest of
the Company
NN

R LB

Portion of Jewel Market and Convention Center
of Wuzhou Trade Center,

Shundi Avenue,

Changzhou District,

Wuzhou,

Guangxi Zhuang Autonomous Region,

PRC

#

Eritkeam

BT

FMNE

YN
BMNEEYRAOCEARRERP OO

Portion of Small Commaodity Market of Zone B
of Jining Trade Center,

East State Road 105,

North Juyu Road,

Jining,

Shandong Province,

PRC

i

IERAE

S R o

TR

105 EBR - EREL
EEREMRT LB &
N I RR Y

Zone D of Jining Trade Center, Intersection
of State Road 105 and Taibai Road,

Jining,

Shandong Province,

PRC

&

IRE

‘i T
EET

105 BB ELK 5 B R (B A2
EEREYRT ODE

Convention
Center
RO

Commercial

[GES

Commercial

[GES

Medium 18,250
 Hj

Medium 50,481
AR

Medium 64,852
AR
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Properties

ES

Type
b

Floor area

BREEE
Term of land sq.m.

T FR FhaK

Percentage of
interest of
the Company
NN

R LB

Portion of Comprehensive Exhibition Center,
Ganzhou Hydoo Trade Center,
Southwest side of Tan Dong Road Two,
Northwest Hexie Avenue,

Ganzhou,

Jiangxi Province,

PRC

e

ANItE )

M m

BER _Er Al

A& A BE LA
SENBREREYRE
mEgRPLZED

Portion of Hall 3,

Hydoo International Trade Center,
1228 North Second Ring Road,
Yulin,

Guangxi Zhuang Autonomous Region,
PRC

I

EfitkERR

B Uil

ZIREBR 12285
RIBBIFRE B

3REEZ HB

Commercial

[GES

Commercial

[GES

Medium 58,853
 Hf

Medium 18,629
H AR

100%

100%
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Percentage of

Floor area interest of
BHER the Company
No.  Properties Type Term of land sq.m. ¥ /N
FiH E=tid) THFR F IR R LB
8 Portion of Hall 5, Commercial Medium 29,313 100%
Hydoo International Trade Center, [SES HHY
1228 North Second Ring Road,
Yulin,
Guangxi Zhuang Autonomous Region,
PRC
&
it 3=
B Uil
ZIRIEEK12285%
ARG SEN= R
SSREEZ B
9 Red Star Macalline Global, Commercial Medium 54,680 100%
Household Shopping Mall in Heze Trade Center, EES AR

East of National Highway 220,
West of Kunming Road, North of Binhe Road,
Mudan District,

Heze,

Shandong Province,

PRC

o

IERAE

SEET

HAER

220 BB LA

EERABE ATE

BB DAL

SRR
AEXSEERRXBELEES
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Properties

ES

Type
b

Percentage of

Floor area interest of

BHER the Company

Term of land sg.m. AT

T FR FhaK Rz LB

Featured food street

Ganzhou Hydoo Trade Center,
Southwest side of Tan Dong Road One,
Southeast side of Innovation Avenue,
Ganzhou,

Jiangxi Province,

PRC

#

NGk

BN

BIFTAER A

BR— PR Al
BMNREREYRE

FeERMA

Zhong Tai Lai Hotel
Ningxiang Trade Center,
Second Ring South Road and
the intersection of

319 National Road,
Ningxiang County,
Changsha,

Hunan Province,

PRC

i

iR

&A™
TIRMRE319BIERER
BHBHERP O
hRAENE

Commercial

[GES

Hotel
BIE

Medium 45,323 100%
A

Medium 31,195 100%
&
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Percentage of

Floor area interest of

BHER the Company

No.  Properties Type Term of land sq.m. ¥ /N

Fi W fpid] T F IR TR R e

12 No. 1 pavilion Commercial Medium 26,538 51%
No. 2 exchange Square of Hydoo, GES A

East side of Xingnan Avenue,
Xingning County,
Meizhou,
Guangdong Province,
PRC

2

ERE

1M

B 22 5%

B A B R A
REW_FRIES
—5RER
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