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CHAIRMAN’S STATEMENT
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Dear Shareholders,

On behalf of the Board of Directors of Great Wall Pan Asia
Holdings Limited (hereinafter referred to as the “Company”,
together with its subsidiaries, the “Group”), | am pleased to
report that we continued to successfully execute our strategic
objectives in year 2018.

Financial Results

During the year under review, the Group recorded a total revenue
of approximately HK$144.9 million and the consolidated net
profit attributable to shareholders of the Group for the year
ended 31 December 2018 was approximately HK$583.4 million,
which included fair value gain on investment properties of
approximately HK$400.6 million.

Carving out this exceptional item, the consolidated net profit
attributable to shareholders for the year ended 31 December
2018 amounted to approximately HK$182.8 million, representing
an increase of 548.2% as compared with HK$28.2 million in
2017. Earnings per share were HK37.2 cents, based on weighted
average of 1,567,745,596 shares in issue, compared with HK15.9
cents in 2017. The increase in net profit was mainly due to the
share of profits of associates of approximately HK$279.7 million
in 2018.

*  For identification purpose only
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Property Investment

During the year 2018, the Group’s property investment segment
continued to contribute stable rental income and profit to the
Group by maintaining satisfactory occupancy rates of and
income from the five investment properties in Hong Kong,
comprising of Kwai Fong Plaza (newly acquired in June 2018),
certain floors of the Bank of America Tower in Admiralty, Yue King
Building in Causeway Bay, Ko Fai Industrial Building in Yau Tong
and Sea View Estate in North Point. These investment properties
generated segment operating revenue of HK$92.4 million and
recorded an aggregate property revaluation gain of HK$400.6
million during the year, which were benefited from the robust
property market in Hong Kong.

The Group had made substantial steps in improving its
existing positions within the property industry in Hong Kong
by completing the investment, through a joint venture, in a
diversified retail portfolio in Hong Kong in February 2018.
The portfolio comprises a number of strategically-located
commercial properties and shopping centres, plazas
and carparks across Hong Kong that sit in the heart of
densely-populated communities and in close proximity to Mass
Transit Railway stations. In June 2018, the Group completed the
acquisition of one of the commercial properties in the portfolio,
namely Kwai Fong Plaza. Completion of such acquisition in
June 2018 enables the Group to further expand its property
investment business, thereby creating additional source of
revenue and enhancing its profitability. These transactions mark
a new milestone for the Group in gaining sizeable retail presence
in Hong Kong.

With the recent record-high prices on prime Hong Kong
commercial/retail property sites, our Hong Kong investment
property portfolio will continue to benefit from this upward trend.
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Financial Services

The Company, through its wholly-owned subsidiaries, holds
license under the Securities and Futures Ordinance (Chapter
571 of the Laws of Hong Kong) (*SFO”) to carry out Type 1
(dealing in securities) (restricted by certain conditions), Type 4
(advising on securities), Type 6 (advising on corporate finance)
and Type 9 (asset management) regulated activities in Hong
Kong. The asset management business generates revenue by
charging management fees based on the amount of assets under
management and the scope of services of corporate finance
services includes advising on corporate finance transactions,
advising on deal structure and financing strategies in the context
of mergers and acquisitions, takeovers and other notifiable
transactions. The revenue and profit generated from financial
services segment decreased by approximately 15% and 25%
respectively, from HK$61.6 million and HK$18.5 million in prior
year to approximately HK$52.5 million and HK$13.9 million in the
current year. The decreases were mainly due to the unfavourable
economic environment and fluctuating capital markets during
the year.

Moreover, the Group will actively seize the investment
opportunities, especially the development opportunities arising
from the China’s Guangdong-Hong Kong-Macao Greater Bay
Area strategic plan, in expanding its scope of businesses
and exploring potential investment projects by continuously
leveraging on the brand of China Great Wall Asset Management
Co., Ltd. (a financial conglomerate engaged in a broad range of
integrated financial services) ("GWAMCC”). With the support and
experience of the Group’s controlling shareholder, the Board and
the management of the Company are committed to expanding
prudently and thoroughly the Group’s businesses to generate
favourable investment returns to our shareholders.

On behalf of the Board, | would like to express the Board’s sincere
gratitude to all our shareholders, investors, customers and
business partners for their continuous support and to express
my appreciation to my fellow Directors, management and all
the staff of the Company, who have contributed substantially
to our success, for their hard work, dedication and contribution
throughout the year.

Mr.Chen Zenan
Chairman of the Board

15 March 2019
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Executive Directors

Mr. Huang Hu, aged 55, was born in Ledong County, Hainan
Province, and graduated from postgraduate course. He has
engaged in finance-related work since August 1983, and
obtained the title of senior economist in 1998. He holds a Master
degree in Business Administration from Cheung Kong Graduate
School of Business, and has investigated and studied asset
management and investment banking business in the United
States of America, United Kingdom, Germany and Japan. He
served as a non-executive Director and a member of the audit
committee of the Company from 5 November 2016 until 15
March 2019. He was subsequently re-designated as an executive
Director and was appointed as the Chief Executive Officer of
the Company on 15 March 2019. From August 1983 to October
1995, Mr. Huang served as deputy division chief, division chief
of human resources department, assistant to director and
deputy director of human resources department (in charge of
comprehensive work) in Guangdong branch of Agricultural Bank
of China (“ABChina”). From October 1995 to October 1996, he
served as deputy governor and Party member in Guangdong
Province Jiangmen branch of ABChina, and governor of Jiangmen
Waihai sub-branch. From October 1996 to June 1998, he served
as Party member in Guangzhou branch and Party secretary in
Guangzhou Suixi sub-branch of ABChina. From June 1998 to
December 1999, he served as Party secretary to the governor
in Guangdong Province Shaoguan branch. From December
1999 to January 2007, he served as deputy general manager,
Party member and secretary of the Commission for discipline
inspection of Guangzhou office of GWAMCC (“GW Guangzhou
Office”) GW Guangzhou Office. From January 2007 to January
2014, Mr. Huang served as general manager and Party secretary
of the Haikou office of China Great Wall Asset Management Co.,
Ltd. Since January 2014, Mr. Huang has served as supervisor
and chief supervisor of Great Wall Financing Assurance Co.,
Ltd.* (R EEERABRAF), while also holding the positions
of supervisor and vice chairman of the supervisory committee of
Great Wall Xinsheng Trust Co., Ltd. (RIEFNEErEHREE A R).
Since May 2015, he has served as director of Great Wall Guofu
Real Estate Co., Ltd.* (R EE AR A 7). Since June 2015,
he has served as director of China Great Wall AMC (International)
Holdings Company Limited (“Great Wall International”).

*  Foridentification purpose only

HITES

BER%LE 555 ERNBEELRE  ARLE
2 - —AN=FNAB2MERIIE  —N
NN\FESSHCBRENE  #ERIEShR
THEEETEN - BSAHER - 2 - EH
RAAEZERNEZHESHEESEMNRER
THEE - BER_E—A"FT+—HAHBE=-Z—
NE=ZA+THBHEARERRRIENTESER
BEZEZEGNE - BEENR_Z—NEF=A+
TRBATANTESREZERITHES -
BEEEER—NAN=ZFNAZE—NLILAF T
AETREEXET([BT)) BEREHDTASE
BEHBPHERE  BR -  AFEREBIE - &
ER (EFZEIE)  —ANAAF+TAZE—N
NAF+AERITEREIMAmHTaAIITR
BAHAKEFRIFIMINEZITITR S —ANARF
TRAE—AANFESAERTEMNDTEZZR
5 BMNEBAXTTREMAESLT  —WANF
NAE—NANFE+_AEETERERES
POTTREMEERL  —NWVANF+ZAEZZ
THF-AFFBRRBEEEERNDBRAF
BMHER ((REEMNBSE]) BIEKE -
EZZERKLTER: _TTLF—AZE=F
—MF-AFFEERBEEEEROERAA
BOMERALE  BELED T —NF—
RES  EREEARMBREERERAFE
EREER FAHRERBTIRETERET
AAEERESERIER T —AFHAE
SEERMBEEEXFERAAESE —T—1h
FRAESEATBREREE (B E8KE
AR ([REBEIE]) =% -

\

Y EHEE

RERTEZERARAT T \FFEHRE | 9



iiiiiiiia

DIRECTORS AND SENIOR MANAGEMENT

ERRERE N

Mr. Meng Xuefeng, aged 48, has been an executive Director and
a member of the remuneration committee of the Company since
5 November 2016, and a Deputy Chief Executive Officer of the
Company since 22 March 2017. Mr. Meng is also currently a
director of various subsidiaries and associates of the Company.
Mr. Meng holds a Master degree in economics from Jinan
University. From 2000 to June 2006, Mr. Meng worked in GW
Guangzhou Office, and served as deputy director of the business
development department of GW Guangzhou Office from May
2005 to June 2006. From June 2006 to July 2010, Mr. Meng
served as a director of Guangdong Zhongchangxin Investment
Management Co., Ltd.* (BRFP REREETEHBR QX F]). From
July 2010 to February 2012, Mr. Meng held the position of senior
deputy manager and senior manager of the assets operation
department of GW Guangzhou Office. From February 2012
to March 2015, Mr. Meng served as senior manager of the
intermediary business department of GW Guangzhou Office,
where he also once acted as senior manager of the second
intermediary business department. From March 2015 to
July 2017, Mr. Meng served as senior manager of Great Wall
International. He has served as deputy general manager of Great
Wall International since July 2017.

*  Foridentification purpose only

10 |

HEBEE 485 BT —F+—HAAH
BARATHTEETRFMEZESKE - LB
TE—+F=-ZA-+-BRARRFRITHA
H o REEBRNAARRG S THE QR K
ERNAMESE GZAEHEEEABLEZE
TEBA BT ETFE_TTRFA &
EEFBREHEMNRER  WHR_TTHF
RAAEZZEERNEFNAEARBEMNPFSEESE
BHhEHEER RZEENFAAEZZT—
TFLA AAABRTERPREREEESAR
RAGEE -RN_E—ZEFLAE-FT——F
ZH RhNEREIERBEMNFEREEELE
Hea R cBEReShKE RZT——F=A
EZE—AF=-H - REAEEERBEMNES
BEHEEFRLSRCE  TERTPEESR—
BERERE A E—AF=-_AE_F—tF
+tA RAEEARPBERESRLE - BBEZF
—tFt ARERMBIREIRLLIE o

Y EHEE

GREAT WALL PAN ASIA HOLDINGS LIMITED Annual Report 2018



iiiiiiiia

DIRECTORS AND SENIOR MANAGEMENT

ERRERE N

Non-executive Directors

Mr. Chen Zenan, aged 56, was born in Chaozhou City, Guangdong
Province. Mr. Chen holds a postgraduate degree in economics
and holds the title of senior economist. Mr. Chen has been
a non-executive Director, the Chairman of the Board, the
Chairman of the Nomination Committee and a member of the
Audit Committee of the Company since 15 March 2019. He has
engaged in finance-related work since 1979 and has 40 years of
experience in finance field. He served as the vice president and
deputy secretary of the Party affairs committee of the Chaozhou
Branch of ABChina; the director of the finance department, Party
member, deputy general manager, secretary of the Commission
for discipline inspection, deputy Party secretary, Party secretary
and general manager of the GW Guangzhou Office; the
director and chairman of the board of directors of Guangzhou
Zhongchangxin Investment Management Co., Ltd. (BE/NF &EH
EEBARAR]). He has served as the chief operating officer of
GWAMCC since February 2015 and he has served as a director
and chairman of the board of directors of Great Wall International
since January 2018.

Ms. Lv Jia, aged 44, has been our non-executive Director since 5
November 2016. Ms. Lv holds a Master degree in Management
from Beijing Technology and Business University. From
December 2007 to January 2011, Ms. Lv served as chief financial
officer of Golden Credit Rating International Co., Ltd. GR &
B (= FAFHEBBR A R]). From January 2011 to December 2011,
she served as vice president and chief financial officer of Golden
Credit Rating International Co., Ltd. GR 5 & BB E AT EAE
[R2a]). From December 2011 to June 2013, Ms. Lv worked as
general manager assistant in the subsidiaries management
department (formerly known as division synergy department) of
GWAMCC, and she has been a deputy general manager of such
department since June 2013.
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Independent Non-executive Directors

Dr. Song Ming, aged 57, was appointed as an independent
non-executive Director, chairman of the remuneration
committee, a member of the audit committee and a member
of the nomination committee of the Company on 5 November
2016. Dr. Song graduated from Zhejiang University in July
1982 with a bachelor degree in applied mathematics. Dr. Song
obtained his master degree in applied mathematics from
Huazhong University of Science and Technology (formerly
known as Huazhong Institute of Technology), and was awarded
a doctorate by Ohio State University. He has over 26 years of
experience in the research of bank regulation and management,
financial market, derivatives and macroeconomics. Dr. Song
was employed by the school of economics and finance of the
University of Hong Kong since 1997 and is currently a professor
at the university. Between 1991 and 1997, Dr. Song was the
associate professor and assistant professor at the department of
economics, Cleveland State University. Dr. Song is currently the
director of Centre for China Financial Research and the associate
director of the Institute for China and Global Development at
the University of Hong Kong, the Dean of the Economics and
Management School of Wuhan University and the vice chairman
of the Chinese Financial Association of Hong Kong. Dr. Song
has been heavily involved in various academic conferences,
researches and consultation projects. Dr. Song is currently an
independent non-executive director of Wuzhou International
Holdings Limited (stock code: 1369), The United Laboratories
International Holdings Limited (stock code: 3933) and Guotai
Junan International Holdings Limited (stock code: 1788), all of
which are listed on the Main Board of the Stock Exchange. In
addition, Dr. Song is also an independent director of Tande Co.,
Ltd. (stock code: 600665), a company listed on the Shanghai
Stock Exchange.
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Dr. Sun Mingchun, aged 48, was appointed as an independent
non-executive Director, a member of the remuneration
committee and a member of the nomination committee of the
Company on 5 November 2016. He has served as the chairman
and chief investment officer of Deepwater Capital Limited since
October 2014. Prior to joining Deepwater Capital Limited, Dr. Sun
held the positions as the senior partner and chief economist at
China Broad Capital Co., Limited, the managing director, head
of China research and chief Greater China economist at Daiwa
Capital Markets Hong Kong Limited, the chief China economist,
head of China equity research and managing director at
Nomura International (Hong Kong) Limited and the senior China
economist, vice president at Lehman Brothers Asia Limited.
During the period from July 1993 to August 1999, Dr. Sun
was also an economist of the State Administration of Foreign
Exchange of the People’s Republic of China (“PRC”). Dr. Sun is
currently the vice chairman of the Chinese Financial Association
of Hong Kong and a member of the China Finance 40 Forum.
He is also a guest professor of the Finance EMBA program of
Shanghai Advanced Institute of Finance, the School of Economics
of Fudan University and the PBC School of Finance of Tsinghua
University, and the honorary institute fellow of The Asia-Pacific
Institute of Business of The Chinese University of Hong Kong. Dr.
Sun received a bachelor’s degree in international economics from
Fudan University in July 19983. He also obtained a master’s degree
in engineering economic systems and operations research and
a doctoral degree in management science and engineering from
Stanford University in June 2001 and June 2006, respectively.
Dr. Sun is an independent non-executive director of HJ Capital
(International) Holdings Company Limited (stock code: 982) and
Weimob Inc. (stock code: 2013), both are listed on the Main Board
of the Stock Exchange.

*  Foridentification purpose only
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Ms. Liu Yan, aged 48, was appointed as an independent
non-executive Director and the chairlady of the audit committee
of the Company on 26 November 2018. Ms. Liu obtained a
Bachelor degree in Economics from Central University of
Finance and Economics in 1992 and obtained a Master degree
in Business Administration from University of Rochester in
2005. She is a member of Chinese Institute of Certified Public
Accountants (CICPA) and passed all three levels for Chartered
Financial Analyst (CFA) Program. Ms. Liu has over 20 years of
experience in auditing, financial management, taxation and fund
management. From 1992 to 1994, Ms. Liu worked at Brilliance
Group Holdings Limited in Shanghai. From 1994 to 2001, she
worked at PricewaterhouseCoopers in Guangzhou. From 2005
to 2007, she worked at the Global Financial Risk Management
Department at Barclays Capital in New York City. From 2007
to 2010, Ms. Liu served as vice president at Angelo Gordon
Asia Limited. From 2010 to 2015, she served as managing
director of Investment Management Department and Fund
Management Department at China Everbright Limited (Hong
Kong). From November 2016 to September 2018, Ms. Liu served
as an independent non-executive director of U Banquet Group
Holding Limited (stock code: 1483), a company listed on the Main
Board of the Stock Exchange. She is currently an independent
non-executive director of Tai United Holdings Limited (stock
code: 718) and Haitong International Securities Group Limited
(stock code: 665), both of which are listed on the Main Board of
the Stock Exchange.
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Senior Management

Ms. Li Li Hua, aged 56, was appointed as the Deputy General
Manager of the Company with effect from 21 September 2017
and the Chief Operating Officer of the Company with effect
from 15 March 2019. Prior to joining our Company, she was
an executive director of Shanghai Zendai Property Limited
(“Shanghai Zendai”), a company listed on the Main Board of
the Stock Exchange (stock code: 755), during 18 August 2014 to
20 September 2017. From March 2008 to June 2015, she held
various positions in Shanghai Zendai, including manager of
finance department, general manager of the Hong Kong region,
vice president and chief executive officer and her principal duties
were corporate governance, expansion of overseas business,
financial management, financing arrangement and public
relations management. Ms. Li was an on-the-job postgraduate
majoring in monetary banking in the finance division of the
Graduate School of Renmin University of China. Ms. Li has over
20 years of experience in the investment and management of
securities investment and capital markets. She served as chief
economist of Xiangcai Securities Co., Ltd. and general manager of
its southern headquarter, as well as deputy chief economist and
general manager of the finance department of Hainan Securities
Company Limited.

Mr. Wang Han, aged 38, was appointed as the Chief Financial
Officer of the Company with effect from 22 March 2017. Mr. Wang
has extensive experience in financial analysis, valuation analysis
and audit. He obtained his bachelor degree majoring in finance
from the business school of The University of Auckland in New
Zealand in 2004 and master degree of business administration
from City University of Seattle in the United States of America in
2014. He is also a Certified Public Accountant and a member of
the Association of Chartered Certified Accountants. From 2012
to 2015, Mr. Wang worked in the debt valuation department of
Great Wall Golden Bridge Financial Consulting Co., Ltd. He acts
as the head of finance department of Great Wall International
since 2015. Prior to 2012, he worked as Assistant to chief
financial officer of Carlton Party Hire in New Zealand, auditor of
Ernst & Young Hua Ming and worked in the research department
of ICBC Credit Suisse Asset Management Co., Ltd.
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Ms. Zheng Yuanyuan, aged 40, was appointed as the company
secretary of the Company with effect from 31 October 2016
and also acted as head of the legal department of the Company
from the same date until June 2018. She was appointed as the
Deputy General Manager of the Company with effect from 15
March 2019. Ms. Zheng has extensive experience in handling
large investment and transaction projects. She passed the
National Judicial Examination of the PRC and obtained the Legal
Profession Qualification Certificate in 2002. She acquired bar
qualification in the New York State of the United States in 2008
and qualified as a practicing solicitor in Hong Kong in 2015. After
obtaining a Master degree in Common Law from the University of
Pennsylvania in the United States, Ms. Zheng worked in the Hong
Kong office of Baker & McKenzie from 2007 to 2015, and served
as special counsel prior to her resignation. Since December
2015 to June 2018, Ms. Zheng served as co-head of the legal
department of Great Wall International and acted as the Chief
Administrative Officer of the general affairs department of Great
Wall International from June 2018 to March 2019.
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Operating Results of the Group

The Group’s consolidated operating results for the years
ended 31 December 2018 and 2017 (“FY2018” and “FY2017”
respectively) were as follows:

REBEEEE

AEEDHBE_T-N\FER-_ZE—LF+=
A=+—BLEFE ((ZE2-N\FHRFER=
B-tFPRFE]) 2GAKEREWT

For the year ended 31 December

BE+-A=t—HLEE

(HK$ millions, except percentages (B8AT Bokk 2018 2017 % Change
and per share amounts) N FR S EERRIN) —E-N\F ZT—+tF 2¥Eokk
Revenue = 144.9 123.0 18%
Production costs AR (5.2) (5.2) -
Rental and utilities e M (17.5) (12.2) 43%
Other operating expenses H b ieafi sy (69.6) (59.5) 17%
Operating costs before depreciation REHTE Z &R (92.3) (76.9) 20%
Depreciation e (2.1) (1.7) 24%
Adjusted operating profit* RARRERBRN 50.5 bbb 14%
Other income EH AR A 2.4 0.3 o
Fair value gain on investment properties TEWMENFEWRE 400.6 221.0 81%
Operating profit REBR 453.5 265.7 71%
Net finance cost B RA F R (143.7) (3.8) o
Share of profits/(losses) of associates FE(REtE AR &R (E18) 279.7 (0.4) o
Income tax expense TS (6.1) (12.3) (50%)
Profit for the year 2FER 583.4 249.2 ok
Profit attributable to shareholders B SR AE(E B F 583.4 249.2 ok
Earnings per share (HK cents) BREAEF (FBW) 372 15.9 o

~  Adjusted operating profit is defined as operating profit before other
income and fair value gain on investment properties.

** Represents a change in excess of 100%.

Profit attributable to shareholders for FY2018 was HK$583.4
million, which included fair value gain on investment properties
of HK$400.6 million. Comparatively, profit attributable to
shareholders for the preceding year was HK$249.2 million,
which included HK$221.0 million fair value gain on investment
properties. Excluding the revaluation gain of investment
properties, the net profit attributable to shareholders for FY2018
was HK$182.8 million, representing an increase of 548.2% as
compared with HK$28.2 million in 2017. The increase in net
profit was mainly due to the share of profits of associates of
approximately HK$279.7 million in 2018.

RPEBREERNRER/RAHEMBARIKEY
ERFEWSE ZEEEBT

> RNEEHBIBE100%

BEZZT - ) \FUBRFE RERELERFA
583.4BBATL EHBREREMELATFEK
@400 6B BB HERME - WERE—F
ERNEFA2492688BE L HPBELKE
MENFEKZE221.0888 T > THAKRE
MEZERRGN  BE-_Z— \EHHREER
RHEWEFAFMNA1828FEE L BT —+
FH28.26 BB T K548.2% © F & 1 N
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Revenue

The consolidated revenue for the years ended 31 December
2018 and 2017 by business segments and for the Group were as
follows:

Wz

Bz 22— N\FEh_FE—+F+-_A=1+—H
HFE REBED N EBEE 2468 WS
I

For the year ended 31 December

BEt-A=1+—BHLFE

2018 2017 % Change
(HK$ millions, except percentages) (B8AT - BRI —E-N\FE —ZE—tF Eaokk
Property investment MERE 92.4 61.3 51%
Financial services T RARTS 52.5 61.7 (15%)
Total revenue W4 gE 144.9 123.0 18%

Business Review

The Group principally engages in the operation of two segments,
namely, the property investment segment and the financial
services segment.

The positive results of the Group for FY2018 are primarily
attributable to the contribution by the property investment
segment. The Group has maintained a diversified investment
property portfolio in Hong Kong which comprises Kwai Fong
Plaza, certain floors of the Bank of America Tower, Yue King
Building, Ko Fai Industrial Building and Seaview Estate. On the
other hand, the Group has also participated in the investment in
the JV Group (as defined below) which holds a diversified portfolio
of properties and has thus enjoyed a considerable share of profits
of associates. Details of the said investment in the JV Group
have been set out in the paragraph headed “share of profits of
associates” in the section headed “Management Discussion and
Analysis”. Leveraging on the successful strategy in diversifying
its portfolio of investment properties for the FY2018, the Group
will continue to review its portfolio of investment properties
from time to time so as to generate sustainable return for its
shareholders.
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The Group also operates in the financial services segment which
comprises provision of asset management and corporate finance
services (licensed by the Securities and Futures Commission of
Hong Kong (the “SFC”) to carry out Types 1, 4, 6 and 9 regulated
activities) and loan investment. Although the Group recorded
a year-on-year decrease in the revenue generated from asset
management and corporate finance services for the FY2018 given
the volatile financial market in the Year 2018, as more particularly
discussed in the paragraph headed “Financial Services” below,
the Group will continue to explore and seize opportunities to
develop the financial services segment. The Group will look for
development opportunities arising from the China’s Guangdong-
Hong Kong-Macao Greater Bay strategic plan and leverage upon
the brand of “China Great Wall Asset Management”.

The Board identifies certain risks and uncertainties in the
operations of the Group, which include the risks pertaining into
the property markets and the keen competition in the financial
services industry, details of which are included in the paragraph
headed “Principal Risks and Uncertainties” in the section headed
“Corporate Governance Report”. Despite all those challenges that
the Group is facing, the Board is optimistic that the Group can
maintain a steady growth in its business.

Financial Review by Operating Segments

The Group’s reportable and operating segments during FY2018
are as follows:

(a) property investment segment which comprises investments
in retail shops, fresh market, office buildings, industrial
buildings and car parking spaces for rental income; and

(b) financial services segment which comprises provision of
asset management and corporate finance services (licensed
by the SFC to carry out Types 1, 4, 6 and 9 regulated activities)
and loan investment.
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Property Investment

MRRE

For the year ended 31 December

BE+-A=1+T—HLEE

2018 2017 % Change
(HK$ millions, except percentages) (A&FL BoBIN) —E-N\FE —ZT—+tF EHHH
Revenue g 92.4 61.3 51%
Adjusted EBITDA" ICTHREARSTRE - Bi1E -
IreE K sH 2 BRI 47.8 49.5 (3%)
Adjusted operating profit AR L B 475 48.2 (1%)
Segment profit* DEBEFH 422.9 261.2 62%
Adjusted EBITDA is defined as earnings before interest, tax, MRABNRGFE BB TEREE AT

depreciation, other income and fair value gain on investment
properties.

# Including fair value gains on investment properties of HK$400.6
million for 2018 and HK$221.0 million for 2017.

Revenue of property investment segment for 2018 was HK$92.4
million, compared with HK$61.3 million for 2017. The increase
is mainly due to the revenue generated from Kwai Fong Plaza of
approximately HK$35.0 million since the acquisition of Kwai Fong
Plaza in June 2018. However, no rental income was generated
from Yue King Building as it was vacant since 1 April 2018, after
the expiry of the previous tenancy agreement.

The increase in profit attributable to shareholders was mainly
due to the increase in fair value gain on investment properties.
Excluding the fair value gain on investment properties and the
tax impact, the adjusted operating profit slightly decreased by
HK$0.7 million, which was mainly attributable to certain one-off
expenses with the acquisition of Kwai Fong Plaza.

As at the date of this report, the Group’s diversified investment
property portfolio in Hong Kong comprises Kwai Fong Plaza,
certain floors of the Bank of America Tower, Yue King Building, Ko
Fai Industrial Building and Seaview Estate.

Revaluation gain on investment properties for 2018 was
HK$400.6 million, compared with HK$221.0 million for 2017. The
revaluation gain was mainly due to the contributions from the
investment properties at the Bank of America Tower for around
HK$187.0 million and at Yue King Building for around HK$100.0
million.
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The Group’s investment properties were revalued as at 31
December 2018 by independent professionally qualified
valuers, Cushman & Wakefield Limited and Savills Valuation
and Professional Services Limited, both firms hold a recognised
relevant professional qualification and have recent experience in
the locations and segments of the investment properties being
valued. For all investment properties, their current use equates
the highest and best use. The revaluation gains or losses are
shown as “Fair value gain or loss on investment properties” in the
consolidated statement of comprehensive income. Fair values
of the office buildings, retail shops, fresh market, car parking
spaces and industrial buildings are derived using the income
capitalisation approach. There were no changes to the valuation
techniques during the year.

Financial Services

REBEZREMER-_E—N\F+_RA=+—
FHBIEXSERMGEEMBERITERAA
RE-—RKFEHETHELEXRERAR AT
(EERAERUNHEBEXER  BERLOYE
HATRENREME 2 RER#ETHE)
EXMGE - FEREYMEIEBATRA R R
REFNEM - EfREHEERGE2EEK
SRATREMERAFEREHER] JIFK -
MmaxE - TEE - EET  OBEURIE
R FHETERBRABRMCITEE - FR-
HEELEZS -

& B AR TS

For the year ended 31 December

BE+-A=+—HLHFE

2018 2017 % Change

(HK$ millions, except percentages) (BBBT BRI —E-N\F ZT—tF EFyEHL

Revenue Wz 52.5 61.6 (15%)
Adjusted EBITDA" ICREERARETHE ~ THIE -

IrE NiE 2 B A 19.4 23.2 (16%)

Adjusted operating profit KRR AR 19.1 22.8 (16%)

Segment profit DEREF| 13.9 18.5 (25%)

Adjusted EBITDA is defined as earnings before interest, tax,
depreciation and other income.

The revenue derived from asset management services for year
2018 was around HK$31.6 million (2017: HK$35.9 million,
representing a 12% decrease) and the corporate finance services
fees for year 2018 recorded around HK$10.5 million (2017:
HK$25.7 million, representing a 59% decrease). The decrease
of the financial service revenue was mainly attributable to the
decrease of asset management income and corporate finance
service income but partially offset by the interest income from
the loan receivable of HK$10.4 million.
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Share of Profits of Associates

The Group completed the investment in a joint venture, Everwell
City Limited (together with its subsidiaries, collectively the “JV
Group”) in February 2018. Investment in associate represents
the Group’s equity interests in such JV Group, which owns 16
diversified commercial properties and shopping centres, plazas
and carparks across Hong Kong at Cheung Hang Shopping
Centre, Kai Yip Commercial Centre, Kam Tai Shopping Centre,
Lei Cheng Uk Shopping Centre, On Ting Commercial Complex,
Shek Lei Shopping Centre | & II, Tai Wo Hau Commercial Centre,
Tsz Ching Shopping Centre, Yau Oi Commercial Centre, Yung
Shing Shopping Centre, Kwai Shing East Shopping Centre, Lai
Kok Shopping Centre, Lee On Shopping Centre, retail and car
park within Shun Tin Estate, Tsing Yi Commercial Complex and
Lions Rise Mall. The Group’s share of profits of associates was
approximately HK$280.2 million in 2018. This encouraging result
has proven that such investment can enhance the Group’s
profitability and benefit our future development.

Liquidity and Capital Resources

The Group’s main source of liquidity is recurring cash flows
from the property investment and financial services businesses.
The Group’s financial position as at 31 December 2018 and 31
December 2017 were as follows:

TIEBEQTEFN

AEERZZTE—N\FZ_ATKR —KEE QA
Everwell City Limited GER E W B A & 451H
[EEEE]) 2 RE - -ReagRaNRERBR
AEEREGEEENER aE5BHES M
REEBN16IBZ LB EMEALBYH O
BERiEES  BRERTES  MERS - 7
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HEZH RBEOE%  ZAEX%S - REA
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SNBSS - ZT—\F - AEESEBE QR
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TR o

REBEERERRR
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- N\F+ZA=+—HEZZE—+tF+=A
=+ —HAZBBRAIT

For the year ended 31 December

BEt-A=1+—BHLFE

2018 2017 % Change
(HK$ millions, except percentages) (B&AT - BOLBRIN) —E-N\F —ZFT—tF Eaokk
Cash and bank balances R MIRITHER 169.6 118.6 43%
Shareholders’ funds BEE® 2,472.6 1,890.1 31%
Current ratio® mEN L 1.77 4.31 (59%)
Gearing ratio BEAMEHLE 65.5% 41.1% 59%

#  The balance of approximately HK$1,435 million, being the deposit
paid for the investment in a joint venture as at 31 December 2017,
was subsequently accounted for as investment in an associate at
the end of February 2018 and was excluded when calculating the
current ratio.
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The Group’s cash and bank balances are held predominantly
in Hong Kong dollars. The Group has no significant exposure
to foreign exchange fluctuations. The Group has maintained a
strong cash position and expects its cash and cash equivalents,
and cash generated from operations to be adequate to meeting
its working capital requirements.

As at 31 December 2018, the Group had total cash and cash
equivalents of approximately HK$169.6 million, as compared
to HK$118.6 million as at 31 December 2017. The Group’s
gearing ratio as at 31 December 2018 was 65.5% (as at 31
December 2017: 41.1%), being calculated as total debts (which
includes the loans from an intermediate holding company
and bank borrowings) less cash and bank balances, over the
Company’s total capital employed. The increased borrowings are
attributable to the loans from an intermediate holding company
of the Company amounted to HK$3,915.0 million and bank
borrowings amounted to HK$943.3 million for the expansion
of the Group’s businesses. As at 31 December 2018, the Group
had outstanding principal of unsecured shareholder loans
of HK$3,915.0 million (as at 31 December 2017: HK$1,435.7
million). As at 31 December 2018, the Group has undrawn bank
facility of approximately HK$335.0 million (as at 31 December
2017: Nil), and the Group had outstanding bank borrowings of
approximately HK$943.3 million as at 31 December 2018 (as at
31 December 2017: Nil). The Group actively and regularly reviews
and manages its liquidity position and financial resources and
makes adjustments in light of changes in economic conditions
and business development needs.

For the SFC licensed corporations under the Group, the Group
has ensured that each of the licensed corporations maintains
a liquidity level adequate to support the level of activities
with a sufficient buffer to accommodate increases in liquidity
requirements arising from potential increases in the level of
business activities. During FY2018, all the licensed subsidiaries
have complied with the liquidity requirements under the
Securities and Futures (Financial Resources) Rules.
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Charges on Assets

As at 31 December 2018, an investment property of the Group
with fair value of approximately HK$1,680 million and restricted
cash of HK$9.2 million (as at 31 December 2017: Nil) were
pledged to secure the mortgage loan granted to the Group.

Operating Activities

Net cash generated from operating activities for FY2018 was
HK$1,507.4 million, compared with net cash generated from
operating activities of HK$33.8 million in 2017. The increase in
operating cash flows was due to higher revenue in the operations
generated and decrease in prepayments, deposits and other
receivables during the year.

Investing Activities

Net cash used in investing activities for FY2018 was HK$3,965.2
million, compared with the net cash used in investing activities
of HK$1,480.9 million in 2017. The cash outflow was mainly used
for the investment in an associate of HK$3,123.4 million and for
the acquisition of business and subsidiaries of HK$714.3 million.

Financing Activities

Net cash generated from financing activities for FY2018 was
HK$2,508.9 million, compared with the net cash generated of
HK$1,435.7 million in 2017. During the year, HK$2,479.3 million
loan was received from an intermediate holding company of the
Company, compared with HK$1,435.7 million received in 2017.
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Significant Investments Held, Material Acquisitions or
Disposals of Subsidiaries and Affiliated Companies, and
Plans for Material Investments or Capital Assets

In the year ended 31 December 2018, the Group completed its
investment in 16 diversified commercial properties and shopping
centres, plazas and carparks across Hong Kong and acquisition
of Kwai Fong Plaza through its investment of the JV Group and
acquisition of Patrol Hall 12 (as defined below) group which have
been recognised as an associate and subsidiary of the Group
following their respective completion. Please refer to pages 22,
76 and 77 of this Annual Report for details.

The investment properties held by the Group as disclosed in Note
6 to the consolidated financial statements, together with the
investment in associate, are significant to the operation of the
Group. Please refer to the paragraphs headed “Financial Review
by Operating Segments” and “Outlook” for the discussion on the
performance and future prospects of the portfolio of investment
properties held by the Group. Save as disclosed, there is no other
significant investment held by the Group as at 31 December
2018.

As at the date of this Annual Report, the Group has no future
plans for material investments or capital assets.

Employees and Remuneration Policy

As at 31 December 2018, the Group had a total of 21 employees
(31 December 2017: 20). As the Group’s businesses continue
to grow, its remuneration philosophy is designed to provide its
employees with the opportunity to excel and grow, while aligning
with our business strategies and values.

The Group’s remuneration and benefit policies, which are
structured in accordance to market terms and statutory
requirements, aim to recognise employees with outstanding
performance, motivate and reward employees in order to achieve
its business performance targets, retain and attract key talents
and ensure alignment with the interests of our businesses, and
thereby enhancing shareholder value. In addition, other staff
benefits such as medical insurance, medical check-up scheme,
mandatory provident fund scheme and rental reimbursement
scheme are offered to eligible employees.

The Group’s employee recruitment and promotion are primarily
based on individuals’ merits, relevant experiences, development
potentials for the positions offered and performance.
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Outlook

With the earnest efforts of the Group’s management and each
operation team, the Group focused on the development of its
two principal business segments, namely, property investment
and financial services, and has achieved considerable progress
in FY2018 with remarkable growth in total assets, operating
profit and profit for the year, which lays a solid foundation for our
future development.

While China’s economy remains stable with enhanced resilience
of economic growth, it is still confronted with complicated
internal and external situations. Numerous uncertainties
arising from the escalating trade conflict between China and
the United States, in particular, present us with unprecedented
severe challenges. To cope with such challenges, the Board and
management of the Company will fully leverage on and utilise the
functions of licenses owned by the Group, and will continue to
actively seize investment opportunities prudently and thoroughly
in order to generate favourable returns for our shareholders while
maintaining strong cash position.

Looking ahead, in the complicated and constantly-changing
macro-economic environment with fierce competition, the
Group will seize the development opportunities arising from
the China’s Guangdong-Hong Kong-Macao Greater Bay Area
strategic plan and further strengthen the synergy effect by
leveraging on the substantial resources from GWAMCC, our
controlling shareholder, through the integration of domestic and
foreign capital markets, and aggressively expanding its domestic
business, to ensure the Group can make full use of its role as the
sole overseas listed platform of GWAMCC Group.
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The Board of Directors (the “Board”) and the Company’s
management are committed to upholding the Group’s obligations
to shareholders. We regard the promotion and protection of
shareholders’ interests as one of our priorities and keys to
success.

The Board believes that good corporate governance standards
are essential in providing a framework for the Group to safeguard
the interests of shareholders and enhance corporate value,
formulate its business strategies and policies, and enhance its
transparency and accountability.

The Group has put in place sound corporate governance practices
to ensure it adheres to high ethical and business standards. The
key test of corporate governance practices is whether they can
align the interests of management with those of shareholders
to adequately protect and promote shareholders’ interests. The
Group is committed to the continuous improvement of corporate
governance practices to support the performance of our
business and enable effective oversight. The Group constantly
reviews these guidelines and policies and implements new ones
to ensure they remain relevant and practical in today’s fast
changing business environment and market expectations.

The Group has adopted and applied the applicable principles and
code provisions set out in the Corporate Governance Code (the
“Corporate Governance Code”) contained in Appendix 14 to the
Rules Governing the Listing of Securities on The Stock Exchange
of Hong Kong Limited (the “Stock Exchange”) (the “Listing
Rules”) as its corporate governance practices. The Group also
adheres to certain recommended best practices of the Corporate
Governance Code insofar as they are relevant and practicable.

The Board is of the view that, throughout the year ended 31
December 2018, the Company has complied with the principles
and code provisions set out in the Corporate Governance Code,
save as deviations from code provisions A.2.1 and A.2.7 as
explained in this report.
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The Group believes that its current corporate governance
practices, which combine governance framework and practices
that develop over time and new practices set out in the Corporate
Governance Code, provide the Group with a sound and sensible
framework for balancing the business of the Group and the
interests of its shareholders. The Group will continue to evaluate
its corporate governance practices in light of its business needs,
regulatory changes and new corporate governance philosophies.

Set out below are our current framework of governance and
explanations about how the provisions of the Corporate
Governance Code have been applied.

The Board of Directors

The Board recognises its responsibility to represent the interests
of shareholders. As at the date of this Annual Report, the Board
comprises seven Directors: two executive Directors and five non-
executive Directors (including three independent non-executive
Directors). Independent non-executive Directors represent more
than one-third of the Board.

The Directors of the Company during the year and as at the date
of this Annual Report are:

Executive Directors:

Mr. Ou Peng (resigned on 15 March 2019)

Mr. Huang Hu (re-designated from non-executive Director to
executive Director on 15 March 2019)

Mr. Meng Xuefeng

Non-executive Directors:
Mr. Chen Zenan (appointed on 15 March 2019)
Ms. Lv Jia

Independent Non-executive Directors:

Dr. Song Ming

Dr. Sun Mingchun

Mr. Woo Chin Wan (resigned on 26 November 2018)

Ms. Liu Yan (appointed on 26 November 2018)
There is no relationship (including financial, business, family
or other material/relevant relationship) among members of

the Board. The biographies of all the Directors and the senior
management are set out on pages 9 to 16 of this Annual Report.
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The Board’s main responsibility and purpose is to deliver the
long-term success of the Group and to create long-term value
for its shareholders by providing strategic and entrepreneurial
leadership, and by exercising prudent oversight and control over
the Company. As the business continues to grow, the Board
needs to ensure that the Company has sufficient resources —
both funding and talent - to deliver success. The Board also
recognises the need for effective engagement by the Company
with its key stakeholders, including all its investors.

Each Director brings a wide range and years of business
experience to the Board to meet our long-term objectives.
The Directors’ combined knowledge, expertise and experience
are extremely valuable in overseeing the Group’s business
operations.

The Board sets the strategic direction and oversees the
performance of the Group’s business and management. The
principal matters the Board is responsible for include:

- approval of strategic direction, policies and objectives

« review and approval of business plans and budgets

« monitoring operational and financial performance

« review and approval of annual and interim results

« review and approval of annual and interim reports as well as
the related financial statements

« review and approval of dividend policy and recommendation
of final dividend, and declaration of interim dividend and
where appropriate, special dividends

« appointment of auditor

« review and approval of significant acquisitions and disposals
and major financings, borrowings and guarantees

« approval of material contracts

« overseeing the risk management and internal control systems
and ensuring their effectiveness

In addition, the Board discusses major operating issues,
evaluates opportunities and business risks. Decisions and
conduct of matters other than those specifically reserved to
the Board are delegated to the management whilst structured
monthly updates on the Group’s performance, position and
prospects in sufficient details are provided to the Directors to
enable them to discharge their duties.
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The Board reviews the arrangements between the responsibilities
of the Board and the matters delegated to the Management
periodically to ensure that they remain appropriate to the need of
the Group and its businesses.

Corporate Governance and Code of Conduct

The Board is also responsible for performing the corporate
governance functions set out in code provision D.3.1 of the
Corporate Governance Code and adopted a revised Terms of
Reference of the Board on Corporate Governance Functions in
March 2017, including:

« development and review of the Company’s policies and
practices on corporate governance

« review and monitoring of the training and continuous
professional development of Directors and senior management

« review and monitoring of the Company’s policies and practices
on compliance with legal and regulatory requirements

+ development, review and monitoring of the code of conduct
and compliance manual applicable to employees and
Directors

« review of the Company’s compliance with the Corporate
Governance Code and disclosure in the Corporate Governance
Report as specified under the Listing Rules

Key corporate governance matters reviewed by the Board during
the year were:

« review of the Company’s compliance with legal and regulatory
requirements

« review of the Company’s compliance with the Corporate
Governance Code

« review of the effectiveness of the internal control system

« proposal on the re-appointment of the Company’s external
auditor, PricewaterhouseCoopers

« appointment of Ms. Liu Yan as an independent non-executive
Director and Chairlady of the Audit Committee

« review and adoption of updated Terms of Reference of the
Audit Committee

« annual review of continuing connected transactions

- approval of material transactions
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The Group has devised a Whistleblowing Policy on malpractice
reporting and investigation setting out specific procedures
facilitating whistle-blowing reports and investigation thereof.

The Company is also committed to upholding sound corporate
governance practices and complying with its obligations to
disclose inside information under the SFO as well as the Listing
Rules. The Company had adopted a Policy on Disclosure of
Inside Information setting out specific policies and procedures
facilitating the Company’s compliance with these obligations.

Board Proceedings

The Board holds four regular meetings annually as a minimum,
usually quarterly, and also meets at such other times if
necessary. The Company generally gives notice and draft agenda
of regular Board and Board Committees meetings at least 14
days in advance. For other Board and Committees meetings,
notice is generally given pursuant to the Company’s Bye-Laws
and the respective Terms of Reference of the Committees.

Agenda of Board meetings are prepared by the Company
Secretary in consultation with the Chairman, and based on a
forward calendar that helps ensure that all relevant matters for
the year ahead are considered by the Board in a timely manner.
Each Director is encouraged to contribute to the agenda setting
process. The Board is provided with adequate, timely and reliable
information about the Group’s businesses and developments
before each Board meeting at which the Directors actively
participate and make informed discussions. Each Director is
asked to review and comment on the Board minutes within a
reasonable time after each meeting to maintain accurate records
of Board discussions and decisions.
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During the year, the Board held four Board meetings. The
attendance of each Director at Board and Committee meetings,
and the annual general meeting and special general meeting is
detailed in the table below.

Attendance/No. of Meeting(s)

HERY  EE8A

Audit  Remuneration Nomination Annual Special
Committee Committee Committee General General
Board Meeting Meeting Meeting Meeting Meeting
Meeting EHZZEE ¥MzEe  REZES RREF BRR% A
Name of Director ESfE Ezeel g3 g3 g3 Ag AE
Mr. Ou Peng!" B e 4/4 -/- -/- il Al 0/1
Mr. Meng Xuefeng ASBEE 44 -/~ 11 -/- 11 (A
Mr. Huang Hu® BRAED 44 3/3 -/- -/- 11 (A
Ms. Lv Jia BEXT 4/4 -/- -/- -/- 0/1 on
Dr. Song Ming REET 2/4 2/3 11 11 0/1 0/1
Dr. Sun Mingchun FRERL 44 -/- 11 7 11 1/
Mr. Woo Chin Wan® HRERAEC 3/3 2/2 -/~ -/~ 1/1 1/1
Ms. Liu Yan® iR 1/1 1/1 -/~ -/~ -/~ -/-

Notes: BYaE

(1 RZZBE-NF-ZAT+HAABHTEEZEIR

(1) Resigned as the Chairman of the Board, an executive Director and
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Chairman of the Nomination Committee on 15 March 2019.

Re-designated as an executive Director and appointed as the
Chief Executive Officer and ceased to be a member of the Audit
Committee on 15 March 2019.

Resigned as an independent non-executive Director and ceased
to be the Chairman of the Audit Committee on 26 November 2018,
three Board meetings and two Audit Committee meetings were held
on or before 26 November 2018.

Appointed as an independent non-executive Director and Chairlady
of the Audit Committee on 26 November 2018, one Board meeting
and one Audit Committee meeting were held on or after 26
November 2018.
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All the Directors have access to the advice and services of
the Company Secretary to ensure all board procedures and
all applicable laws, rules and regulations are complied with.
The Directors update the Board regarding offices held in
public companies and organisations, and other significant
commitments once every half year. There are also procedures for
the Directors to obtain independent professional advice at the
Company’s expense.

Code provision A.2.7 of the Corporate Governance Code effective
during the financial year ended 31 December 2018 stipulated
that the chairman should at least annually hold a meeting
with the non-executive directors (including independent non-
executive directors) without the executive directors present.

During the year ended 31 December 2018, despite a formal
meeting could not be arranged between the Chairman of the
Board and the non-executive Directors (including independent
non-executive Directors) without the other executive Director
present due to their tight schedules, the non-executive Directors
and the independent non-executive Directors may communicate
with the Chairman of the Board directly at any time to voice
their opinions and share their views on the Company’s affairs.
The Company considers that there are sufficient channels for
discussion of the Company’s affairs between the Chairman and
the non-executive Directors (including the independent non-
executive Directors).

Board Diversity Policy

The Group recognises and embraces the benefits of having
a diverse Board to enhance the quality of the Company’s
performance.

The Nomination Committee of the Board is primarily responsible
for leading the process for Board appointments and for
identifying and nominating, for approval by the Board, suitably
qualified candidates to become members of the Board. The
benefits of diversity continue to influence the succession
planning of the Board.
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When identifying candidates for Board membership of the
Company, the Nomination Committee takes into account the
board diversity policy of the Company (“Board Diversity Policy”).
A range of diversity factors, including but not limited to gender,
age, cultural and educational background, professional and
industry experience, skills, knowledge and time commitments
will be considered in selection of each candidate to become a
member of the Board. All Board appointments will be based on
merits and contribution that the selected individuals will bring
to the Board. The Company’s own business model and specific
needs has also been taken into consideration in setting the
Board Diversity Policy. External recruitment professionals may be
engaged to carry out the selection and recruitment process when
necessary.

In conducting the annual review of the effectiveness of the
Board, the Nomination Committee will consider the balance
of talents, skills, experience and background and the diversity
representation of the Board. The Nomination Committee will
review annually all measurable objectives for achieving diversity
on the Board and recommend them to the Board for adoption.
The Nomination Committee will report annually on the process
used for Board appointments.

Appointment and Re-election of Directors

The Board confirms the term of appointment and functions of
all non-executive Directors and Board Committee members with
formal letters of appointment.

Directors who are appointed to fill vacancies or as an addition to
the Board are subject to re-election at the next following general
meeting of the Company after his or her appointment. In addition,
every Director, including every non-executive Director, shall retire
from office no later than the third annual general meeting after
he/she was last elected or re-elected. One-third of the Directors
for the time being, or if their number is not three or a multiple
of three, then a number not less than one-third, are required to
retire by rotation from office at every annual general meeting
under the Company’s Bye-Laws. A retiring Director is eligible for
re-election.

The Company maintains procedures for shareholders to propose

a person for election as a director of the Company. The details of
these procedures are published on the Company’s website.
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Directors’ Remunerations

The Directors’ fees and all other reimbursements and
emoluments (if any) paid or payable to the Directors during the
year are set out, on an individual and named basis, in Note 19 to
the consolidated financial statements of this Annual Report on
pages 171 to 175.

The remuneration policy of the Group is set out on page 25 of this
Annual Report.

Compliance with the Model Code and the Company’s
Guidelines

The Board has adopted the Model Code for Securities
Transactions by Directors of Listed Issuers (the “Model Code”)
as set out in Appendix 10 of the Listing Rules as the Company’s
code of conduct for securities transactions by its Directors.
Having made specific enquiry with all Directors, all Directors have
confirmed their compliance with the required standards set out
in the Model Code throughout the year ended 31 December 2018
and up to the date of this Annual Report.

The Company has also adopted written guidelines (the
“Company’s Guidelines”), which are equally stringent as the
Model Code, in respect of securities transactions by relevant
employees of the Company who are likely to be in possession of
unpublished inside information of the Company pursuant to code
provision A.6.4 of the Corporate Governance Code. No incident
of non-compliance against the Model Code or the Company’s
Guidelines by the Company’s relevant employees has been noted
after making reasonable enquiry.
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Independence of Independent Non-Executive Directors

The Board has received from each of the independent non-
executive Directors a written annual confirmation of his/her
independence pursuant to the guidelines set out in Rule 3.13 of
the Listing Rules.

The Company is of the view that all independent non-executive
Directors are independent in accordance with the independence
guidelines as set out in the Listing Rules and is grateful for the
contribution and independent advice and guidance that they
have been giving to the Board and the Board Committees.

Directors are required to declare their direct or indirect interests,
if any, in any proposals or transactions to be considered by the
Board at Board meetings and withdraw if appropriate.

Continuous Professional Development of Directors

Directors keep abreast of responsibilities as a Director of
the Company and of the conduct, business activities and
development of the Company.

All Directors are encouraged to participate in appropriate
continuous professional development to develop and refresh
their knowledge and skills to ensure that their contribution to
the Board remains informed and relevant. Internally-facilitated
briefings for Directors are arranged and reading materials on
relevant topics are distributed to Directors from time to time.

During the year ended 31 December 2018, all the Directors
had participated in continuous professional development
programmes, including but not limited to internally-facilitated
briefings organised by the Company and qualified professionals
and trainings conducted by law firm, and reading materials
relevant to directors’ duties and responsibilities. A record of
the trainings received by the respective Directors are kept and
updated by the Company. The training areas that the Directors
received during the year were as follow.
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Training Areas

IS
Corporate
Governance, Risk
Management and Legal and
Internal Control Regulatory Group’s Business
TEER - BRER ERR
Name of Director EEpng RAERE EERTE EEBEEK
Mr. Ou Peng® NPt a v v v
Mr. Meng Xuefeng mEEEE v v v
Mr. Huang Hu® BRAED v v/ v
Ms. Lv Jia BfELT v v/ v
Dr. Song Ming REEL v v v
Dr. Sun Mingchun HREBT v/ v/ v
Mr. Woo Chin Wan® HRERLEY v v v
Ms. Liu Yan® 2|84+ @ v v/ v
Notes: BT -
(1) Resigned as an executive Director on 15 March 2019. (1) RZZE-—NF=ATHHBEEHNTESE -
(2) Re-designated as an executive Director on 15 March 2019. (2) RZE2E-NEF=ZATHAERERHITES -

(3) Resigned as an independent non-executive Director on 26 November ~ (3) RZZE—/\F+—A Z+NBEEBZIEANTT
2018. o

fe

(4) Appointed as an independent non-executive Director on 26 (4) RZE—NF+—AZ+BEBZEARE I}
November 2018. WITES -
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Directors’ Responsibility for Financial Reporting in
respect of Financial Statements

All Directors acknowledge their responsibilities for preparing
the consolidated financial statements of the Group for the year
ended 31 December 2018.

Other matter relating to the Board

The Group has appropriate insurance in place to cover the
liabilities of the Directors and officers of the Group.

Chairman and Chief Executive Officer

The primary role of the Chairman is to provide leadership for the
Board. He is responsible for the proper functioning of the Board
and for securing the application of good corporate governance
practices. The Chairman ensures the Board has formulated the
corporate goals and objectives, long-term business model and
strategy for delivering the corporate strategy of the Group, and
establishes an effective system for monitoring the progress of
their effective implementation and achievement. He directs the
corporate development activities of the Group, and ensures that
effective steps are taken to provide effective communication
with shareholders and that their views are communicated to the
Board as a whole. The Chairman is also responsible for setting
the Board’s agenda and ensuring that adequate time is available
for discussion of all agenda items in particular strategic issues.
He promotes a culture of openness and debate by facilitating
the effective contribution of non-executive Directors in particular
and ensuring constructive relations between executive and non-
executive Directors. Furthermore, the Chairman is responsible for
ensuring that the Directors receive, in a timely manner, accurate,
clear, complete and reliable information.

The primary role of the Chief Executive Officer is to focus on
attending to the formulation and implementation of Group’s
policies and overseeing the implementation of the strategies and
objectives agreed by the Board. The senior management should
support the Chief Executive Officer in performing this. The Chief
Executive Officer has principal responsibility for overseeing day-
to-day management of the Group’s businesses and operations,
maintaining the operational performance of the Group and
monitoring the operating and financial results of the Group’s
businesses against plans and budgets.
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The roles of Chairman of the Board and Chief Executive Officer
of the Company had been performed by Mr. Ou Peng, our former
executive Director, since 9 November 2016 until his resignation
from the above positions on 15 March 2019. Although under
code provision A.2.1 of the Corporate Governance Code, the roles
of chairman and chief executive officer should be separate and
should not be performed by the same individual, the combination
of the roles of chairman and chief executive officer by Mr. Ou
was considered to be in the best interests of the Company
and its shareholders as a whole. The Company believed that
the combined roles of Mr. Ou promoted unity of command and
developed strong, clear and better leadership for both the Board
and the management and enabled more focused development
of business strategies and implementation of objectives and
policies. The balance between power and accountability is
maintained by the openness and cooperative spirit of the senior
management and the Board, which comprise experienced and
high-calibre individuals. The structure was supported by the
Company’s well established corporate governance structure and
internal control policies. Subsequent to the appointments of Mr.
Chen Zenan as Chairman of the Board and Mr. Huang Hu as Chief
Executive Officer on 15 March 2019 respectively, the Company
has complied with the requirements under code provision A.2.1
of the Corporate Governance Code as from that date.

Board Committees

The Board has established the Audit, Remuneration and
Nomination Committees with mandates to deal with certain
corporate governance affairs of the Group. The Terms of
Reference of each of the abovementioned Committees are
available on the website of the Stock Exchange and the
Company’s website.

From time to time, the Board will also establish other board
committee(s) to deal with specific aspects of its business.

Each Committee is established with written terms of reference
which are no less exacting than those set out in the Corporate
Governance Code, setting out its roles and functions. Each
member of the Committee has a formal letter of appointment
setting out key terms and conditions relating to his/her
appointment.
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Each Committee meets as frequently as required by business
developments and the operation of the Group. Committee
members are provided with adequate and timely information
before each meeting or discussion. All Committee members are
asked to review and comment on the minutes of their meetings
within a reasonable time after the meetings.

The procedures and arrangements relating to the meetings of
the Board are applied to meetings of the Board Committees
whenever it is appropriate.

Audit Committee

The Audit Committee was established in 1998 with its defined
written terms of reference (which was revised in August 2018).
As at the date of this report, the Audit Committee comprises
two independent non-executive Directors, namely Ms. Liu Yan
(Chairlady of the Audit Committee) and Dr. Song Ming, and a
non-executive Director, Mr. Chen Zenan. A majority of Audit
Committee members are independent non-executive Directors,
with Mr. Liu Yan and Dr. Song Ming possessing the appropriate
professional qualifications and accounting and related financial
management expertise.

The Audit Committee members have professional qualifications
and experience in financial matters that enable the Committee
to exercise its powers effectively and provide the Board with
independent views and recommendations in relation to financial
matters.

The principal roles of the Audit Committee are to ensure that
the Company has formal and transparent arrangements for
considering matters relating to the Group’s financial reporting,
and risk management and internal control systems and for
maintaining an appropriate relationship with the Company’s
internal auditors (if any) and external auditor.

The duties of the Audit Committee, as set out in its terms of

reference, covering the relevant code provisions of the Corporate
Governance Code.
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The Audit Committee holds two regular meetings annually
and also meets at such other times as circumstances require.
Any Audit Committee member may convene a meeting of the
Committee. The external auditor may also request the Committee
Chairman to convene a meeting of the Audit Committee. The
Audit Committee may invite the external auditor and/or members
of management to attend any of the meetings. Special meetings
may be called at the discretion of the Committee Chairman or at
the request of management to review significant internal control,
risk management or financial issues. The Committee Chairman
reports to the Board at least twice a year on the Committee’s
activities and highlights any significant issues.

During the year, Audit Committee held three meetings and the
individual attendance records of each of the Audit Committee
members are set out on page 32 of this Annual Report.

The Audit Committee’s main works during the year included
reviewing:

e 2017 Annual Report, including the Corporate Governance
Report, Directors’ Report and the audited consolidated
financial statements, as well as the related results
announcement (with recommendations made to the Board
for approval)

« 2018 Interim Report and interim results announcement (with
recommendations made to the Board for approval)

« compliance with the Corporate Governance Code, the SFO,
the Hong Kong Companies Ordinance and the Listing Rules

« inrelation to the external auditor, their report on the audit of
the Group’s accounts, key audit findings, audit services plan
and letter of management’s representation, and their re-
appointment and terms of engagement

- establishment of the Enterprise Risk Management
framework

« Internal Control Assessment Report (with areas of concerns
discussed and highlighted to the Board)

- effectiveness of the financial reporting system, risk
management and internal control systems and associated
procedures within the Group

- annual review of the continuing connected transactions
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«  Whistleblowing policy, i.e. procedures to facilitate employees
to raise, in a strictly confidential manner, concerns about
possible improprieties in financial reporting, internal control
or other matters

« amendments to the Terms of Reference of the Audit
Committee and recommendation to the Board for adoption

During the year, the Board has not taken any view that is
different from that of the Audit Committee nor rejected any
recommendation presented by the Audit Committee.

There were no material uncertainties relating to events or
conditions that may cast significant doubt upon the Company’s
ability to continue as a going concern.

The Audit Committee recommended to the Board (which in turn
endorsed the view) that, subject to shareholders’ approval at the
forthcoming annual general meeting, PricewaterhouseCoopers
be re-appointed as the external auditor for year 2019.

Remuneration Committee

The Remuneration Committee was established in 2000 with its
defined written terms of reference (which was revised in March
2017). A majority of its members are independent non-executive
Directors. As at the date of this report, the Remuneration
Committee comprises two independent non-executive
Directors, namely Dr. Song Ming (Chairman of the Remuneration
Committee) and Dr. Sun Mingchun, and an executive Director, Mr.
Meng Xuefeng.

The Remuneration Committee reviews remuneration policies
and structure of the Group with the delegated responsibility to
determine the remuneration packages of executive Director(s)
and senior management of the Group (as defined in the terms
of reference of the Remuneration Committee). It also makes
recommendations to the Board on the remuneration of non-
executive Directors.

In conducting its work in relation to the determination of
remuneration of Directors and senior management, the
Remuneration Committee ensures that no individual (or any of
his/her close associates) was involved in determining his or her
own remuneration.
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The duties of the Remuneration Committee, as set out in its
terms of reference, covering the relevant code provisions of the
Corporate Governance Code.

The Remuneration Committee meets once a year and at such
other time as necessary. Any Committee member may convene a
meeting of the Remuneration Committee.

During the year, the Remuneration Committee held one
meeting and the individual attendance records of each of the
Remuneration Committee members are set out on page 32 of
this Annual Report.

The Remuneration Committee’s main work during the year
included:

- review of the remuneration policy and structure of the Group

« review and determination of the remuneration package of
executive Directors and senior management

« review and recommendation of the Directors’ fees of all the
independent non-executive Directors for approval by the
Board

+ review of the letter of appointment setting out the
remuneration package of Ms. Liu Yan as an independent
non-executive director and Chairlady of the Audit Committee

Nomination Committee

The Nomination Committee was established in 2005 with
its defined written terms of reference (which was revised in
March 2017). A majority of its members are independent non-
executive Directors. As at the date of this report, the Nomination
Committee comprises a non-executive Director, Mr. Chen Zenan
(Chairman of the Nomination Committee) and two independent
non-executive Directors, namely Dr. Song Ming and Dr. Sun
Mingchun.
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The Nomination Committee is primarily responsible for
identifying suitably qualified individuals to become members
of the Board, making recommendations to the Board on the
appointment of Directors and senior management, reviewing
the size, structure and composition (including the skills,
knowledge, experience and diversity) of the Board, reviewing the
effectiveness of the Company’s Board Diversity Policy annually
and making recommendations to the Board on the measurable
objectives for achieving diversity on the Board. It also assesses
the independence of independent non-executive Directors.

Before an appointment is made, the Nomination Committee
evaluates the balance of skills, knowledge and experience on the
Board and, in the light of this evaluation, prepares a description
of the role and capabilities required for a particular appointment.
If deemed appropriate, external consultants may be engaged to
identify suitable candidates.

The duties of the Nomination Committee, as set out in its
terms of reference, covering the relevant code provisions of the
Corporate Governance Code.

The Nomination Committee shall meet at least annually or meet
at such time as the Committee Chairman shall require. Any
Nomination Committee member may convene a meeting of the
Committee.

During the year, the Nomination Committee held one meeting
and the individual attendance records of each of the Nomination
Committee members are set out on page 32 of this Annual
Report.

During 2018, the Nomination Committee completed the review of
the size, structure and composition of the Board and assessed
the independence of independent non-executive Directors
pursuant to code provision A.5.2 of the Corporate Governance
Code and made recommendations to the Board on the re-election
of retiring Directors. It also conducted an review on the diversity
of the Board and recommended to the Board for approval of
the appointment of Ms. Liu Yan as independent non-executive
Director.
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Company Secretary

The Company Secretary reports to the Chairman, Chief Executive
Officer and Deputy Chief Executive Officer and is responsible
for ensuring there is a good and timely flow of information
to Directors, both in their roles as Board members and as
members of individual Board Committees. She also assists with
the continuing professional development of Board members.
The Company Secretary is responsible for taking and keeping
minutes of all Board and Board Committee meetings.

The Company Secretary also plays an important role in advising
the Board on all corporate governance-related matters. She
is also available to provide advice to the Board. Ms. Zheng
Yuanyuan, the Company Secretary, has confirmed that she
has undertaken no less than 15 hours of relevant professional
training during the year ended 31 December 2018.

Risk Management and Internal Control

All activities conducted and all decisions made by the Company
may involve risks to a certain extent. The Board plays a critical
role of monitoring the risk exposure of the Company. The Board
considers the risks in an active manner in setting of strategies.
The Board also considers the risks in assessing opportunities for
business development and growth so as to determine the risk
appetite of the Company.

The Board acknowledges that it has overall responsibility for the
risk management and internal control systems and for reviewing
the effectiveness of these systems annually so as to safeguard
the shareholders’ investments and the Company’s assets.
Accordingly, the Company has established internal control and
risk management systems to provide reasonable assurance
against material misstatement or loss and manage or mitigate
the risk of failure to achieve business objectives.

The Company’s objective is to establish a comprehensive and
effective risk management and internal control systems. The
Board is aware of its responsibility to ensure that an appropriate
and effective risk management system is established and
maintained by the Company.
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The Group has in place an Enterprise Risk Management (“ERM”)
framework to effectively identify, assess, report, mitigate and
monitor key risks. The framework provides a proactive and
structured approach to identify, manage and monitor risks
on an on-going basis with a common framework across the
organisation to evaluate risk significance and likelihood of
occurrence.

Risks faced by the Company fall into a number of principal
categories: strategic risk, operational risk, compliance risk,
financial risk and information risk. The procedures of ERM
of the Company involve risk identification, risk assessment/
prioritisation, risk response and risk monitoring and reporting.
Risks and uncertainties associated with the business of the
Company may have an adverse effect on business, financial
conditions and results of the Company. The Company has
identified certain principal risks through risk identification and
assessment, and has developed risks monitoring mechanism to
facilitate risk monitoring and control.

The Group operates a “Three Lines of Defence” risk governance
model to delegate and coordinate essential risk management
and control duties in a clear and cohesive manner:

(a) First line of defence — Business units are responsible for
maintaining effective internal controls and for executing risk
and control procedures on a day-to-day basis. Operational
management identifies, assesses, controls, and mitigates
risks, guides the development and implementation of
internal policies and procedures and ensures that activities
are consistent with goals and objectives. Through a
cascading responsibility structure, mid-level managers
design and implement detailed procedures that serve as
controls and supervise execution of those procedures by
their employees.
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(b) Second line of defence - (1) Business Management
Department monitors the risk management system,
and facilitates the development, setting and effective
implementation of policies and guidelines. It provides
advice and guidance to the first-line functional units on
implementation of the risk management and internal
control systems; (2) Legal and Compliance Department
monitors various specific risks such as non-compliance with
applicable rules and regulations; (3) Company Secretarial
Department monitors various specific risks such as violation
of laws and regulations; (4) Finance Department serves as
a controllership function that monitors financial risks and
financial reporting issues.

(c) Third line of defence — internal audit function, which reports
to the Audit Committee, provides independent assessment
over the effectiveness of the risk management and internal
control systems and makes recommendations based on the
audit findings.

During the year, an independent professional advisory firm
has been engaged by the Company as the consultant of the
Group. It is responsible for conducting in-depth review on
risk management and internal control systems of the Group.
The advisory firm has issued a report with its opinion that
the Company has maintained effective and adequate risk
management and internal control systems, which are compliant
and align with the Company’s operational and management
systems.

The purpose of the internal control system of the Company is to
improve the operating effectiveness and efficiency, safeguard
assets against abuse and unauthorised disposition, ensure the
maintenance of proper accounting records and that the financial
statements give a true and fair view, and ensure compliance with
relevant legislation and regulations. It provides reasonable, but
not absolute, assurance against material misstatement or loss,
and manages, rather than eliminates, risks associated with the
business activities of the Company.
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The Board together with the Audit Committee have reviewed the
effectiveness and adequacy of the risk management and internal
control systems of the Company during the year. The Board will
upgrade the existing systems of the Company with reference to
the recommendations given by the abovementioned independent
professional advisory firm, in the areas of financial management,
operation and corporate controls and risk management. The
Board is satisfied that effective and adequate risk management
and internal control systems of the Company are maintained
and align with the operational and management systems of the
Company. The Directors consider that it is necessary for the
Company to continuously improve its internal control system to
the extent that the risks preventing the Company from achieving
its objectives can be properly managed.

Handling and Dissemination of Inside Information

The Company has established and implemented specific policies
and procedures and internal controls for the handling and
dissemination of inside information, including limiting employees’
access to inside information on a “need-to-know” basis and
ensuring that those who need to know understand their
obligations to maintain the confidentiality of any confidential
information of the Group. Appropriate confidentiality agreements
are put in place when the Company enters into significant
negotiations. All inside information is disclosed to the public
pursuant to the requirements under the SFO and the Listing
Rules and is kept strictly confidential before disclosure.

Principal Risks and Uncertainties

Risks and uncertainties can affect the Group’s business,
financial condition and operating results. Key risks affecting the
Group are identified below. Additional risks and uncertainties
not currently known to us or that we currently deem to be
immaterial may also have a material adverse effect on our
business, financial condition, results of operations and cash
flows. The Group employs an ERM framework to identify current
and foreseeable risks at different levels of the organisation so as
to take preventive actions to manage and mitigate their adverse
impacts.
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Regulatory compliance risks

The Hong Kong financial market in which the Group operates
is highly regulated. The Company, as a listed company in
Hong Kong, together with certain subsidiaries with SFC
licences to carry out relevant regulated activities, are
required to comply with the rules and regulations from
various regulatory bodies. The regulatory and compliance
regime in the financial industry of Hong Kong is changing
constantly, which increases the likelihood of regulatory
non-compliance as new rules are introduced and existing
ones are tightened. The Group may encounter challenges
in keeping abreast of the changes and managing regulatory
compliance risks, particularly in the areas of handling
connected transactions, notifiable transactions and
managing the disclosure of inside information, preventing
money laundering transactions for money lending business.
In case of failure to comply with the applicable rules and
regulations, the Group may be subject to fines, or even
suspension or revocation of some or all of the licenses for
carrying on the business activities. Accordingly, the Group’s
business operations and financial results might be materially
and adversely affected.

The Group requires the right people, skills and
capability to manage growth and change

The Group has established an organisation structure to
address recent business changes and relevant regulatory
requirements. Staff roles and responsibilities, authorities
and limits, reporting lines and segregation of duties need to
be clearly defined. Since most of the Group’s core businesses
commenced operation with limited number of key personnel
in each business segment, the Group is required to review
the needs of staff resources in order to cope with the
business expansion and deliver success in the future.
Given that the competition for competent personnel in the
industry is intense, there is high likelihood that competent
personnel may leave the Company, therefore, the Group may
encounter difficulties in attracting or retaining the services
of the necessary key personnel for that business segment.
The Group should hire and retain highly skilled employees
with particular expertise or leadership capability in order
to remain competitive. The implementation of the Group’s
strategic business plans could be undermined by failure to
build a resilient corporate culture, failure to recruit or retain
key personnel, unexpected loss of key senior employees,
failures in the Group’s succession planning and incentive
plans, or failure to invest in the development of key skills.
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The Group is subject to a competitive and changing
industry

Financial services segment is one of the reportable and
operating segments of the Group. The financial service
industry in Hong Kong has a large number of participants
which makes the industry highly competitive. The Group has
to compete against competitors which may have greater
brand recognition in the market, more human and financial
resources, a wider range of services and longer operating
history than that of the Group. Apart from large multinational
financial institutions, the Group also faces competition from
local small and medium-sized financial services firms which
offer a similar range of services. Failure to maintain the
Group’s competitive strengths by responding rapidly to the
changing business environment and intensified competition
may erode the Group’s market share and result in an adverse
impact on the operating performance and financial results.

Risks related to strategic planning and reputation

GWAMCC, one of the four major state-owned financial
asset management corporations in the PRC, is engaged in
the businesses of acquisition, management and disposal
of non-performing assets, asset management, banking,
securities, insurance, trust, leasing, investment, etc. As a
result of changes in the Group’s shareholding structure and
businesses in 2016 and 2017, GWAMCC became the ultimate
controlling shareholder of the Company. The Group is now
principally engaged in property investment and provision
of financial services including asset management and
corporate finance. The Board has formulated development
plans and strategies to accomplish the strategic objectives of
transforming the Group into a conglomerate with businesses
in property investment and integrated financial services,
and developing the Company as a major listed entity and
an integrated development platform of GWAMCC outside
Mainland China.

The Group will leverage the solid foundation, strengths and
reputation that GWAMCC has formed in Hong Kong and
Mainland China, in order to constantly expand its businesses.
As such, the Group is exposed to inherent reputation risks,
failure to deliver quality services to clients could result in an
adverse impact on Great Wall’s brand reputation.
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(5) Financial and regulatory reporting risks

As a listed company, the Company has statutory and social
responsibilities to prepare accurate and timely financial
statements which provide objective and reliable information
for stakeholders to base their decisions upon. Inaccurate
or untimely reporting could seriously damage the Group’s
position such as a drop in share price, or impaired sourcing/
financing ability. The Group introduced various new
businesses in 2017 (i.e. asset management and corporate
finance businesses), which indicates that new financial
reporting processes are implemented and experienced
finance staff would be required to extract, assemble,
aggregate and analyse financial data to ensure accurate
financial reporting. The process of financial reporting
becomes more complex and frequent, and transactions
may involve complex accounting treatment or estimation. In
2018, the Group has adopted new and revised accounting
standards (i.e. HKFRS 15 — Revenue from Contracts with
Customers), and the Group will adopt revised accounting
standards (i.e. HKFRS 16 - Lease in 2019). The Finance
Department is required to assess the impact of the new
or revised standards upon adoption. In addition, licensed
corporations are subject to various statutory returns (i.e.
the Securities and Futures (Financial Resources) Rules,
Disclosure of Interests, etc.) under the requirement of the
SFC and other regulatory bodies.

The Group is exposed to various key risks including credit
risks, interest rate risk and liquidity risk. Details of the
aforesaid key risks and risk mitigation measures are
elaborated in Note 31 “Financial Risk Management” to the
consolidated financial statements included in this Annual
Report.
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The Group requires a robust internal control system
and controls

The Group is operating under a highly regulated environment.
As a listed company with SFC licensed subsidiaries,
members of the Group are required to establish sound and
effective internal controls which are designed to identify and
manage the risk of failure to achieve business objectives,
ensure reliable financial reporting, effective and efficient
operations, and compliance with applicable laws and
regulations. Apart from the investment property business,
other core businesses, including asset management and
corporate finance were newly introduced in 2017. The
Group has established relevant policies and procedures to
cope with the business development. Strengthening of the
internal control and risk management systems is an ongoing
process, the Group is expected to continue designing and
implementing appropriate measures to meet the changing
business environment. Failure in delivering services in a
proper manner, the Group may result in facing a loss in
market share, reputation and sales revenue.

Risks pertaining to investment properties

The prospects of the Group’s property investment business
depend on the performance of the property market in
Hong Kong. The property market in Hong Kong is affected
by many factors, including but not limited to, changes
in local and international economic, political, social and
legal environments and changes in Hong Kong’s fiscal
and monetary policies, all of which are beyond the control
of the Group. The Group holds various commercial, retail
and industrial buildings in Hong Kong and derives revenue
through leasing out the properties. Being one of the Group’s
core businesses, any property market downturn in Hong
Kong may materially and adversely affect the financial
position, operations, businesses and prospects of the Group
and may lead to fair value loss of the Group’s investment
properties.
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External Auditor

PricewaterhouseCoopers was first appointed as the Group’s
external auditor in 2001.

During the year ended 31 December 2018, PricewaterhouseCoopers
provided the following audit and non-audit services to the Group:

SN B

BEBIGERMEBAN —_TE—FHRE
RIERANEE 2 INERZBIED

BHE_Z-/\F+_A=+—HLEFER &
KRBT EEAMAARBIRH T IIEZ
K OREIZ RS -

2018 2017

—E-N\F —E—+F

HK$’000 HK$'000

BT T BT

External audit HNEE R AZ 1,350 1,700
Tax services B AR5 69 145
Other services H b AR 75 950 1,647

Other services were mainly rendered in connection with the
transactions entered into by the Group during the current year.

PricewaterhouseCoopers will retire and offer themselves for re-
appointment at the annual general meeting of the Company to be
held on Friday, 21 June 2019.

The statement by PricewaterhouseCoopers about their reporting
responsibilities for the financial statements of the Group is set
out in the “Independent Auditor’s Report” section of this Annual
Report on pages 104 to 114.

Investor Relations & Shareholders’ Rights

All of the Company’s shares are ordinary shares carrying equal
voting rights. Please refer to the “Directors’ Report” section of this
Annual Report on page 77 for information regarding the public
float status of the Company.

The Company recognises its responsibility to look after the
interests of its shareholders. Shareholder relations play an
integral part in corporate governance. The Company keeps
shareholders informed of its performance, operations and
significant business developments by adopting a transparent
and timely corporate disclosure policy, i.e. the Shareholders’
Communication Policy, which complies with the Listing Rules and
provides all shareholders with equal access to such information.
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The Shareholders’” Communication Policy is available on the
website of the Company.

The Company reports on financial and operating performance
to shareholders twice each year through annual and interim
reports. Shareholders are given opportunities to raise concerns or
propose recommendations to the Board at the Company’s annual
general meetings. The Company’s external auditor attend annual
general meetings to answer questions about the external audit
and the audit report. Shareholders may visit our website (www.
gwpaholdings.com) for share price information, latest business
developments, announcements, corporate governance policies
and practices and other relevant shareholder information.

The Company Secretary is responsible for responding
enquiries from shareholders and other interested parties.
Specific enquiries by shareholders requiring the Board’s and
management’s attention (to the extent it is publicly available
and appropriate to provide) can be sent to the Company, for the
attention of the Company Secretary, by mail to Units 6507-6510,
65/F., The Center, 99 Queen’s Road Central, Hong Kong.

Note: Any such letter from the shareholders should be marked

“Shareholders’ Communication” on the envelope.

The Company will not normally deal with verbal or anonymous
enquiries.

The Company promotes fair disclosure of information to all
investors and uses best endeavours to ensure that disclosures
made by the Company comply with the Listing Rules’ prohibition
against selective disclosure of inside information.

From 1990 to 2018, all annual general meetings of shareholders
held by the Company were attended by the then incumbent
chairman of the Board. During the year, the Company held one
annual general meeting and one special general meeting, and the
attendance records of each of the individual Directors are set out
on page 32 of this Annual Report.
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Shareholders have specific rights to convene special general
meetings. A shareholder or shareholders holding not less than
one-tenth of the Company’s shares may require the Directors to
convene a special general meeting of the Company by depositing
a signed requisition at the registered office of the Company,
pursuant to the Companies Act 1981 of Bermuda, with a copy
to the principal place of business of the Company in Hong Kong,
stating the purpose of the meeting.

Note: Any such written requisition from the shareholders should be
marked “Shareholders’ Communication” on the envelope.

Shareholders can submit a written requisition to move a
resolution at general meeting. The shareholders shall represent
not less than one-twentieth of the total voting rights of all the
shareholders having at the date of the requisition a right to
vote at the general meeting to which the requisition relates, or
shall not be less than one hundred shareholders. The written
requisition must be signed by all the requisitionists and state
the resolution, accompanied by a statement of not more than
one thousand words with respect to the matter referred to in
any proposed resolution or the business to be dealt with at
the general meeting. The requisition must be deposited at the
Company’s registered office pursuant to the Companies Act
1981 of Bermuda, with a copy to its principal place of business
in Hong Kong, for the attention of the Company Secretary, not
less than six weeks before the general meeting in the case of
a requisition requiring notice of a resolution and not less than
one week before the general meeting in the case of any other
requisition. If, after the requisition requiring notice of a resolution
has been deposited at the registered office of the Company, an
annual general meeting is called for a date six weeks or less after
the requisition has been deposited, the requisition though not
deposited within the above-mentioned time shall be deemed
to have been properly deposited for the purposes thereof. The
requisitionists shall be responsible for the relevant expenses
incurred in accordance with the Companies Act 1981 of Bermuda
unless the Company otherwise resolves.

Note: Any such written requisition from the shareholders should be

marked “Shareholders’ Communication” on the envelope.
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The Company held an annual general meeting in June 2018,
during which matters including re-election of retiring Directors,
authorisation of the Board to fix Directors’ remuneration, re-
appointment of external auditor, and grant of general mandates
for the issuance and buy-back of Company’s shares by the
Group, were presented for shareholders’ approval. At such
annual general meeting, details of the poll voting procedures and
the rights of shareholders to demand a poll were set out in the
circular to shareholders. All proposed resolutions were voted by
poll and the poll results were published on the websites of the
Stock Exchange and the Company.

During the year 2018, the Company has not made any significant
amendment to its Memorandum of Association and Bye-Laws.
The Company’s Memorandum of Association and Bye-Laws
is available on the websites of the Stock Exchange and the
Company.

The Company’s forthcoming annual general meeting will be held
on Friday, 21 June 2019. A circular containing, among other
matters, further information relating to the forthcoming annual
general meeting will be dispatched to the shareholders of the
Company as soon as practicable.

Disclosures of Directors’ Information Pursuant to
Rule 13.51B(1) of the Listing Rules

Directors’ Positions Held

On 26 November 2018:

- Mr. Woo Chin Wan resigned as an independent non-executive
Director and the Chairman of the Audit Committee of the
Company; and

- Ms. Liu Yan was appointed as an independent non-executive

Director and the Chairlady of the Audit Committee of the
Company.
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On 15 March 2019:

Mr. Ou Peng resigned as an executive Director, the Chairman
of the Board, Chief Executive Officer and the Chairman of the
Nomination Committee of the Company;

Mr. Chen Zenan was appointed as a non-executive Director,
the Chairman of the Board, the Chairman of the Nomination
Committee and a member of the Audit Committee of the
Company; and

Mr. Huang Hu was re-designated as an executive Director
and was appointed as Chief Executive Officer, and ceased to
be a member of the Audit Committee of the Company.

Renewal of Appointment Letters

On 15 March 2019, the Board approved the renewal of the below
appointment letters:

Mr. Huang Hu as executive Director for a term of three years
commencing from 15 March 2019;

Mr. Meng Xuefeng as executive Director for a term of three
years commencing from 15 March 2019;

Ms. Lv Jia as non-executive Director for a term of three years
commencing from 15 March 2019;

Dr. Song Ming as independent non-executive Director for a
term of three years commencing from 15 March 2019; and

Dr. Sun Mingchun as independent non-executive Director for
aterm of three years commencing from 15 March 2019.

Other Major Appointment

Dr. Sun Mingchun (our independent non-executive Director)
was appointed as an independent non-executive director of
Weimob Inc. (stock code: 2013), a company listed on Main
Board of the Stock Exchange, with effect from 30 July 2018.

For identification purpose only
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Disclosures Pursuant to Rule 13.21 of the Listing
Rules

In accordance with the disclosure requirements of Rule 13.21
of the Listing Rules, the following disclosures are included in
respect of two of the Company’s loan agreements, which contain
covenants requiring performance obligations of the controlling
shareholder of the Company, as follows:

(1) On 1 February 2018, the Company (as the borrower) entered
into a facility letter with a bank (as the lender) in relation
to an uncommitted revolving loan facility in an aggregate
principal amount of up to HK$50,000,000 (or its equivalent
amount in the optional currency(ies)) for a period of 1 year
from the date of acceptance of the facility letter. Pursuant
to the facility letter, the Company has undertaken to the
bank that during the term of the facility letter, (i) Great
Wall International directly or indirectly owns not less than
50.1% of the total share capital of the Company and retains
management control of the Company; and (ii) GWAMCC
directly or indirectly owns not less than 50.1% of the
total share capital of Great Wall International and retains
management control of Great Wall International. A breach
of such undertakings will constitute an event of default
and the bank may terminate the facility letter and demand
immediate payment and/or repayment of all amounts
outstanding (together with interest accrued thereon and any
other amounts owing to the bank) under or in connection with
the uncommitted revolving loan facility from the Company.

On 1 February 2019, the Company and the bank entered into
a supplemental letter to the facility letter to, among other
things, extend the term of the Loan Facility to 1 February
2020. Save for the extension of the Loan Facility and certain
other amendments, the specific performance obligations on
Great Wall International and GWAMCC as disclosed above
remain unchanged.
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(2) On 11 June 2018, the Company (as the borrower) entered
into a facility letter with a bank (as the lender) in relation
to a one-year uncommitted revolving loan facility in an
aggregate principal amount of up to HK$300,000,000.
Pursuant to the facility letter, the Company has undertaken
to the bank that during the term of the facility letter, (i)
Great Wall International directly or indirectly owns not
less than 50.1% of the total share capital of the Company
and retains management control of the Company; and (ii)
GWAMCC directly or indirectly owns not less than 50.1% of
the total share capital of Great Wall International and retains
management control of Great Wall International.

Remuneration of Senior Management

The remuneration of the members of the senior management by
band for the year ended 31 December 2018 is set out below:

(2)

—_
=

EA:”*)\¢/\H+ = ZIS (1’1575'5
BRA) BE—EiR{T EAER )%Tz
ERHY - RABE—FERH—F4X2

%8 _F R /300,000,000/%8 7T 2 JE & &4 Iifré
IRER - BRIBEFREMY - A2 A MRITE
HBREFR RN R BEIR AR E K
MEFE T VR AR BB AR50.1%2 &
- BHRAEHHEMERTEGE RG)FEH
RBEEAERSIBEFETLDRENE
BRABRARS0.1% 2 RiE - BHRAHEANE
YRR

EEEWNE

SREE

BE_ T/ \F+_A=T—RHLFESRE
BEKBIRFMEREE DM T

Number of
members of
senior
management

EREEEKSRE

HK$500,000 - HK$2,000,000 500,000/ 7T- 2,000,000/ 7T 1
HK$2,000,001 - HK$3,500,000 2,000,001 7T~ 3,500,000/8 7T 1

Total &t
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The Board is pleased to submit this report together with the
audited consolidated financial statements of the Group for the
year ended 31 December 2018.

Principal Activities and Segments Information

The Company is an investment holding company. The principal
activities of the Group during the year are property investment
and provision of financial services.

An analysis of the Group’s performance for the year by operating
segments is set out in Note 4 to the consolidated financial
statements.

Business Review

A fair review of the Group’s business and the analysis of its
performance as well as prospects of the Group’s business are
provided in the “Chairman’s Statement” and “Management
Discussion and Analysis” sections of this Annual Report (which
form part of the Directors’ Report).

Major Suppliers and Customers

During the year, the aggregate revenue attributable to the
Group’s five largest customers represented 57% of the Group’s
total revenue and revenue attributable to the largest customer
included therein amounted to 22%.

Save for the continuing connected transactions entered with the
Company’s controlling shareholder, Great Wall International, as
disclosed in this report, as far as the Directors are aware, neither
the Directors, their close associates, nor shareholders who
owned more than 5% of the Company’s total number of issued
shares as at 31 December 2018 had any interest in the five
largest customers.

Since the Group is engaged in property investment and provision

of financial services, in the opinion of the Directors, it is of no
value to disclose details of the Group’s suppliers.
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Financial Results

The profits of the Group for the year and the financial position of
the Company and the Group as at 31 December 2018 are set out
in the consolidated financial statements on pages 115 to 120 of
this Annual Report.

Dividends

The Board resolved not to declare any interim dividend for the six
months ended 30 June 2018 (2017: Nil).

The Board has resolved not to recommend any payment of final
dividend for the year ended 31 December 2018 (2017: Nil).

Five-year Financial Summary

The summary of the results and of the assets and liabilities of
the Group for the last five financial years is set out on page 196 of
this Annual Report.

Investment Properties

All of the Group’s investment properties were revalued by
independent professionally qualified valuers as at 31 December
2018 using the fair value model. Details of investment properties
of the Group are disclosed in Note 6 to the consolidated financial
statements.

Subsidiaries

Particulars of the Company’s principal subsidiaries as at 31
December 2018 are set out in Note 32 to the consolidated
financial statements.

Associates
Particulars of the Group’s principal associates as at 31 December

2018 are set out in Note 32 to the consolidated financial
statements.
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Share Capital

Details of the authorised and issued share capital of the
Company are set out in Note 17 to the consolidated financial
statements.

Distributable Reserves

Distributable reserves of the Company as at 31 December 2018,
calculated under the Companies Act 1981 of Bermuda, amounted
to HK$639,101,000 (2017: HK$639,101,000).

Bank Loans and Other Borrowings

The total borrowings of the Group as at 31 December 2018
amounted to HK$4,858.3 million (2017: HK$1,435.7 million).
Particulars of borrowings are set out in Notes 14 and 15 to the
consolidated financial statements.

Pre-emptive Rights

There is no provision for pre-emptive rights under the Company’s
Bye-Laws or the laws in Bermuda which would oblige the
Company to offer new shares on a pro rata basis to existing
shareholders.

Charitable Donations

During the year, charitable donations made by the Group
amounted to HK$26,000 (2017: HK$33,000).
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Directors 55

The Directors of the Company during the year and as at the date ~ FARNAFEREBHHARRFTEEFNAT
of this Annual Report are:

Executive Directors Title Notes

HITES BT {iEE3

Mr. Ou Peng Appointed on 5 November 2016 and
B IAS o A resigned on 15 March 2019

—T AT ARREEE - R
T hE=A+RARE

Mr. Meng Xuefeng Deputy Chief Executive Officer Appointed on 5 November 2016

hEBEE BIfTHAREL —T-RET-ARBEERRE

Mr. Huang Hu Chief Executive Officer Appointed as non-executive Director

iy e TR ABH, on 5 November 2016 and re-
designated as executive Director on 15
March 2019

T RF - ARBERERIERIT
Ex YR -_ZF-NF=ATHHEH

ERHITES
Non-executive Directors
FHITES
Mr. Chen Zenan Chairman of the Board Appointed on 15 March 2019
RZr S L BEEgEE —ET-NEF=R+HBEEE
Ms. Lv Jia Appointed on 5 November 2016
AfELt —T-RE+—-ARBEEERE
Independent Non-executive Directors
BYFHTES
Dr. Song Ming Appointed on 5 November 2016
REHL —T-RE+—-ARBREERE
Dr. Sun Mingchun Appointed on 5 November 2016
REAFE L —ERF+—ALREERE
Mr. Woo Chin Wan Appointed on 5 November 2016 and
HHEESA resigned on 26 November 2018

—ERF+—ALREEA,

YR ZF—N\F+—AZTNBFHE

Ms. Liu Yan Appointed on 26 November 2018
2%+ —T-)\F+—AZ R BEZE

RERTEZERAERAT T \FFEHRSE | 63



iiiiiia

DIRECTORS’ REPORT
EFRERE

}
I

EFRRTRE-RAEEE  SHABKEER
& FHMEEGRIELEER - TRA MG
WA B SRS S0 E R
AR o

The Board has established three committees, being the Audit
Committee, the Remuneration Committee and the Nomination
Committee. The table below details the membership and
composition of each of the three committees as at the date of
this Annual Report.

/

D

Remuneration Nomination
Audit Committee Committee Committee
Director B2E ERZEE FMHEEE REZE®
Mr. Chen Zenan PRIZ R S M C
Mr. Meng Xuefeng hEESE M
Dr. Song Ming N M C M
Dr. Sun Mingchun FREE LT M M
Ms. Liu Yan 2% 47 + C
C: Chairman of the Committee C. ZECXfF
M: Member of the Committee M: ZEEKE
In accordance with Bye-Law 99 of the Company’s Bye-Laws, 1R#EARRQ 72 A 748 EI9EEE - %f‘?%

Mr. Huang Hu, Mr. Meng Xuefeng and Ms. Lv Jia shall retire by
rotation and, being eligible, offer themselves for re-election at
the forthcoming annual general meeting of the Company.

Ms. Liu Yan and Mr. Chen Zenan, who were appointed as an
independent non-executive Director and a non-executive Director
of the Company by the Board with effect from 26 November
2018 and 15 March 2019, respectively, to hold office until the
next following general meeting of the Company after their
appointments pursuant to Bye-Law 102(B) of the Company’s
Bye-Laws, will retire and, being eligible, offer themself for re-
election as Directors at the Company’s Special General Meeting
to be held on 30 April 2019. For details, please refer to the
circular of the Company dated 4 April 2019.
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Directors’ Service Contracts

Each of the Directors has entered into an appointment letter with
the Company and is appointed for a specific term.

No Director proposed to be re-elected at the forthcoming annual
general meeting has a service contract with the Group, which is
not determinable by the Group within one year without payment
of compensation (other than statutory compensation).

There are no service contracts with Directors that are exempt
under Rule 13.69 of the Listing Rules. No emoluments were paid
to any Directors as an inducement to join or upon joining the Group
or as compensation for loss of office during the year (2017: Nil).

Interests of Directors and Chief Executives

As at 31 December 2018, so far as was known to the Directors,
none of the Directors and Chief Executives of the Company
had any interest or short position in any 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 “SF0Q”)) as recorded in the register
required to be kept under Section 352 of Part XV of the SFO or
as otherwise notified to the Company and the Stock Exchange
pursuant to the Model Code.

Directors’ and Chief Executives’ rights to acquire
shares or debentures

As at 31 December 2018, none of the Directors and Chief
Executives (including their spouses and children under 18 years
of age) had any interest in, or had been granted, or exercised,
any rights to subscribe for shares (or warrants or debentures, if
any) of the Company and its associated corporations (within the
meaning of Part XV of the SFO).

Interests of Substantial Shareholders

The interests of substantial shareholders in the shares and
underlying shares of the Company as at 31 December 2018, as
recorded in the register required to be kept under Section 336 of
Part XV of the SFO or as the Company is aware, are set out in the
table below.
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The Company had been notified of the following substantial AARIER NIFERFNR_Z—NF+_A
shareholders’ interests in the shares of the Company as at 31 =1T—BHBEHNARARIKROERNT :
December 2018:

Approximate

Number of percentage of
ordinary the issued
Name of substantial shareholder Capacity/Nature of interest shares held share capital®
HERITRAN
FERRER B, RmitE BEEERYE BB I
China Great Wall Asset Management Interest in a controlled 1,174,018,094 (L) 74.89%
Co., Ltd.® corporation
FERMKEEEERNHBRAR RiEH AR
China Great Wall AMC (International) Interest in a controlled 1,174,018,094 (L) 74.89%
Holdings Company Limited™” corporation
PRERBEE (BF) ZERER AT kN
Great Wall Pan Asia (BVI) Holding Limited™” Beneficial owner 1,174,018,094 (L) 74.89%
BnEBA
Central Huijin Investment Ltd.? Interest in a controlled 155,000,000 (L) 9.89%
corporation
RRESKREAREEAT? REH AR RS
China Construction Bank Corporation® Interest in a controlled 155,000,000 (L) 9.89%
corporation
B IRTTARID AR AR RiEH AR R
Wan Tai Investments Limited? Beneficial owner 155,000,000 (L) 9.89%
BHRERR QA ExlEEA
The letter “L” denotes the entity’s long position in such shares. [L] R T BERENEERO TR -
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Notes:

(1) Great Wall Pan Asia (BVI) Holding Limited is a wholly-owned
subsidiary of China Great Wall AMC (International) Holdings
Company Limited which, in turn, is wholly-owned by China Great
Wall Asset Management Co., Ltd.. Under the SFO, China Great Wall
AMC (International) Holdings Company Limited and China Great Wall
Asset Management Co., Ltd. are deemed to be interested in all the
shares of the Company owned by Great Wall Pan Asia (BVI) Holding
Limited.

(2) Central Huijin Investment Ltd. holds 57.31% of China Construction
Bank Corporation which, in turn, indirectly owns 100% of Wan Tai
Investments Limited. Wan Tai Investments Limited is therefore a
controlled corporation of China Construction Bank Corporation and
Central Huijin Investment Ltd. pursuant to Section 316 of the SFO.

(3) Approximate percentage was calculated based on the 1,567,745,596
ordinary shares of the Company in issue as at 31 December 2018.

Save as disclosed above, as at 31 December 2018, the Company
had not been notified of any persons who had interests or short
positions in the shares and underlying shares of the Company as
recorded in the register required to be kept under Section 336 of
Part XV of the SFO.

Share Option Scheme

The Company has a share option scheme (the “Scheme”) which
was approved at the annual general meeting of the Company
held on 24 May 2010. The Scheme is designed to motivate the
eligible persons, whose contributions are or will be beneficial to
the performance, growth and success of the Group, to optimise
their future contributions to the Group and reward them for their
past contributions and enable the Group to attract and retain
individuals with experience and ability.

Under the Scheme, the Board may, at its discretion, grant options
to the eligible persons as defined in the Scheme (the “Eligible
Persons”) to subscribe for shares of the Company (the “Shares”).
The basis of eligibility of any of the Eligible Persons to the grant of
any options shall be determined by the Board from time to time
on the basis of their contribution to the development and growth
of the Group.
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The maximum number of Shares which may be issued upon
exercise of all options to be granted under the Scheme (and
under any other scheme of the Company) shall not in aggregate
exceed 10% of the Shares in issue as at the date of the adoption
of the Scheme (the “Mandate Limit”) provided that the Company
may seek approval from its shareholders to refresh the Mandate
Limit. Moreover, the maximum number of Shares which may be
issued upon exercise of all outstanding options granted and yet
to be exercised under the Scheme (and under any other scheme
of the Company) shall not exceed 30% of the Shares in issue
from time to time. The maximum number of Shares issued and to
be issued upon exercise of the options granted to any one Eligible
Person (including exercised and outstanding options) under
the Scheme in any 12-month period shall not exceed 1% of the
Shares in issue from time to time.

There are no outstanding options under the Scheme at the
beginning of the year ended 31 December 2018.

The period within which an option may be exercised will be
determined by the Board at its absolute discretion but no option
may be exercised later than 10 years from the date on which the
option is granted. The minimum period for which an option must
be held before it can be exercised is determined by the Board
upon the grant of an option. The amount payable on acceptance
of an option is HK$1.

The subscription price of the options under the Scheme shall be
determined by the Board at its absolute discretion at the time of
grant of the options but it shall not be less than whichever is the
highest of: (i) the nominal value of a Share; (i) the closing price
of the Shares as stated in the daily quotation sheet of the Stock
Exchange on the date of the Board’s approval of grant of the
option (the “Offer Date”); and (iii) the average of the closing prices
of the Shares as stated in the Stock Exchange’s daily quotation
sheets for the five business days immediately preceding the Offer
Date.

The Scheme will expire on 23 May 2020.

No share option was granted or cancelled under the Scheme
during the year ended 31 December 2018.
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Dividend Policy

The Company has adopted a dividend policy (“Dividend Policy”)
that, in recommending or declaring dividends, the Company shall
maintain adequate cash reserves for meeting its working capital
requirements and future growth as well as its shareholding value.

Under the Dividend Policy, the Company does not have any pre-
determined dividend payout ratio. The recommendation and
declaration of payment of any dividend is subject to the absolute
discretion of the Board, and any declaration of final dividend will
be subject to the approval of the Shareholders.

When deciding whether to propose or declare a dividend and in
determining the dividend amount, the Board shall also take into
account, inter alia, the Group’s actual and expected financial
performance, retained earnings and distributable reserves,
working capital requirements, capital expenditure requirements
and future expansion plans, liquidity position, Shareholders’
interests, general economic conditions and business cycle of the
Group’s businesses, any restrictions on payment of dividends
and other internal or external factors that may have an impact on
the business or financial performance and position of the Group
and other factors that the Board may consider relevant.

The payment of dividends by the Company is also subject
to any restrictions under the Listing Rules and all relevant
applicable rules and regulations in Bermuda, Hong Kong and the
Memorandum of Association and Bye-Laws of the Company.

The Board will continually review the Dividend Policy and reserves
the right in its sole and absolute discretion to update, amend
and/or modify the Dividend Policy at any time, and the Dividend
Policy shall not constitute a legally binding commitment by the
Company that dividends will be paid in any particular amount for
any given period.
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Directors’ Interest in Competing Business

None of the Directors of the Company has any interest in a
business which competes or is likely to compete, directly or
indirectly, or with the businesses of the Group during the year.

Directors’ Material Interests in Transactions,
Arrangements and Contracts of Significance

No transaction, arrangement or contract of significance in
relation to the Group’s businesses to which the Company,
the Company’s subsidiaries, fellow subsidiaries or its holding
company was a party and in which a Director of the Company
or an entity connected with a Director had a material interest,
whether directly or indirectly, subsisted as at 31 December 2018
or at any time during the year.

Management Contracts

(1) A Tenancy Management Agreement was entered into
between a wholly-owned subsidiary of the Company and
Cushman & Wakefield Property Management Limited (“DTZ”)
whereby DTZ is responsible for the management of certain
investment properties of the Group.

The Tenancy Management Agreement was entered for a
term of 2 years commencing from 14 November 2018 to
13 November 2020 and will be renewed automatically on a
year to year basis unless terminated in accordance with the
terms of such agreement. Management fee of approximately
HK$402,387 was paid by the Company for the year ended 31
December 2018.

(2) An Advertising Agency Agreement was entered into between
a wholly-owned subsidiary of the Company and SCMP
Outdoor Media Limited, the then wholly-owned subsidiary
of the Group, whereby SCMP Outdoor Media Limited was
responsible for management of our outdoor billboards, which
are at the exterior wall of 1/F. to 3/F. of Yue King Building at 1
Leighton Road, Causeway Bay, Hong Kong.

The Advertising Agency Agreement ended on 31 May 2018.

Approximately HK$1,356,800 was paid by the Company for
the year ended 31 December 2018.
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(3) A Services Agreement was entered into between a wholly-
owned subsidiary of the Company and Asiaray Advertising
Media Limited whereby Asiaray Advertising Media Limited,
as the exclusive advertising agent, is responsible for
management of our outdoor billboards, which are at the
exterior wall of 1/F. to 3/F. of Yue King Building at 1 Leighton
Road, Causeway Bay, Hong Kong.

The Services Agreement was entered for a term commencing
from 1 June 2018 and ending on 30 April 2020. Approximately
HK$2,558,000 was paid by the Company for the year ended
31 December 2018.

(4) An Asset Management Agreement was entered into between
a wholly-owned subsidiary of the Company and Gaw Capital
Asset Management (HK) Limited pursuant to which Gaw
Capital Asset Management (HK) Limited is responsible
for the management of one of the Company’s investment
properties, Kwai Fong Plaza.

The Asset Management Agreement entered for a term
commencing on 13 June 2018 was restructured on 13
March 2019 and shall continue and remain valid unless
terminated in accordance with the terms of such agreement.
Management fee of approximately HK$3,601,227 was paid
by the Company for the year ended 31 December 2018.

Apart from the foregoing, no contract concerning the
management and administration of the whole or any substantial
part of the businesses of the Company was entered into or
existed during the year.

Permitted Indemnity Provisions

The Company’s Bye-Laws provide that, to the extent not avoided
by the statues, the Directors are entitled to be indemnified out
of the assets of the Company against all losses, liabilities and
costs which he/she may sustain or incur in connection with the
execution of the duties of his/her office or otherwise in relation
thereto.
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Directors’ liability insurance policies containing permitted
indemnity provisions have been taken out and maintained in
force during the financial year and as at the date of approval
of this report to provide appropriate cover for the Directors
and directors of the subsidiaries of the Group in respect of the
relevant liabilities and costs associated with legal proceedings
against them.

Principal Risks and Uncertainties

For more details about the principal risks and uncertainties
in which the Group are facing and also the relevant risk
management objectives and policies, please refer to the “Risk
Management and Internal Control” section contained in the
Corporate Governance Report and Note 31 to the consolidated
financial statements of this Annual Report.

Financial Key Performance Indicators

The relevant financial key performance indicators relating to
the businesses of the Group are set out in the “Management
Discussion and Analysis” section and the consolidated financial
statements of this Annual Report.

Compliance with the Relevant Laws and
Regulations

The Group mainly carries out its businesses in Hong Kong. As
far as the Board and management are aware, the Group has
complied in all material respects with the relevant laws and
regulations in Hong Kong that have a significant impact on the
business and operation of the Group. During the year ended
31 December 2018, there was no material breach of, or non-
compliance, with the applicable laws and regulations by the
Group.
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Environmental Policies and Performance

The Group is committed to the long-term sustainability of the
environment and communities in which it operates. To constantly
enhance the sustainable development and strengthen the
awareness of environmental protection of all staff, the Company
has formulated and implemented the Green Office Policy, and
such policy will be updated from time to time in accordance
with actual market conditions so as to cover more scopes,
thus benefiting the implementation of green office culture.
The Green Office Policy states that the Company is committed
to the materials saving, energy saving, waste reduction, and
strives to minimise the consumption of natural resources and
energy; reduce the creation of waste and recycle material
whenever practical; ensure all waste is disposed of in a safe and
responsible manner; and monitor and evaluate progress and
performance for continuous improvement.

The environment policies and performance of the Group for the
year ended 31 December 2018 is set out in the “Environmental,
Social and Governance Report” section on pages 78 to 103 of this
Annual Report.

Relationship with Employees and Customers

The Group ensures all employees are reasonably remunerated
and regularly reviews the employment policies on remuneration
and other benefits.

Details of the practices in relation to employment are set out in
the “Environmental, Social and Governance Report” section on
pages 78 to 103 of this Annual Report.

The Group maintains a good relationship and close contacts with
the customers and conducts regular review of requirements of
customers.

Retirement Benefits Scheme

The Group’s principal retirement benefits scheme available
to its Hong Kong employees are defined contribution scheme
(the Mandatory Provident Fund) which is administered by
independent trustees. Both the Group and the employees
contribute respectively to the schemes sums which represent a
certain percentage of the employees’ salaries.
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Continuing Connected Transactions

Continuing Connected Transactions — Asset Management
Agreement in relation to the Provision of Discretionary
Asset Management Services

On 29 June 2017, Great Wall Pan Asia Asset Management
Limited (RBIRTEEEEBR AR ("GWPA-AM”) and Great
Wall International entered into an amended and restated asset
management agreement (the “Restated Asset Management
Agreement”), pursuant to which the parties thereto agreed to
amend and restate certain terms of the asset management
agreement dated 19 May 2017 previously entered between
the aforesaid parties. Pursuant to the Restated Asset
Management Agreement, GWPA-AM conditionally agreed to
provide discretionary asset management services to Great
Wall International for a term of three years commencing on 11
October 2017 at a management fee equal to 1.5% per annum
of the assets as consideration for performing discretionary
asset management services. Details of the Restated Asset
Management Agreement and the agreed annual caps set for
each of the four financial years ending 31 December 2020 are set
out in the circular of the Company dated 30 June 2017.

As Great Wall International is a connected person of the
Company under Chapter 14A of the Listing Rules, the entering of
Restated Asset Management Agreement and all the transactions
contemplated thereunder constitute continuing connected
transactions for the Company under Chapter 14A of the Listing
Rules. The Company confirms that it has complied with the
disclosure requirements in accordance with Chapter 14A of the
Listing Rules.

For the year ended 31 December 2018, the aggregate amount
of management fee received by GWPA-AM under the Restated
Asset Management Agreement was HK$31,579,164 which is
within the annual cap for the year ended 31 December 2018 of
HK$40,500,000.

The Group has followed the terms of the continuing connected
transactions conducted during the year as mentioned in the
paragraph above, which were determined in accordance with the
pricing policies as set out in the relevant circular of the Company.
Such continuing connected transactions have been reviewed by
the independent non-executive Directors of the Company who
have confirmed that the transactions have been entered into:
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(@) inthe ordinary and usual course of business of the Group;
(b) on normal commercial terms or better; and

(c) inaccordance with the agreement governing the transactions
on terms that are fair and reasonable and in the interests of
the shareholders of the Company as a whole.

The Company’s auditor was engaged to report on the Group’s
continuing connected transactions in accordance with Hong
Kong Standard on Assurance Engagements 3000 (Revised)
“Assurance Engagements Other Than Audits or Reviews
of Historical Financial Information” and with reference to
Practice Note 740 “Auditor’s Letter on Continuing Connected
Transactions under the Hong Kong Listing Rules” issued by the
Hong Kong Institute of Certified Public Accountants. The auditor
of the Company has issued an unqualified letter containing its
findings and conclusions in respect of the continuing connected
transactions disclosed by the Group in accordance with
paragraph 14A.56 of the Listing Rules and confirmations of the
matters set out in that rule. A copy of the auditor’s letter has
been provided by the Company to the Stock Exchange.

Related Party Transactions

Details of the significant related party transactions, other than
the continuing connected transactions as disclosed above,
undertaken in the normal course of business are provided under
Note 33 to the consolidated financial statements, none of which
constitutes a connected transaction as defined under the Listing
Rules.

Purchase, Sale or Redemption of the Listed
Securities of the Company

During the year ended 31 December 2018, neither the Company
nor any of its subsidiaries purchased, sold or redeemed any of
the Company’s listed securities.
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Code of Conduct for Securities Transactions by
Directors

The Board has adopted the Model Code as set out in Appendix
10 of the Listing Rules as the Company’s code of conduct for
securities transactions by its Directors. Having made specific
enquiry with all Directors, all Directors have confirmed their
compliance with the required standards set out in the Model
Code during the year ended 31 December 2018 and up to the
date of this Annual Report.

Corporate Governance

The Company is committed to maintaining a high standard
of corporate governance. Details of the Company’s corporate
governance practices are set out in the “Corporate Governance
Report” section on pages 27 to 59 of this Annual Report.

Other matters
Major Acquisition

Reference is made to the circular of the Company dated 25 May
2018 (the “MA Circular”), capitalised terms used in this sub-
paragraph have the same meanings as those defined in the MA
Circular.

On 22 February 2018, a joint venture company (“JVCo”) and
GWPA Property | Holding Limited (“GWPA Property”, a wholly-
owned subsidiary of the Company) entered into the Call Option
Deed, under which the Call Option was granted by the JVCo to
GWPA Property in accordance with the Shareholders Agreement
(“Shareholders Agreement”). The exercise of the Call Option
would entitle GWPA Property to purchase the Sale Shares
(representing the entire issued shares of Patrol Hall 12 Limited
(“Patrol Hall 127)) and the Sale Loan (“Sale Loan”) (representing
all of the shareholder’s loan owed by Patrol Hall 12). Patrol Hall
12, through Ray Glory, owns Kwai Fong Plaza.

On 11 May 2018, GWPA Property exercised the Call Option for the
purchase of the Sale Shares and the Sale Loan. The Purchase
Price of HK$725,051,488 would be paid on 13 June 2018 (the
“Completion Date”) by setting off against the outstanding
amount of the Advance owed by the JVCo to GWPA Property.
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Patrol Hall 12 is the sole shareholder of Ray Glory, whose sole
material assets are the property interests held in Kwai Fong
Plaza. Through the acquisition of Patrol Hall 12 pursuant to the
exercise of the Call Option, the Group effectively acquired Kwai
Fong Plaza indirectly.

GW Holding (BVI), the Company’s controlling shareholder, had
given its unconditional written approval to the Acquisition and
the transactions contemplated thereunder in lieu of holding a
general meeting pursuant to Rule 14.44 of the Listing Rules prior
to the publication of the announcement dated 11 May 2018.

Completion of the acquisition of Patrol Hall 12 indirectly owning
Kwai Fong Plaza took place on 13 June 2018. Further details are
set out in the Company’s announcements dated 11 May 2018
and 13 June 2018, and the Company’s circular dated 25 May
2018.

Sufficiency of Public Float

According to the information that is available to the Company
and within the knowledge of the Directors, the percentage of
the Company’s shares which were in the hands of the public
exceeded 25% of the Company’s total issued shares as at the
date of this Annual Report.

Auditor

The consolidated financial statements for the year have been
audited by the auditor of the Company, PricewaterhouseCoopers,
who will retire and, being eligible, offer themselves for re-
appointment at the forthcoming annual general meeting of the
Company.

On behalf of the Board
Chen Zenan
Chairman

Hong Kong, 15 March 2019
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About this Report

This Environmental, Social and Governance Report (the “Report”)
serves as a review on the sustainability efforts and achievements
of Great Wall Pan Asia Holdings Limited (the “Company”, “GWPA
Holdings” or “we”) in 2018. The Report discloses the Company’s
long-standing commitment and responsibilities to environment,
social and governance (“ESG”) areas. As a communication
platform with all stakeholders, the Report also responds to
major stakeholders’ key concerns. The Report is to be read
in conjunction with GWPA Holdings’ 2018 Annual Report, in
particular the Corporate Governance Report contained therein.

Reporting Boundary

The Report covers the Company’s ESG issues, as well as
correlated policies, measures, and activities under the control
of the Company. The Report covers the period from 1 January
2018 to 31 December 2018 (the “Reporting Period”). The Report
encompasses the offices rented and operated by GWPA Holdings,
which are Units 6507-6510, 65/F., The Center, 99 Queen’s Road
Central, Hong Kong.

Approval and Confirmation

The Report was reviewed and approved by the Board in March
2019.

Preparation Basis

The Report complies with all the “comply or explain” provisions
of the Environmental, Social and Governance Reporting Guide
under Appendix 27 of the Main Board Listing Rules (the “ESG
Reporting Guide”) of The Stock Exchange of Hong Kong Limited
(the “Stock Exchange”) and was prepared in adherence to the
following reporting principles: Materiality, Quantitative, Balance
and Consistency.

Feedback to the Report
We welcome your feedback on our sustainability performance
and reporting. You can contact us by mail to Units 6507-6510,

65/F., The Center, 99 Queen’s Road Central, Hong Kong, for the
attention of the Company Secretary.
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Stakeholder Engagement ERZANEE

Stakeholder engagement is an integral part of the Company's #z AJBEE RN R AIE £ Al FF & R F Al sk
promotion of sustainable development. The Company has been R —83{p - ARG —HBBERBTFETE
continuously maintaining good communication and interaction ~ #@m AREF RIFHUBB RN - D T MR
with its major stakeholders through various platforms, in order ~ ABIBT RFHERUFT LA R R AT HFE & R K
to thoroughly comprehend their concerns and demands, and to - #eME BT RN EEHLE BT -
formulate the Company’s sustainable development strategy and

thus to better fulfil its corporate social responsibility.

Communication

Stakeholder Group Channels Frequency Concerns
R AKE R BERE LEES Bx
Shareholders and «  Corporate reports and +  Regularly «  Ensure sustainable protection of
Investors other announcements « Annual/ad hoc their investments
«  Shareholder meetings « Adhoc «  Ensure the completeness,
- Website truthfulness, timeliness and
validity of information disclosure
REREZES . BERERIE - EH - BREERERRRKREENR
. BREX® - BE/TES &
. H9uh . TEH . WREABRBENOTEM EE

- MR AR

Government and «  Corporate reports and « Non-recurring «  Ensure the completeness,
Regulatory other announcements truthfulness, timeliness and
Authorities validity of information disclosure

«  Support economic development

BT B B IR HeE . ERERRE . FEREIE - WBREMRENTEL EE

- R R AR
- IEREERER

Employees « Employee performance « Annually «  Employee benefit
appraisal «  Regularly «  Prospective development

+ Meetings and trainings  «  Depending on « Health and safe working
«  Email and notice board employees’ needs environment
« Team building activities «  Annually
- Festive activities +  Onfestive days

BT - BIXRRFG - BF - BIEF
- g3 E . EH . ORKRERE
. BEREER - REEIFZ2 - REMZEHITIERE
- BEBFEED . 5
- ERES - EFHHAfE

RERTZERERAR T \FFERSE | 79



s

ENVIRONMENTAL, SOCIAL AND GOVERNANCE REPORT
R~ & R E IR

Communication

Stakeholder Group Channels Frequency Concerns
Ezm AR BBERE R Bx
Customers «  Customer satisfaction « Dependingon «  Product and service quality
survey customers’needs ¢  Protection of the rights of
« Interview, site visitand « Dependingon customers and consumers
email customers’ needs
E9S - BPWEBEHRT - RETFPRE - EmTRBEE
- HA BEEEERLEE . BREEFPFZE . REREPKBEBENER
Suppliers «  Public tender « Dependingon « Transparent and fair tendering
+ Interview and site visit needs process
+  Dependingon
procurement needs
e . RFAER - BEFE - BRRATHERARE
- ERNBHER - RERBFE
Professional Group +  Meeting and email +  Adhoc +  Building win-win partnership
HXERE - HHKLEH . TEH - BERHEAERR

General Public

HERR

Materiality Assessment

The Company has always paid attention to stakeholders’
concern. In response to the ESG Reporting Guide’s emphasis
on the materiality reporting principle, the Company conducted
its materiality assessment to review its ESG issues with the
assistance of an independent consulting firm in addition to
the regular communication with stakeholders. We invited the
Company’s management and employees to participate in the
materiality assessment exercise, to understand the ESG impacts

Charitable activities and
donations

BRERYRIBHE

At least once a year »

— .
SFEL—IR .

ERME

ESGa & °

that substantively influence our stakeholders, and thus, to
serve as a reference for the Company to determine the scope
of disclosure in the Report and to establish its sustainability
strategy in the upcoming future.
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The materiality assessment process involves 4 basic steps and is B2 FHE BT MUEEALRE - A TE -
summarised in the following graphic.

Initial step: Identifying ESG issues
E—%  BEIESGHEE

Atotal of 17 ESG issues were screened for the Company by drawing on the ESG Reporting Guide,
international reporting guidelines and from industry benchmarking.
RAFBBBEESCHES| - BERERBERE M TEREE - HEFELE +HEAESGERE -

4

Second step: Ranking ESG issues
B8 HESGHRBEETHRF

Selected ESG issues were incorporated in online questionnaires. The Company’s management and employees were
invited to rank the ESG issues based on their level of importance.

ARRRHERENE TSN LASAENE A B EHENESGHRENTENETHT -

4

Third step: Results analysis

E=L . PWER

Responses were analysed under two dimensions, the “importance to management” and the “importance to
employees” to understand the shared concerns between the Company and employees. As a result, 6 ESG issues
(ranked at 5 or above out of 10 at both management and employee levels) were considered as material.
RARRE [HEBENEZEU | R HEINEEM | MEAREHERETON LW TBRAQXFTNE L Z e
FIEAY) - HEIREAEENRE (EEEBNETHMERE ZORIEL LA L) -

4

Fourth step: Validating the results
FOS  mRER

The Company’s Board validated and endorsed the material issues to ensure that the issues are adequately relevant
to the Company, thereby disclosing in the Report in a targeted manner.

ARBEEERAARVTEREZEUNERBZBHARTAARESE - EMAHHIEMEAREPHE -
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The below materiality matrix illustrates the result of the BEWANAERMATEELEREEFMR °

materiality assessment.

GWPA Holdings Materiality Matrix
RPIREEEEMIEM

10 ]
Supply chain Siticeonupian Compliance th laws
management ————@ EAS and regulations
9 HRpEE ‘; BERER
Produ; fs:ﬂéﬁlblhl‘j = SN - i
8 = employee benefits =
RS TiEH []
w 7 Health and safety ————9®
% Alr p-;:rluta NS 8mission REANRe | Labourstandards
= and management S |
ﬂ L3
E 6 BRI aER
s Wastewater discharge - Employee development @
§ and management PP and training —
® Bk EE ” BT BmaEy|
=
@
; hx é .
= Greenhouse gases .. ‘oreen office measures
B % emission and - e ZERaiaE
E Egm;;ﬁg:;tﬁﬁ \¢T—m— and management
= 5 \. ESENREE
Energy usage and efficiency @ | —9 i Water usage and efficiency
2 fERER RN .__d_,_;—f""' KERERRENE
1 Community engagement and .\\ Environment and .natural
contribution —a ¥ resourcespohcy
HELREEE MBRRAEEBNT
0
0 1 2 3 4 5 L 7 8 9

Employee's level of concern to issues
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As a result of our materiality assessment, 8 issues that are
considered relevant and material to the Company (the “material
issues”) were identified. Meanwhile, the issues of supply chain
management and product responsibility were also found to have
high relevance. Since it is not feasible for us to report on every
issue, the Report was prepared with particular focus on the
material issues as well as other issues of high relevance. Policies
and measures were developed and will be outlined in the Report.

BPREEUFARHEEL AR RELAR
AIREAEZNEE (EEMRE]) - R
HEREENERRERBTREFBETAK
SARRMENERE - AR HMIT RS E - EEE
EHER - ABERRBHENRAIENEEN
FEMEMARSHEBENZERE - BAHIET
MERIER M da it - WHAEARREF AL - TK
I TARB —E-\FHNERUEZENNA

The following table lists the material issues for the Company in

2018 and the corresponding response sections in the Report:

Issues

E

How GWPA Holdings responds
RPREEZERNDE

WENH RN EEE

Compliance with laws and regulations

EFREM

Anti-corruption
R&5

Employment and employee benefits
EIREE TR

Health and safety
[y

Labour standards
TR

Employee development and training
8 TR

Supply chain management

HERERE

Product responsibility
EmEE

Environment

B

Employment and Labour Practice
R 55 TR

Health and Safety

By

Product Responsibility

EmEE

Anti-corruption

R&E=

Anti-corruption
R&5
Employment and Labour Practice

T fm M85 T4

Health and Safety
fRREZ 5

Employment and Labour Practice
TR fm M85 T4

Development and Training
R K E |

Supplier Management

HEmERE

Product Responsibility
EmEE

REBRDERERIE —T— \FFERS
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Environment

The Company attaches great importance to environmental
protection and is committed to minimising the environmental
impact of its daily operation as far as practicable. The Company
strictly complies with laws and regulations that have a significant
impact on the Company’s operation in Hong Kong with air and
greenhouse gas (“GHG”) emissions, discharges into water and
land, and generation of hazardous and non-hazardous waste,
including, but not limited to, the Air Pollution Control Ordinance
(Chapter 311 of the Laws of Hong Kong), the Water Pollution
Control Ordinance (Chapter 358 of the Laws of Hong Kong) and
the Waste Disposal Ordinance (Chapter 354 of the Laws of Hong
Kong). Since the operation of the Company focuses on property
investment and financial services with major activities involving
clerical work and business meetings in an office environment,
the Company poses limited impact on the environment.
Nevertheless, we are aware of the negative impacts that climate
change can have on the Company, and hence, we proactively
assess our business life cycle and come up with corresponding
measures in order to reduce and manage risks. During the
Reporting Period, there were no non-compliance incidents or
infringements in relation to environmental protection that would
have a significant impact on the Company.

The Company’s Green Office Policy (the “Policy”) has been put
into effect since 2017 with the management of green office
established and the green office measures standardised and
implemented. We are committed to fulfilling our environmental
responsibilities, and thus continuously strive to

«  Minimise the consumption of natural resources and energy

«  Reduce the creation of waste and recycle material whenever
practical

+  Ensure all waste is disposed of in a safe and responsible
manner

«  Monitor and evaluate progress and performance of the Policy
for continuous improvements
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Responsibilities in the areas of management, energy
conservation, waste reduction, resources saving and
procurement are clearly stated in the Policy, with corresponding
responsible employees notified. All employees of the Company
are responsible for being aware of the environmental and health
impacts of their work and striving to minimise these impacts
continuously.

The Policy is reviewed regularly to ensure that green office
practices are effectively implemented and monitored. Various
channels are set up to communicate with employees and
to collect their opinions and suggestions on the Company’s
green office practices and performance. Relevant training is
also offered to the Company’s new employees by the Human
Resources Department.

Alongside implementation of the Company’s Policy as well as
employees’ earnest participation, the Company was successfully
granted the title and logo of “Hong Kong Green Organisation”
which is led by the Environmental Campaign Committee
alongside the Environmental Protection Department and in
conjunction with nine organisations. The Company also received
two green certifications, including “Wastewi$e Certificate
(Basic Level)” and “Energywi$e Certificate (Basic Level)”, as a
recognition of the Company’s effort in reducing its environmental
impacts. Besides, we also signed the Energy Saving Charter
issued by the Government of the Hong Kong Special
Administrative Region, clearly demonstrating our continuous
efforts in supporting energy saving.

ZBURAAME T AEEE - SRR RAIREM
BHBREFBETENEME > B T 186

BEET - ARAMMEBTIHEREETHEE
TEHREMZENTZE - X TEE LR

EREHRE -

RRBE SRS ZBRABRE MR A ZIEE
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AIEET AR B TIR ARSI -
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Emission Reduction and Energy Conservation

The Company recognises the importance of emission control, in
particular the emission of GHG. Hence, the Company proactively
takes actions to reduce emission of air pollutant and GHG. In the
business operation of the Company, the sources and emission of
air pollutant and GHG are limited to uncontrolled sources (volatile
organic compounds generated from printers for instance)
and indirect emission from purchased electricity. We have no
self-owned vehicles under control and no leased vehicles for our
operation. Since electric power consumption is the Company’s
major GHG emission source, a number of energy-saving
measures were implemented to reduce power usage and hence
GHG emission.
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According to the Policy, we are committed to the following
responsibilities in energy conservation:

« Turn off lights when not in use and use natural light when
possible

« Turn on the lights at specific spot in the office for employees
working overtime and turn off the other lights in the office
when not in use

«  Turn off air conditioning at or before 7:30 p.m. every day, in
order to save energy

« Provide fans and purifiers to employees in the office after
7:30 p.m.

« Arrange monthly cleaning for air conditioning system

«  Turn off the power of electrical appliances that are not in use
after office hours

« Arrange regular maintenance for electrical appliances

« Affix reminders to all electrical devices to remind employees
of:

«  Switching off lighting, air conditioning, fans and purifiers
after use

« Switching off/switching the office equipment into
standby mode in non-office hours

During the Reporting Period, all employees strictly followed
the energy-saving measures as set forth in the Policy and was
continually monitored by responsible personnel to ensure an
effective reduction in the offices’ electricity consumption, and
hence, a reduction in the cost of electricity.
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Waste Reduction and Resources Saving

The waste generated by the Company mainly comes from daily
office operations, in particular, paper waste. Hence, the Company
makes an effort to reduce paper consumption by encouraging
employees to communicate by electronic means and by applying
double-sided printing whenever possible. Apart from paper
waste, the Company also generates a limited amount of plastic
bottles, aluminum cans and glass bottles. We constantly
nurture our working environment with an environmentally
friendly ambience by educating our employees the importance
of waste reduction and recycling. The Company’s Policy clearly
sets out measures to reduce waste generation and resources
consumption.

According to the Policy, we are committed to the following
responsibilities in waste reduction and resources saving:

« Use electronic means for communication whenever possible
- Apply double-sided printing whenever possible

« Collect and reuse single-sided printed paper and old
envelopes for printing

«  Collect and reuse old box files and apply electronic means for
filing whenever possible

+ Replace rubbish bag not more than twice a week whenever
possible

« Collect and repair computer accessories, electrical
appliances and repairable items for reuse

+ Reuse rechargeable batteries whenever possible

+ Reuse decorating materials
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« Collect recyclable materials for recycling, including:
«  Waste paper
+  Metal
« Plastic
« Used toner and ink cartridges
« Glass bottles
+ Rechargeable batteries

« Encourage employees to use municipal water suppliers,
rather than bottled water

«  Affix reminders near all printers and photocopiers to remind
employees of saving paper

« Affix reminders at collect points and notice boards in the
office to encourage waste recycling

«  Affix reminders on taps in the office to remind employees of
turning tap off after use

Under the Policy, the Company systematically enforced waste
classification and material recycling in the offices. Recyclable
materials such as plastic bottles, paper waste, aluminium cans
and glass bottles were collected by types and were retrieved
by qualified organisations to facilitate and maintain quality of
recycling practices. In 2018, 20 kg of paper was recycled and
handled by qualified recycling companies. The GHG emission
generated from paper waste in landfill is reduced accordingly.
In addition, the Company’s main hazardous waste generated
is toner cartridges. We encourage the use of recyclable toner
cartridges and return used toner cartridges to suppliers for
recycling purposes. In 2018, the Company used a total of 21
toner cartridges, all of which were collected and disposed of by
third parties. We also promoted the importance of water saving
in the offices. The Company’s water is sourced from municipal
supply and controlled by the property management operators.
Despite not having any issue in water sourcing, the Company still
proactively raised the awareness among employees by attaching
reminders next to water taps in order to prevent water waste.
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The Company always encourages employees to avoid the use AAR—HXBET#H2ERARARAENY
of disposable materials. Hence, the collected amounts of %t Bt - RBEHA - WRAERENBR
plastic bottles, paper waste, aluminium cans and glass bottles i ~ BEAL - SR MEE B - ZIBEH
are modest in the offices during the Reporting Period. The ZEHHARARAERGFRESTANKEEETE
implementation of the Policy has shown a positive impact on the ﬁ%@ °

environmental performance of the Company.

Environmental Performance in 2018 —E-\FREEN
Emission Source Quantity Unit Intensity Unit
BERURR E(E] B ZE B
GHG emission

BERBEEEKR

Scope 2 © Indirect emission’

#E— - B

Electric power consumption®  24.03 tonnes COy 0.0022 tonnes CO2e per sq. ft

TR A= E S RS S E
BEAR

Use of resources

BERERA

Electric power consumption  30416.82 kWh 2.81 kWh per sq. ft

BIHER T EURF FTRE " BFAFR

Purchased water 4.64 m3 0.22 m?® per employee

HNEFKE SR SNHEKR/BERET

Wastes

BEZY

Domestic waste® 3.22 tonnes 0.1534 tonnes per employee

AR BIRS NU NWE/HHET

Toner cartridge 21 pieces 1 piece per employee

i (&5 %/ B%ET

1

90

According to A Corporate Accounting and Reporting Standard, Scope 2 is defined as the GHG emissions from the generation of
purchased electricity, steam, heating and cooling consumed by the Company.

RIF(EEZHEARERE)  BE_EBEA/EAARRBLWERNES )1 ROMLRAMELNRERBIHNRE -

The definition, calculation method and relevant emission factors of GHG emissions are referenced to A Corporate Accounting
and Reporting Standard and the Sustainability Report 2017 issued by the Greenhouse Gas Protocol and the HK Electric
Investments respectively

B ERERNESR  sHE AR R ARSI E N2 E R ERBREBRURBEENRES BB MmN (b EZE ERE
TZAEY M Q017 F A F B ERE) ©

The calculation method of domestic waste is referenced to the Monitoring of Solid Waste in Hong Kong — Waste Statistics for
2017 issued by the Environmental Protection Department.

ERRIR O ETESEREREZEHNCEBRARENESRE - —T—FHNGTET)
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Employment

The Company believes that it is incumbent upon our business
to not only drives financial return but also to make lasting
contributions and bring improvement to the society we thrive in,
harnessing the Company’s competencies and our employees’
unique capabilities to generate long-term social benefits.

Employment and Labour Practice

The Company firmly believes that employees are one of our
most important assets. Hence, the Company attaches great
importance to the rights and interests of its employees,
and strictly complies with laws and regulations that have a
significant impact on the Company’s operation in Hong Kong
in respect of compensation and dismissal, recruitment and
promotion, working hours, rest periods, equal opportunity,
diversity, anti-discrimination, and other benefits and welfare,
including, but not limited to, the Employment Ordinance (Chapter
57 of the Laws of Hong Kong), the Employee Compensation
Ordinance (Chapter 282 of the Laws of Hong Kong), the Minimum
Wage Ordinance (Chapter 608 of the Laws of Hong Kong) and
the Sex Discrimination Ordinance (Chapter 480 of the Laws of
Hong Kong). During the Reporting Period, the Company did not
receive any irregularity nor complaint relating to compensation
and dismissal, recruitment and promotion, working hours, rest
periods, equal opportunity, diversity, anti-discrimination, and
other benefits and welfare that have a significant impact on the
Company.

The Company has a sound human resources management
system, and the Company strives to protect the legitimate rights
of our employees and to foster an inclusive and people-oriented
company culture. Under our established management system,
we constantly review our existing measures to ensure that
corresponding changes are made according to updates of the
existing laws and regulations, to make sure that the Company
complies with relevant requirements at all times.
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During the recruitment and promotion process, the Company
strictly implements the Management Methods for Recruitment,
standardising the procedures of employee recruitment. The
Company is committed to adhere to its fundamental hiring
principles of justice, equality and diversification, always working
towards a diversified composition of employees with various
races, education, work experience, nationalities, knowledge
and skills. With the comprehensive recruitment and promotion
mechanism established, we assure that all candidates are
treated fairly. The decision on employment and promotion
is solely focused on the assessment of candidate’s work
experience, technical skills and work performance and does not
take into account individuals’ age, gender, race, marital status,
sexual orientation or physical disability. Besides, the Company
proactively checks the identity certificates of candidates during
recruitment and employment to prevent hiring child labour, and
absolutely prohibits the occurrence of any forms of forced labour.
During the Reporting Period, the Company did not receive any
complaints about illegal child and forced labour that would have
a significant impact on the Company. The Company also enters
into Employment Contracts with employees and sets out the
terms of dismissal of employees, prohibiting any forms of unfair
or unreasonable dismissal. The termination of any Employment
Contract and dismissal of employees are carried out in strict
compliance with the relevant laws and regulations to fully protect
the rights and obligations of the Company and its employees.
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The Company clearly sets out the compensation system and
the types of employee benefits in the Management Methods
for Compensation and Welfare established in accordance
with Hong Kong’s labour legislation, providing comprehensive
employee compensation and benefits package to attract
and retain our employees. The Company determines the
employee compensation package based on the employee’s
work performance and standard market salaries, reasonable
adjustments are then made in due course as a recognition
to employee’s work effort. In addition to a competitive salary,
the Company also provides employees with well-covered
medical insurance and labour insurance, rental reimbursement
allowance, overtime allowance, holiday allowance, monthly
transport and entertainment allowance as part of employees’
total compensation package. The Company also provides study
subsidy to employees to encourage employees to continuously
enhance their knowledge and skills. Moreover, the Company
sets out in employees’ work and rest periods in the Employment
Contracts, which are in accordance with Hong Kong’s labour
legislation. The Company also ensures that employees enjoy
statutory holidays, paid annual leave, sick leave, casual leave,
marital leave and maternity leave.

Development and Training

The Company attaches immense importance to the training of
talents and the establishment of a competent team, committed
to connect employees’ personal development with the Company’s
business development, to provide employees with a wide range
of training opportunities to acquire adequate knowledge and
skills for work, and to cultivate a workplace culture of continuous
learning.
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In order to be in line with the Company’s business development
strategies, the Human Resources Department newly developed
the Training Program 2018. As part of the program, various
professional trainings were arranged on a regular basis, with
no less than 12 sessions of trainings organised annually. Both
internal and external subject experts were invited to deliver
trainings that ranged over a broad array of topics, covering
topics of securities, investment, compliance, code of ethics
and conduct, asset management and capital funding, allowing
financial practitioners to meet the annual requirements of the
Securities and Future Commission (“SFC”) by maintaining a
fit and proper professional competence with knowledge and
skills updated continuously, and meanwhile to learn from team
members and to stimulate an active learning environment.

In addition, the Company also provides induction training for new
employees to enable them to better integrate into the Company.
Training evaluation forms are collected after each session of
training delivered in order to assess the effectiveness of training,
and to make improvements thereafter.
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The Company’s employees attended professional training on Non-Performing Assets
KRARBTILEERTREENF
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Health and Safety

The Company emphasises the importance of occupational
health and safety and is committed to creating a comfortable,
healthy and safe work space for our employees. Since the
Company mainly operates in an office environment, the Company
has limited health and safety hazards as compared to other
industries. The Company complies with laws and regulations
that have a significant impact on the Company’s operation in
Hong Kong relating to providing a safe working environment and
protecting employees from occupational hazards, including, but
not limited to, the Occupational Safety and Health Ordinance
(Chapter 509 of the Laws of Hong Kong). During the Reporting
Period, the Company did not receive any prosecutions in relation
to occupational health and safety that have a significant impact
on the Company.

Various occupational health and safety measures are in place
to prevent and eliminate any occupational hazards, to minimise
any risks in the working environment and to build a healthy,
safe and positive working environment. The Company offers a
versatile medical insurance plan for employees and arranges a
regular body examination for employees and their eligible family
members. We provide flexibility in the body examination and
insurance package to assure our employees can be protected.
The Company invited the insurance provider to hold a briefing
session and provide detailed information of the medical plan
during the Reporting Period. The Company also arranges
employees to participate in fire drills regularly to enhance their
resilience to emergencies. Meanwhile, the Company regularly
carries out air-conditioning system cleaning and establishes
safety and health notice and warning.

The Company actively promotes work-life balance and conducts
various sport and leisure activities regularly for employees,
hiking activities were organised for instance, to help employees
to develop good exercise habits and to prevent them from
exposing to any occupational diseases. Meanwhile, to promote
friendship among employees, and to enhance employees’ sense
of belonging to the Company.
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Operating Practices
Supplier Management

The Company maintains good relationship with our suppliers as
we believe that suppliers are invaluable tools in the quest for
our business success. Hence, the Company newly established
the Guidelines on Procurement (“Guideline”), a comprehensive
supply chain management to manage our suppliers, that mainly
include property management services companies, advertising
agencies and office and stationary suppliers. The Guideline
prescribes the transparent procurement mechanism and clearly
sets out the tendering process, responsible personnel and its
responsibilities, ensuring that suitable suppliers are selected
in an open, fair, just and honest manner with their qualification
verified and in a centralised procurement approach. The
Company strictly selects our product and service providers by
assessing their business reputation, quality, service, price and
terms of sale, aiming to reduce procurement risks as well as to
improve procurement efficiency. In addition, the Company also
pays attention to the social and environmental performance of
suppliers aiming to cooperate with like-minded suppliers that
share similar sustainability philosophy of the Company.

For instance, since property investment is one of the
principal activities of the Company, we pay high attention to
the environmental and the occupational health and safety
performances of our property management service provider. The
Company’s major property management service providers hold
corresponding certifications such as the /SO 90071:20715 Quality
Management, ISO 14001:2015 Environmental Management
Systems — Requirements with guidance for use and OHSAS
18001:2007 Occupational Health and Safety.

The Company monitors the performances of our suppliers
regularly, to ensure that relevant requirements are met.
Meanwhile, we regularly review and amend our procurement
requirements such that we could achieve greater sustainability
in near future.
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Product Responsibility

The Company strives to provide our customers and consumers
with quality products and excellent services, strictly complies
with laws and regulations that have a significant impact on the
Company’s operation in Hong Kong in respect of health and
safety, advertising, labelling and privacy matters relating to the
products and services we provide, including, but not limited to,
the Landlord and Tenant (Consolidation) Ordinance (Chapter 7
of the Laws of Hong Kong), the Securities and Future Ordinance
(Chapter 571 of the Laws of Hong Kong), the Personal Data
(Privacy) Ordinance (Chapter 486 of the Laws of Hong Kong) and
the Main Board Listing Rules. During the Reporting Period, the
Company was not aware of any incidents of non-compliance
with laws and regulations concerning the provision and use of
the Company’s products and services, including but not limited
to, product and service information and labelling, marketing
communications including advertising and promotion, and
property rights including intellectual property rights that have a
significant impact on the Company.

The Company’s Compliance Manual states that the Company
should conduct a systematic due diligence process with our
customers to understand their financial situation, investment
experience and investment objectives in order to ensure that
any recommendation or inducement made is appropriate in all
circumstances. If the Company is exposed to high-risk customer
or business nature, more stringent measures such as the
Enhance Due Diligence measure should be taken to manage in
mitigating such risks.
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As a property investment company, we always choose {ER—RMERERR B BEEEAELR
experienced service providers to manage our properties and HIRGEHEFREBER PN ENMFINES
outdoor billboards. Cushman & Wakefield Property Management (- BRIBPIEBZEERTHEEEARA
Limited, Gaw Capital Asset Management (HK) Limited and &) * Gaw Capital Asset Management (HK)
Asiaray Media Group Limited are selected by the Company Limited R T #EHEBFR QB EEBM
to manage our properties and outdoor billboards. As of 31 HWELKFIIEEE - BE_ZT—/\F+_A
December 2018, GWPA Holdings had the following properties =+1t—H @ REIRGEERNEBE L EIRI

under our management in Hong Kong: N/E
No. Type Address
w5 it LIE ;b d
1 Offices and car parking spaces ~ 20th and 21st Floors and Car Parking Spaces Nos. 21, 22 and 23 on 4th
WA= MoHER Floor, Bank of America Tower, 12 Harcourt Road, Central, Hong Kong
EAPRERE 12 ERBITRO20 R 2118 R4EZ 21 ~ 22 %2350
=Hys
2 Industrial building Ground and 1st Floors, Block B, Ko Fai Industrial Building, 7 Ko Fai
I= Road, Yau Tong, Kowloon, Hong Kong

BENBEMESIEE7REELEAEBEM T K112

3 Office and retail shop The lobby on G/F and the front (or southern) portions of the 1st, 2nd and
MAERTEE 3rd Floors including the staircase therein leading up to the 3rd Floor

and the lift therein serving the 1st and 2nd Floors only and portion of the
canopy on the 1st Floor level, Yue King Building, 26, 26A, 27, 28, 29 &

30 Canal Road West, 1-7 Leighton Road and 41-47 Morrison Hill Road,
Wanchai, Hong Kong

BAEIFESEI26 - 26A 27 ~ 28~ 29X 3058 ~ 1BIHE 1 £ 75 R E
ERIUBARATRRREHTRER - 2R3BZA1E (HEH) (8
RERENER LRGN R 2B ZFEH) - UR1EED £&

4 Industrial building 8th Floor of Block C, Sea View Estate, 8 Watson Road, North Point, Hong
IE Kong
i AR B8 e S AECESE

5 Commercial area and car Kwai Fong Plaza, 177 Hing Fong Road, Kwai Chung, New Territories,
parking spaces Hong Kong
R MORER BERZBEITE1775RES ES
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We assure that all the tenants’ needs are recognised
by requesting service providers to collect the views and
recommendations of the tenants on a regular basis and provide
timely feedback to us. Meanwhile, the Company’s Compliance
Manual also standardises customer complaint handling process,
requiring that all customer complaints to be handled in a prompt
and reasonable manner. When a customer complaint is received,
relevant head of department will first respond to the customer’s
complaint and the case will then be passed to responsible
personnel for further handling. A register of complaints is
maintained to record all customer complaints and the results of
their processing in order to avoid the recurrence of similar events.

The Company also attaches importance to the protection of
customer privacy. The Company’s Compliance Manual and the
Data Security Policy reinforces the importance of confidentiality
and stated that any customer’s confidential information should
be properly and adequately protected from leakage. The
Company neither experienced any customer data leakage, nor
received any complaints about inappropriate use of customer
information during the Reporting Period that would have a
significant impact on the Company.

The Company prohibits any forms of false or misleading
statement in the course of publicity, ensuring that all
advertisements and marketing materials truthfully describe the
matter and are approved in accordance with the provisions of the
SFC before they are issued.
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Anti-corruption

The Company attaches immense importance to employees’
honesty and trustworthiness and have zero tolerance for any
forms of bribery or corruption, all employees are required to
uphold the Company’s anti-bribery and anti-corruption policies.
As contained in the Compliance Manual, a series of measures
were established to manage compliance in a comprehensive,
proactive, independent and adaptive manner to protect the
Company’s core values of honesty, integrity and fairness as well
as its reputation. The Company strictly complies with laws and
regulations that have a significant impact on the Company’s
operation in Hong Kong in respect of bribery, extortion, fraud and
money laundering, including, but not limited to, the Prevention
of Bribery Ordinance (Chapter 201 of the Laws of Hong Kong)
and the Anti-Money Laundering and Counter-Terrorist Financing
Ordinance (Chapter 615 of the Laws of Hong Kong). During the
Reporting Period, the Company did not receive any allegation
against the Company or its employees of bribery, extortion, fraud
and money laundering that would have a significant impact
on the Company. No whistleblowing disclosures related to
anti-bribery and anti-corruption were received.

Understanding that anti-corruption is one of the key
concerns of our stakeholders, the Company has been working
painstakingly to combat all forms of corruption by developing
and implementing a comprehensive set of anti-bribery and
anti-corruption policies. The Company has been strictly following
the Company’s internal policy such as Guidance on Customer
Due Diligence and Prevention of Money Laundering, the Provisions
for the Prevention of Money-Laundering Activities, and the
Whistleblowing Policy, and in 2018, we newly formulated the
Compliance Manual and the Anti-bribery and Corruption Policies
and Procedures, clearly setting out the internal monitoring
systems and procedures, the Code of Ethics for employees, the
declaration and approval procedures of the acceptance of gift
or entertainment, etc., to protect the Company’s integrity and
reputation.
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As for maintaining long-term relations with partners, internal
audit is performed by an independent professional advisory firm
on an annual basis to balance and protect the interests of the
Company and its related parties. Moreover, the Company hires
independent auditor to conduct external audits on the Company.
Malpractice and unethical behaviours are accordingly prevented
and controlled through internal audits and external audits.

The Company’s Whistleblowing Policy provides guidance for
employees to raise complaints in relation to fraudulent acts,
unethical acts or non-compliance with laws and regulations
that may lead to adverse risk on the Company’s reputation.
The Company endeavours to handle all complaints in a highly
confidential manner and is committed to protecting and keeping
the whistle-blower’s identity confidential.

In addition, the Company established an Anti-money Laundering
Working Group (the “Working Group”), responsible for anti-money
laundering affairs, and specialising in customer due diligence
and other compliance matters. In order to enable the core values
of the aforementioned polices to blend into the Company’s daily
operation, the Working Group regularly shares with employees
updates of the SFC’s anti-money laundering guideline by email
and through training programs, to raise employees’ awareness
on anti-money laundering.

Society
Community Investment

The Company places appreciable emphasis on contributing to
the community. We take society-dedication as one of our core
values, engaging with communities to understand their interests
and to give back to the communities. We have established a
long-term relationship with U-Hearts, which is an influential
local charitable organisation. A GWPA Holdings’ volunteer team
is formed under the guidance of U-Hearts, and the team aims
to take part in various volunteering and charitable activities. We
proactively participate in U-Hearts’ charitable activities by means
of donations, material support and volunteering.
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We are proud to announce that we have been granted the logo of B MR B S MKRMER T HEBL SRS
the 2017/18 Caring Company issued by the Hong Kong Council & 183 #)2017/18F & fﬁﬁ)ﬁfﬂ R
of Social Service. This logo recognises our lasting commitment in IR ETR 7 R MIERETH S B EH RS ©
fulfilling our social responsibility.

We consider building up linkages with more charitable HMZEMREEZRERSHBETHE - AR
organisations in the future to serve the community and develop B#t g - WRETIRHEE L2 HEAZEHHER
more channels for employees to participate in charitable & ° AARANZFHELEERSALEREE
activities. The Company strongly supports its employees to ~ BITE{ELERL

contribute to charitable and volunteering activities.
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Activity Means of participation
EE) ZEER
Inner Music Charity Concert 2018 The Company once again funded the Inner Music Charity
[BEfRBEER | BEZ 422018 Concert organised by the SAR Philharmonic Orchestra,
benefiting U-Hearts in providing life education and creating
FAR. 4s > B0 valuable room for youths to grow through playing music with

. peers. Our employees volunteered in the concert through the
.. charity sales of concert souvenir, fundraising for U-Hearts to
support youth development.
RRBBREDRBBELERNN [FBMRER] RSTE
g XF(Mtb—0] EREETSFERAF —RERSE
RELVERBEEGHE T HAEEENNRZEM - HMWE
THEZFEETETETIRE  BBETIESLIREE
Bt —0] 88 XBELFER -

UNICEF Charity Run 2018 - Run for Every Child The Company participated in the UNICEF Charity Run for a
AR REESGREEM2018 second consecutive year, mobilising employees to register

for the event as well as donating to support UNICEF’s global
campaign against AIDS, protecting babies from infected with
HIV at birth by providing suitable treatments. Employees
enjoyed their time spent with colleagues and their families in
this meaningful event.
ARBE_F2NBMEEARELCEREREE  UHER
22N XEBBEHAXSHABERELSSNRIRIA
EHmES  RHEENABEREZREHEAREX T
RERA - BEIMREXEEEAERNEHFERFENXR
AEBHF o
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TO THE SHAREHOLDERS OF GREAT WALL PAN ASIA HOLDINGS
LIMITED
(incorporated in Bermuda with limited liability)

Opinion
What we have audited

The consolidated financial statements of Great Wall Pan Asia
Holdings Limited (the “Company”) and its subsidiaries (the
“Group”) set out on pages 115 to 195, which comprise:

« theconsolidated balance sheet as at 31 December 2018;

« the consolidated statement of comprehensive income for the
year then ended;

« the consolidated statement of changes in equity for the year
then ended;

« the consolidated statement of cash flows for the year then
ended; and

« the notes to the consolidated financial statements, which
include a summary of significant accounting policies.

Our opinion

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 2018, and of its consolidated financial
performance and its consolidated cash flows for the year then
ended in accordance with Hong Kong Financial Reporting
Standards (“HKFRSs”) issued by the Hong Kong Institute of
Certified Public Accountants (“HKICPA”) and have been properly
prepared in compliance with the disclosure requirements of the
Hong Kong Companies Ordinance.
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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 believe that the audit evidence we have obtained is sufficient
and appropriate to provide a basis for our opinion.

Independence

We are independent of the Group in accordance with the
HKICPA’s Code of Ethics for Professional Accountants (“the
Code”), and we have fulfilled our other ethical responsibilities in
accordance with the Code.

Key Audit Matters

Key audit matters are those matters that, in our professional
judgment, 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.

RRENER
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Key audit matters identified in our audit are summarised as  HFIEFET T RO AREFFELSADNT ¢
follows:

«  Valuation of investment properties - REMEMGKE

+  Classification of investment in an associate - REBERRIZOBRRE

Key Audit Matters How our audit addressed the Key Audit Matter
BRETEE BN ET N EEREETEE

Valuation of investment properties Our procedures in relation to management’s valuation
REYFREE of investment properties included:

HREREHREMENMGE - HFIFMRTHRFEE -
Refer to notes 2(i), 3(a) and 6 to the consolidated financial
statements « Assessed the Valuers’ competence, capabilities
E2 BRI MEE20) ~ 3(a) %6 ° and objectivity;

o FHALERMER - e REEIL
The investment properties are a key component of the
Group’s net assets value as at year end and financial + Obtained and read the valuation reports issued by
performance for the year. The Group recognized the fair the Valuers which covered the property valuation
values of the investment properties of HK$3,791.8 million of all investment properties in the Group;
in the consolidated balance sheet as at 31 December - FE SkEEGHEMEENGERS  HRE 85
2018 and the investment properties revaluation gains FEIREME LA
of HK$400.6 million in the consolidated statement of

comprehensive income for the year ended 31 December + Agreed the management data used by the Valuers,

2018.

ZEREYMER BEEEBEFRNEEFENRFAME
RIRMEZEKTD -R_FT-/\F+-_A=1t—8"
ERERNGFAEERBRTHRAREMEAF(ES 791858
BEr k BEEREE_T-N\F+-A=+—81Lt
FENGEEMRERPERIREMREGER400.68 8
PETT ©

including tenancy schedules and relevant details,
to the tenancy agreements of the Group;
REREMERNEESE  BEHEERRER - 8
RN EXEENHEERZ

Assessed the valuation methodologies and the
key assumptions used by the Valuers, including
involvement of our internal valuation specialists;
and

.ﬁﬁmﬁﬁfﬁ@ﬁﬁ E’JTE@H&&F‘%ME““ - B
BABHEZERNSE : &

Involved our internal valuation specialists to
compare the rental yields of similar properties and
capitalisation rates used in the valuation process
to our independently formed market expectation.
EHMNATEEERREUYENE S WEE R
HEBETERNERM L REHFIB LA™
S TRHAEI TELRR o
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Key Audit Matters
BAREITER

How our audit addressed the Key Audit Matter
BANETNMEERRETEER

The investment properties of the Group comprise retail
shops, fresh market, office buildings, industrial buildings
and car parking spaces. Management determined the fair
values of these properties, with reference to the valuation
performed by external valuers engaged by the Group (the
“Valuers”), both using the income capitalisation approach.
The income capitalisation approach involved significant
estimates, the key assumptions used such as rental yields
and capitalisation rates taking into consideration of the
locations, sizes, and qualities of the properties to derive
the fair values of each of the properties.
EEBNREVFEACBRETER  8EEM  WAK
8 IERAEN - EREREREVELTERSZE
BEEEZEMIMNEMEERD ([HERM]) ETRMRE - (HERD
BEARRENMOEBEEZENERNRTE - WRERL
EEREXRMEE fINEESKRER R EM L RATRNE
RER UERIMENMME  KNREE - MSEEE
MR THE -

The valuation was inherently subjective due to the
significant estimates involved. Changes in these estimates
could result in material changes to the valuation of the
properties and hence the results of the Group.

MR REAME - HEARE LRI - ZFHANE
B GEMERELRERE L tMEH EXEN
FBEHBREBARE M -

We found the key assumptions used in the valuations
were supported by the available evidence obtained.

BARRAEPAERR A BREMESERSR
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Key Audit Matters How our audit addressed the Key Audit Matter
ARETSE RAMET A RERARETSE

Classification of investment in an associate Our procedures in relation to classification of
REEARZDERE investment in associate included:

Refer to notes 3(c), 8 and 32 to the consolidated financial
statements.
B2 A I IRERMIEES(0), 832 ©

On 22 February 2018 (the “Acquisition Date”), the Group
acquired equity shareholding of 29.90% with effective
economic interest of 29.90% in Everwell City Limited
(“Everwell City”) with consideration of HK$3,123.4 million.
On 12 April 2018 (“Subsequent Change Date”), due to
the change of its shareholding structure of Everwell City
as well as the shareholding structure of its underlying
subsidiaries, the Group’s equity shareholding in Everwell
City had increased to 35.78% but the Group’s effective
economic interest in Everwell City of 29.90% remained
unchanged.

RZZBE-NF_A-+ZRB ((KEBH])  B5EKE
Everwell City Limited ([ Everwell City]) 29.90 % i z=15i% =
K29.90% B EHED - RERII1284HEBT K=
- N\FNA+=—H ([BEFKHEH]) - B Everwell City
MREREREEHENB AR RERBRLEEE B
S E R Everwell CityWIRR#ELLHIEENESS.78% B &
S E R Everwell CityH) A BUS BERERMEFFE29.90% T o

BAREE QR Z IR E T EMiEF 81

« Discussed with management of the Group and
obtained their assessment to understand the
critical judgements applied on the classification
of Everwell City they applied as at the Acquisition
Date and Subsequent Change Date;

EREE TR BRI EFRENTE - AT RR
Z RS B HA 12 B 5 o A B ¥ Everwell CityD 48
B A A

« Obtained and read the terms and conditions
of Shareholders Agreement for the acquisition
of Everwell City and the Subscription and
Shareholders Agreement in connection with the
change of the shareholding structure of Everwell
City to evaluate the voting rights of the equity
shares of Everwell City owned by the Group and
the proportion of representatives of the Group
in the board of directors of Everwell City as at
the respective Acquisition Date and Subsequent
Change Date;

JEERL 58 B SR 7 B A U B Everwell City B9 {5ER
NG N B B8 E 2 Everwell CityAX 2R IEB MR E &
R R ek - LARE A A5 B P B Everwell City i
IR R MBS B R IR BB B AR E
REFEEverwell CityE=EEE R

«  Checked the calculation of the effective economic
interest percentage of the Group in Everwell City
as at the Acquisition Date, Subsequent Change
Date and the year end date performed by the
management; and
REREERENWERE &4 EE&ZEI%&@ZREI
HiET B AR B Everwell Cityl) A B EF R B
ke &

« Obtained the external confirmation to confirm the
equity shareholdings in Everwell City owned by the
Group as at 31 December 2018.
RZE-—N\F+ZA=+ BB EEEAD
Everwell City &)ty SN EBRERR. ©
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Key Audit Matters
BAREITER

How our audit addressed the Key Audit Matter
BANETNMEERRETEER

The investment in Everwell City was classified as an
investment in associate and accounting for it using
equity method based on the effective economic interest
of the Group in Everwell City. The carrying amount of the
investment in Everwell City of approximately HK$3,403.6
million was recognised in the consolidated balance sheet
as at 31 December 2018 and the share of profit of Everwell
City of approximately HK$280.2 million was recognised in
the consolidated statement of comprehensive income for
the year ended 31 December 2018.

Everwell CltyZ?xéf?ﬁ’\*Eﬁﬁ/‘%ﬁ%ﬂﬂZ&ﬁiﬁEFﬁ
EEEREverwell City B B AR ABHE
)\ﬁE o Everwell City 12 & BREE#3,403.6B 8A& L2
RZB-NF+_A=1T—BRGFaEEABERANER -
Evervve CityZ D imF49280.2B8 8B TEREE T —
NFE+ZA=+—HILFENGE T HRERAER

We found the management’s assessment of the
classification and recognition of investment in Everwell
City as an associate was supported by available
evidence obtained.

BMRAEEEEHEverwell CitylEBIZ R RIMIRE D
18 LR IR AT R IR A PR IS B IR S s -
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Key Audit Matters How our audit addressed the Key Audit Matter
BAREITER BANETNMEERRETEER

We focus on this investment due to the magnitude of the
investment and critical judgements made by management
in determining the classification of this investment as
an associate as at the Acquisition Date and Subsequent
Change Date. Management applied critical judgements
on the classification of Everwell City as at the Acquisition
Date and Subsequent Change Date by assessing the
financial and operating decisions of the Group on the
Everwell City. Based on the Shareholders Agreement for
the acquisition of Everwell City and Subscription and
Shareholders Agreement in connection with the change of
shareholding structure, management assessed its power
to make significant influence of Everwell City’s financial
and operating decision with reference to the voting rights
of the equity shares of Everwell City held by the Group
and the proportion of representatives of the Group in the
board of directors of Everwell City. As such, management
determined that the Group has significant influence
over Everwell City. Accordingly, the Group classified the
investment in Everwell City as an investment in associate
at the Acquisition Date and accounted for it using the
equity method based on the effective economic interest of
the Group in Everwell City.
BPIEINZIRE - BN ERENKER B R EE
¥ H HH%EEZ&%VE?%H@‘%%Q A D AR PR EH VIR E K
TEHE - BEENUEE B H K128 P 2 H B ¥ Everwell
City®y D BE{EH E KAl - 511 =5 E R Everwell City
E’JWF‘&Z«(%JEE& R I5 U BEEverwell CityH)R& R 5%
WEEENERESSHEENRRE - ERE2E &
ﬁl?ﬂﬁE’JEverwe Il CityP## 2 & & E X &k EEverwell
CityEE 2 Mt fl - 71{EHE HEverwell CityB 75 R A& &
RREESATENEN - Bt - EEERE S5EHH
Everwell CityRBEAFEZE S - Al - ESERKEBL
#&Everwell Cityti&BE DI AREE AR ZIRE + WIRIE
EEEREverwell CityW B IR B 2 iR EARR o

Management assessed and determined that the equity
shareholding of Everwell City increased from 29.90% to
35.78% and the effective economic interest in Everwell
City of 29.90% remained on the Subsequent Change Date,
has no impact on the classification and accounting for
Everwell City as an associate.

B I BT E W HETE Everwell CityAy A% & H 151 £129.90 % 1
INE35.78% + NI&EE R HEA + Everwell City#)H UL E
RERMERFE29.90% - ‘%TEvervveu CitylERE & R R D HE
RestRIE R e
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Other Information

The directors of the Company are responsible for the other
information. The other information comprises all of 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, we
are required to report that fact. We have nothing to report in this
regard.

Responsibilities of Directors and the Audit
Committee for the Consolidated Financial
Statements

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

In preparing the consolidated financial statements, the directors
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 Audit Committee is responsible for overseeing the Group’s
financial reporting process.
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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. We report our
opinion solely to you, as a body, in accordance with Section 90 of
the Companies Act 1981 of Bermuda 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 judgment and maintain professional scepticism
throughout the audit. We also:

- ldentify 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.
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INDEPENDENT AUDITOR’S REPORT
1 57 1% YR e

«  Conclude on the appropriateness of the directors’ use of the + ¥HEFRAFELESTEROBEEE
going concern basis of accounting and, based on the audit M4 o RIBAEIRNETRE  BER
evidence obtained, whether a material uncertainty exists BFEREENBEAEENERTEE
related to events or conditions that may cast significant M- EmMAEERYE ESENFEL
doubt on the Group’s ability to continue as a going concern. ERNELETEARE MRBMARB/ETHE
If we conclude that a material uncertainty exists, we are BARATEEN  MBMNELZEBMREFR
required to draw attention in our auditor’s report to the ﬁ%ﬁ% EFAXBEEUBRERP BB
related disclosures in the consolidated financial statements cBERHENBEEIRE - AIBMEEE
or, if such disclosures are inadequate, to modify our opinion. E#H%M ER B mEERZE
Our conclusions are based on the audit evidence obtained AR & B IEFTES E’J%;ﬁr’_ /oA R
up to the date of our auditor’s report. However, future events REEFIBEAATEER BEEETEFE
or conditions may cause the Group to cease to continue as a B o

going concern.

« Evaluate the overall presentation, structure and content « AIEAREMBEMEROERBIRIN - &8

of the consolidated financial statements, including the MAD  BIERE  UREGEEMBHRER
disclosures, and whether the consolidated financial BHRERBABBERZZHMNEIE -

statements represent the underlying transactions and
events in a manner that achieves fair presentation.

« Obtain sufficient appropriate audit evidence regarding the &t Emllﬁqﬁ‘%gji%%%fﬁiﬂmﬁﬁﬁ%ﬁ 4=k

financial information of the entities or business activities BHFARE  EENETRE  UEHESE
within the Group to express an opinion on the consolidated MBmERERER - KMAEE EXEE
financial statements. We are responsible for the direction, M EBAMHIT c HMAERTER
supervision and performance of the group audit. We remain EEREEE -

solely responsible for our audit opinion.

We communicate with the Audit Committee regarding, among BREMEIEI - HMEEZLZE BB T 518
other matters, the planned scope and timing of the audit and HVETHE - KEALH EXEFERE - 8

significant audit findings, including any significant deficiencies in & FIFEZF &+ B Rl A B0 B2 1% B9 (£ (1] B AR
internal control that we identify during our audit. Ba o

We also provide the Audit Committee with a statement that we HFIERBEZZESRIER - HARMEF
have complied with relevant ethical requirements regarding &ABEBMMNHEBERERER - W EMF
independence, and to communicate with them all relationships BB A AL M ER RS ERMIE LMD
and other matters that may reasonably be thought to bearonour  FTEBIRMEAMEIE - UK RAEFEROBRT -
independence, and where applicable, related safeguards. FERE R E RS o
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INDEPENDENT AUDITOR’S REPORT
1 57 1% YR e

From the matters communicated with the Audit Committee, we HEBZZESEBNEIEF - KPIETHLL
determine those matters that were of most significance in the FEHNPLEMBBRINETRAER -
audit of the consolidated financial statements of the current MK AREFIE - KPIEZBA RS HE
period and are therefore the key audit matters. We describe these Mg EIH - RIEEFEEZRTIATLARABREE
matters in our auditor’s report unless law or regulation precludes 4 IH - HAERHKERLWNFERLT - MREETE
public disclosure about the matter or when, in extremely rare EiERMEEF ERESTHENN A @B RE
circumstances, we determine that a matter should not be BEAEMNARFEE @ HVRENEERS FE
communicated in our report because the adverse consequences  iZEIE ©

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 HEXRBIZBMBENETEEEBRARSSE

independent auditor’s report is Li Lien. oo
PricewaterhouseCoopers EERUKESMSBKAT
Certified Public Accountants B ETAD

Hong Kong, 15 March 2019 B/ —E-hEF=ATHA
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CONSOLIDATED BALANCE SHEET

u/"l‘/\%’z: \1%%%

31 December

31 December

2018 2017
—E-N\F —E—+F
+=A=+—8 +tZA=1+—H
Notes HK$’000 HK$'000
B aE FET FH&T
ASSETS BE
Non-current assets EMBNEE
Property, plant and equipment WS - e R ERE 5 4,073 5,309
Investment properties LAY 6 3,791,800 1,781,500
Investment in associates REtE RN T 2 & 8 3,405,706 2,607
Financial asset at fair value BRAFEFAEBERZ
through profit or loss EREE 9 1,141 -
Available-for-sale financial asset AHEE SRMEE - 1,196
Restricted cash ZR IR 9,199 -
Loan receivable R E K 10 115,903 =
7,327,822 1,790,612
Current assets mENEE
Accounts receivable JEUFRIE 11 3,064 8,986
Prepayments, deposits and BRNER ke k
other receivables H A fE MR IR 12 12,765 1,445,002
Cash and bank balances B MIRTTAE R 26 169,593 118,561
185,422 1,572,549
Total assets BEE 7,513,244 3,363,161
LIABILITIES A&
Non-current liabilities EmEAE
Deferred income tax liabilities BLEFSTHAE 13 1,913 1,814
Other payables and accrual liabilities EffEMFIBKLEFEE 16 125,262 3,845
Loans from an intermediate REFBEERAFZER
holding company 14 3,915,009 1,435,668
Bank borrowings RITEE 15 893,529 -
4,935,713 1,441,327
Current liabilities mENAE
Amount due to an intermediate e R R A A
holding company 91
Amounts due to associates AN NS F S 8 958 1,054
Other payables and accrued liabilities ﬁ{ﬁf&iﬁwﬁ&%aﬂé%\ 16 52,664 24149
Current income tax liabilities BNERFR SR B tE 1,432 6,527
Bank borrowings IRITEE 15 49,792 -
104,937 31,730
Total liabilities ARG 5,040,650 1,473,057

RERTEZERERAT —
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CONSOLIDATED BALANCE SHEET (Continued)
GeREARRE (8)

31 December 31 December

2018 2017
—g-N\F Tt
+=A=+—8 +tZA=1+—H
Notes HK$’000 HK$'000
B aE FET FH&T
EQUITY E=

Capital and reserves BN
Share capital fix 17 156,775 156,775
Reserves ERi= 18 2,315,819 1,733,329
Total equity i 2,472,594 1,890,104
Total equity and liabilities wESkEE 7,513,244 3,363,161

The notes on pages 121 to 195 are an integral part of these 121 BEF 1958 2 s AL E4RE M BHRE

consolidated financial statements. Z 8D
Mr. Chen Zenan Mr. Meng Xuefeng
BOZERI KL HTEEE
Chairman Director

*E =
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CONSOLIDATED STATEMENT OF COMPREHENSIVE INCOME

GAEmIKER

Year ended 31 December

BE+-A=1t—-HLFE
2018 2017
—BE-N\FE —Z—+F
Notes HK$°000 HK$000
BiEE TET TAT
Revenue Wz 4 144,874 122,953
Other income HAWA 2,375 322
Cost of production HEERA (5,232) (5,184)
Rental and utilities He k& (17,461) (12,212)
Depreciation e 5 (2,004) (1,656)
Other operating expenses HAh & Z 20 (69,585) (59,531)
Fair value gain on investment properties HEYENTFENRE 6 400,561 221,000
Operating profit KRBT 453,528 265,692
Net finance cost B TSP AN FRR 21 (143,674) (3,805)
Share of profits/(losses) of associates FERBENRRF,(ER) 279,717 (404)
Profit before income tax BRETSBAIZ R 589,571 261,483
Income tax expense FTSfHAY 22 (6,116) (12,325)
Profit for the year 2ERF 583,455 249,158
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CON&MJDNHH)SHHEMENTOFCOMPREHENS“@HNCWHE(kmﬁmmd

GarmlER (F

Year ended 31 December

BE+-A=+—HLHFE

2018 2017
—E-N\F —t5
Notes HK$’000 HK$'000
B e iR FAET
Other comprehensive (loss)/income Hth2m (F8), WA
ltem that may be/has been reclassified Hignl /BEFHEE
subsequently to profit or loss: Bm AR ¢
Currency translation difference MEREREEL
on consolidation PEN =58 (965) 1,563
(965) 1,563
Other comprehensive (loss)/income 2EHMRE (FE)/
for the year, net of tax WA (BRBi%) (965) 1,563
Total comprehensive income for the year 2EPHKRAELEE 582,490 250,721
Profit attributable to: FAERBR
Shareholders of the Company ZiN/NG] |1 583,455 249,158
Total comprehensive income attributable to: FE{E 2 UR A 48 :
Shareholders of the Company ANERRR 582,490 250,721
Earnings per share BRER 24
Basic HAR HK37.22 cents /&1l HK15.89 cents &1l
Diluted s HK37.22 cents #81ll HK15.89 cents 1l

The notes on pages 121 to 195 are an integral part of these

consolidated financial statements.

118 |

F121BEF1958 2 Mz AL E4R
2 —EBD °

SlUpvE e

GREAT WALL PAN ASIA HOLDINGS LIMITED Annual Report 2018



s

CONSOLIDATED STATEMENT OF CHANGES IN EQUITY

Y TS

Year ended 31 December 2018

BE-_Z—\E+-_A=1+—BItEE

Attributable to owners of the Company

FARERAEL
Reserves
it
Share Share Contributed  Merger Other  Retained

capital  premium  surplus  reserve  reserves profits Total

BE  RGEE HABR ARG HMBE RERN  4ER

HK§000  HK$000  HKS000  HKS000  HK$000  HK$O000  HK$O000

Thr Thr Tt  TEr TR TEr  Tin

Balance at 1 January 2018 RZE-\E-A—-HEH 156,775 50,382 310,841 (9,011) 334939 1,046,178 1,890,104
Comprehensive income 2EUA

Profit for the year TERET - - - - - 583455 583,455

Other comprenensive loss E2EEE - - - - (965) - (965)

Total comprehensive income 2AUAEE - - - - (965) 583,455 582,490

Balance at 31 December 2018 R-E-NE+-A=1-REs 156,775 50382 310841  (9,011) 333974 1,629,633 2,472,59%

Balance at 1 January 2017,as previously reported ~ ®N=E—+F—F— &5 (MAIZH) 156,775 50,382 310,841 - 334454 786,908 1,639,360

The Acquisitions (Note 2(c) WE S5 (FiEal) - - - %0860 (078 10112 39,504

Balance at 1 January 2017 as restated RZF—+5-R-RiH (EE3) 156,775 50,382 310841 30560 333376 797020 1,678,954
Comprehensive income 2EUA

Profit for the year TERET = = - - - 249158 249158

Other comprehensive income Ef2EBA - - - - 1,563 - 1,563

Total comprehensive income 2EUAEE = - - - 1563 249158 250721

Transaction with shareholders HREZR A

Acquisition of the subsidiaries -4 NG = = - (3957) - - (39571)

Total transaction with shareholders HREZRAEE = = - (39571) = - (39671)

Balance at 31 December 2017 REB-tETZA=T-REH 156,776 50,382 310841 0011) 334939 1046178 1,890,104

The notes on pages 121 to 195 are an integral part of these

consolidated financial statements.
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Z—8btn o
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CONSOLIDATED STATEMENT OF CASH FLOWS

SellemER

Year ended 31 December

BE+t-A=t-HLEE

2018 2017
—E-N\F —E—+t5F
Notes HK$°000 HK$000
Bz FaEx FET
Cash flows from operating activities RETFHZHESRE
Cash generated from operations KEEE RS 26(a) 1,518,527 44,836
Hong Kong profits tax paid BREBMEH (11,112) (8,308)
People’s Republic of China (“PRC”) income tax paid BFREARIEME ([HE]) FAEH - (2,755)
Net cash generated from operating activities RESEENEY 7 EE S 1,507,415 33,773
Cash flows from investing activities RETBZHAERE
Purchase of property, plant and equipment BAYE - MBERRE 5 (935) (4,505)
Addition of investment properties REREWE 6 (818) -
Interest received BIFE 152 40
Loan to a third party RE=HEHER (116,700) -
Investment in an associate REERR 2 %E 8 (3,123,382) -
Payment of deposit for investment TREFREEDRIZESE
in a proposed joint venture - (1,435,668)
Purchase of available-for-sale financial asset BATMEHECSREE - (1,174)
Acquisition of business and subsidiaries W KK B AR 25 (714,319) (39,571)
Restricted cash XBRHEES (9,199) -
Net cash used in from investing activities KEEEAZFRE (3,965,201) (1,480,878)
Cash flows from financing activities BMETBCHERE
Proceeds from loans from an intermediate REFEERARZ
holding company B FE0E 26(c) 2,479,342 1,435,668
Proceeds from bank borrowings RARITERZFEFIR 15 52,013 -
Interest paid BB (22,410) =
Net cash generated from financing activities BB ETHEA L ERS 2,508,945 1,435,668
Net increase/(decrease) in cash and cash equivalents Re MRS SEFEN,/ () 51,159 (11,437)
Effect of changes in foreign exchange rate [ERGE B (127) 543
Cash and cash equivalents at 1 January R—A—BzR&KREEE 118,561 129,455
Cash and cash equivalents at 31 December Wt-A=+—HBZzR&MREEE  26() 169,593 118,561

The notes on pages 121 to 195 are an integral part of these ZE121BFF1958 2 it A 54 K®mE
consolidated financial statements. T — R o
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
b5 0 W B ok I At

1.

(a)

Corporate information

The Company is incorporated in Bermuda as an exempted
company with limited liability. Its principal place of business
in Hong Kong is Units 6507-6510, 65/F., The Center, 99
Queen’s Road Central, Hong Kong.

During the year, the principal activities of the Company and
its subsidiaries (collectively referred to as the “Group”) are (a)
property investment and (b) financial services.

Summary of significant accounting policies

The principal accounting policies applied in the preparation
of these financial statements are set out below. These
policies have been consistently applied to all the years
presented, unless otherwise stated.

Basis of preparation

The financial statements have been prepared in accordance
with Hong Kong Financial Reporting Standards (“HKFRSs”).
They have been prepared under the historical cost
convention, as modified by the revaluation of investment
properties and financial asset at fair value through profit or
loss, as further explained below.

. REEH

ARBI/—FKRAREAMKL 2 EFHR
BEREERR - ARRIREBRBZERER
WHSEBERANETINRFERD L66E
6507-6510% °

RAFE » KRB REWMBLRRE (5l [ R
S8 ) 2EBXHBREE@QVERER(D)E
BOARTS -

. EEETTHERRBE

AN EWERRAEAZEIBZEABER
FIEINT - BRE AR - L FEEBEK
EERMERRAEERFE -

mREE

AP BRI DBEEFEMBRELE ([F
B BMEED]) R - NUBRKRIIR
BELRATBRERE  YEE[RBREY
ENBRAFEFABRGZEREERF
FHIBER I e
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (Continued)

& W Ok R (81)

MT
2. Summary of significant accounting policies 2. EEETBERAE (&)
(Continued)
(b) Changes in accounting policy and disclosures (b) B BRZEHREKE
() New and amended standards adopted by the Group (i) KEBERAZFT5T RASISETER)
The following amendments to existing standards that is NTEAEEFBHEAEN BTN
relevant to the Group are mandatory for the first time for the T-N\F-—A—BRABZHBRFEEHRNR
financial year beginning 1 January 2018. ] 14 B A
The Group has adopted the requirements of HKFRS 15 AEEDRMNB BB I@ELERIE 155 —
“Revenue from Contracts with Customers” and a number of [ZEPEHRAl RERZEER ZRE
interpretations and amendments to standards which have k1gE] - BHAEENEGE M EwER I &
had an insignificant effect on the consolidated financial BREALE -
statements of the Group.
Adoption of HKFRS 9 by the Group EEEBRNE B IR EERFEIF
HKFRS 9 addresses the classification, measurement and %Eﬁﬂﬁ%iﬁii ARl emEERS
derecognition of financial assets and liabilities; introduces BEEZHER  FTERKRIEHERILS ALY
new rules for hedge accounting and a new impairment model HEEFEZ %ﬁ RBIAR 2@ EERER
for financial assets. Set below are the disclosures relating to Ko TXHRBRAEERNEBTBRESE
the impact of the adoption of HKFRS 9 by the Group. BIIZE Q5% < o2
Reclassification from available-for-sale financial assets to AR ESHEEBEN D HEEIZELFE
fair value through profit or loss (“FVTPL”) FABE ([N FEFAER J )
Original
carrying  New carrying
amountunder amount under
HKAS39asat HKFRS9asat
31December 1January 2018 Effect on the
2017 R=ZE-/\¥ Effectonthe consolidated
Original New measurement R-B—tF —HA—H  consolidated  statement of
measurement category TZA=+—-HB REEBHHE statementof comprehensive
under HKAS 39 under HKFRS 9 ERETER REER  profitorloss income
Financial assets BAGTEREN BENKREENRSE  FOHET  FoREEMN HiRe  HEE2E
tREE ZREGEAR  ZHESE ZEEEHE FIREE BERNYE WERNVE
HK$'000 HK$'000 HK$'000 HK$'000
FHT AT AT AT
Financial assets at fair value Available-for-sale  Financial assets at fair
through profit or loss financial assets value through profit or
RAVET A BRI EREE WHEEEMEE  loss
BRATHEF A ERAER
BE 1,196 1,196 - -
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (Continued)

A/T

2.

(b)

(i)

& W B ok WAk (1)

Summary of significant accounting policies
(Continued)

Changes in accounting policy and disclosures
(Continued)

New and amended standards adopted by the Group
(Continued)

Adoption of HKFRS 9 by the Group (Continued)

As at 31 December 2017, the Group’s available-for-sale
investment in an investment fund does not meet the
criteria to be classified either as at fair value through other
comprehensive income (“FVOCI”) or at amortised cost and the
investment with fair value of HK$1,196,000 was reclassified
to financial assets at fair value through profit or loss (“FVPL”)
at 1 January 2018. The investment was measured at its
recent transaction cost as at 31 December 2017, as such,
there is no fair value gain/loss to be transferred from the
available-for-sale financial assets reserve to retained profits
on 1 January 2018 of such reclassification.

Summary of significant accounting policies

The new or substantially revised accounting policies
implementing HKFRS 9 which replace the existing HKAS 39
policies has disclosed in Note 2(1). The accounting policies on
hedge accounting are substantially unchanged and are not
repeated.

RERTEZERERAT —

2. EEETBRAE (A)

(b) B BER2EBRIKE (F)

(i) FEBIRP 2 H5] RASIETER] ()

EEBRAEER B EERFEIN (&)

RZZT—+tF+=ZA=+—8 ' x&EER
ESRECZIHEHERETNTENBEARIE
AFEFAEMEZEKA ([E2QFEE
AE@%E%AD&&%%&K“*W
B RZFTE—-—N\F—H—HB AFER
1,196,000 B TR EHEFH D EEZ QT
Bt ABxm ([BRAFEGFAER] e/
BE #ZRERAR-_ZT—tF+=A=
T—BHREHARZKAGE Bt - K=
T-NF—A—B LlEHS>EMET
AAFEREZ,BEEETHEE SR
BERBERZREETN -

EETTHEGE
7:.,\ B BHREERFESRUBMKREAE
BEETERIFEIR M HELEKREFTH

BHBERERI 20  $hE i Et
BERATE  BRBER -
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (Continued)
e M B R I ()

2. Summary of significant accounting policies 2. EEETBERAE (&)
(Continued)

(b) Changes in accounting policy and disclosures (b) Bt BRZSERIKE (&)
(Continued)

(i) New standards and interpretations not yet adopted (ii) (R 2 FTETER R 2 FE

New standards, amendments and interpretations, that are HMALEBM@ T ER - BT RRED
relevant to the Group, have been issued but are not effective B MR- N\E—A—BRRZH
for the financial year beginning 1 January 2018 and have not BEERARER - BRREFHER -

been early adopted.

Applicable for accounting periods beginning on/after BARZZ-—NEF—A— B AERBZ
1 January 2019 = u‘f',HﬂF'ﬁ

HKFRS 16, “Leases” BB EHEERE16% [HE )

HKFRS 16 will result in almost all leases being recognised ERERMEMEZRNERETENGE
on the balance sheet, as the distinction between operating AN BAMBREENE 16K GEBCL
and finance leases is removed. Under the new standard, THEHENEEREEBBERTHER - B
an asset (the right to use the leased item) and a financial BEETER - UEE (HEEB MFERE)
liability to pay rentals are recognised. The only exceptions RemBEaMESERR  HEREHK
are short-term and low-value leases. EEHRENELLS -

The accounting for lessors will not significantly change. HHEAZ S RERTEREEAET) -

The standard will affect primarily the accounting for E%L;EE'JH_TEE$Z%ZIS%.Z<<( s HEMmEE
Group’s operating leases. As at the reporting date, the J*;EE ARERH ASEEANTTBH
Group has non-cancellable operating lease commitments o 7TE1 7?@3'7‘7%36 424,000 7T (R 5E
of HK$36,424,000 (see Note 28). However, the Group has 28) o AT © ANEE R AR HEE A UL FAE
not yet determined to what extent these commitments will MARARRNKERLIBEEE RBENRE
result in the recognition of an asset and a liability for future B REtBAAZEREENRMNLEAS
payments and how this will affect the Group’s profit and MER D o

classification of cash flows.

Some of the commitments may be covered by the exception i AER e A HAR R E REEREMS
for short-term and low value leases and some commitments BER - MEBDAENRESRTIHFEEE
may relate to arrangements that will not qualify as leases B HREERIE 16908 FHEERZHE -

under HKFRS 16.

The standard is mandatory for first interim periods within ZEAR-_ZF-NF-—H—Bsz&RR
annual reporting periods beginning on or after 1 January B 4F [Z S B FE O B9 & E Hp EA B R 0 IR
2019. At this stage, the Group does not intend to adopt the o MABEER - AEBE TN EAA H
standard before its effective date. The Group’s activities RIER N2 B 2ER - REBIEREHEAMNE
as a lessor are not material and hence the management BATEXR - At EEERHATSEHH
does not expect to have significant impact on the financial BRREEEATE -

statements.

124 | GREATWALL PAN ASIA HOLDINGS LIMITED Annual Report 2018



Vil

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (Continued)

A/T

2.

()

& W B ok WAk (1)

Summary of significant accounting policies
(Continued)

Application of business combination under common
control

Acquisition of subsidiaries

On 6 October 2017, the Company (the “Purchaser”), through
its wholly-owned subsidiaries, completed the acquisition
of the entire issued share capital of each of Great Wall
Pan Asia Asset Management Limited (R¥IRIEEEEIEHS
R A 7)) (the “First Acquired Company”) (together with its
respective subsidiaries, the “First Acquired Group”) and
Great Wall Pan Asia Corporate Finance Limited (& ¥ %% op
A& AR A A]) (the “Second Acquired Company”), (together
with the First Acquired Group, the “Acquired Group”) (the
“Acquisitions”) from China Great Wall AMC (International)
Holdings Company Limited (B &#EE(BEIERER D
A]) (the “Vendor”), an intermediate holding company of the
Company. The considerations of the Acquisitions for the
First Acquired Group and the Second Acquired Company
are HK$38,701,969 and HK$868,834 respectively. The
considerations were settled in cash on 6 October 2017.

The considerations of the Acquisitions recorded in the
consolidated financial statements represents the fair values
at the date of completion of the Acquisitions.

RERTEZERERAT —

2. EEETBRAE (A)

(c) ERHAEESIT 2 RBE 6

WrBHTE 2 A

RZZB—tF+ARA  XRRUTEHR]
BRHZEWB AR TR AR BE RN EE
(B ZERBRQE (TEF ] (RARZ
SAllkz “”T)Hﬂz%ﬁﬁ%ﬁﬁé?%ﬁﬁ
RAA ([E—WBAR]) CEREENE
RAE GEIE-WEEE]) REMIRE
MEARARA ([FZWBLF]) CGERE
—WEEE sECWEEE]) (KB
ZH]) REZEHEBTRA - £
SERFE_WBARZWBERRED 5
#%38,701,96978 JT [ 868,834 T - % &
REER _ZF—LFTARNAURSEN -

KRB BRERBEGEZUBEERERERK
BEENTHKABPZAFE-
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (Continued)

A/T

2.

()

126

& W B ok WAk (1)

Summary of significant accounting policies
(Continued)

Application of business combination under common
control (Continued)

Acquisition of subsidiaries (Continued)

Upon completion of the Acquisitions, the Acquired Group
became the wholly-owned subsidiaries of the Company.
As the Company is an indirect subsidiary of the Vendor, the
Acquisitions were accounted for as a business combination
under common control. Accordingly, the consolidated
financial statements of the Group for the year ended 31
December 2017 were prepared using the principles of merger
accounting as prescribed in Hong Kong Accounting Guideline
5 “Merger Accounting for Common Control Combinations”
issued by the Hong Kong Institute of Certified Public
Accountants, as if the Acquired Group had been combined
with the Group from the earliest date when the Acquired
Group first came under the control of the Vendor.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (Continued)
GAMB@MENE (F)

2. Summary of significant accounting policies 2. EEETBERAE (&)
(Continued)

(c) Application of business combination under common (c) FEAHEZEHI T 2% K& 6f (&)
control (Continued)

Acquisition of subsidiaries (Continued) WEKE 2 a (1)
Consolidated statement of comprehensive income FREZERAR
For the year ended 31 December 2017 B2 —F—+F+—H=14—HIFE

The Group  Effect of business
(before business  combination under
combination under - common control of

common control)  the Acquired Group Consolidated

A5E ENBEEE

(HREHT HEEHIT 2
ZEBEHE)  EBEHMTE Gy
HK$'000 HK$'000 HK$'000
BETT BT BT
Revenue Was 61,325 61,628 122,953
Direct operating costs BREEENA (39,433) (38,828) (78,261)
Profit before tax Il 238,653 22,830 261,483
Income tax expenses FEHRX (7.973) (4,352) (12,325)
Profit for the year 2ERF 230,680 18,478 249,158

Attributable to: AT RIRELS -

Owners of the Company ARAHEEA 230,680 18,478 249,158
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (Continued)

0 W Wk Ik (50

2. Summary of significant accounting policies

(Continued)

(c) Application of business combination under common

control (Continued)
Acquisition of subsidiaries (Continued)

Consolidated statement of financial position
At 31 December 2017

2. EEETBERAE (A)

(c) ERHARES T 2XHK &6 (B)

WiEH B 2 7 (&)

RE BN T
R-FE—+F+-_H=1—H
The Group  Effect of business

(before business  combination under
combination under - common control of

128

common control) the Acquired Group Adjustments Consolidated
A5E ERESE
(LEEHT HEAEH T2
LEBEHE)  FRelne HE aff
HK$'000 HK$'000 HK$'000 HK$'000
AR AETT BETT BRI
(Nots)
(FF)
Investments in the Acquired Group RACKEEE 39,571 - (39571) -
Investment properties &?ﬂ@% 1,781,500 - - 1,781,500
Accounts receivable felisiog 6,433 2,553 - 8,986
Prepayment, deposit and other receivables BIEE e RN 1444723 279 - 1,445,002
Cash and bank balances R R4 uﬁ? 59,697 58,864 - 118,561
Loan from an intermediate holdingcompany ~ REPEIERARZ &R (1439513) - - (1439,513)
Other liabilities less assets BB ERNEE (2237) (2,061) = (24.432)
Total assets less liabilities BEERAR 1,870,040 59,635 (39,571) 1,890,104
Share capital e 156,775 30,560 (30,560) 156,775
Merger reserve Gl - . ©01) 9,011)
Other reserves Efofi 695,677 485 - 696,162
Retained profits REARAM 1,017,588 28590 1,046,178
Equity attributable to owners of the Company AR EEA AE(E R 1,870,040 59,635 (39,671) 1,890,104
Total equity Bl 1,870,040 59,635 (39,571) 1,890,104
Note: The adjustments represent adjustments for elimination of fizk : ZSABRRBHEREKANTFAE - B
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investment cost. The difference has been accounted for in
the merger reserve in the consolidated statement of changes
in equity.

No other significant adjustments were made by the Group
during the year to the net assets and net profit or loss of
any entities as a result of the business combination under
common control to achieve consistency of accounting
policies.

During the year ended 31 December 2018, the Company
had completed the acquisition of Patrol Hall 12 Limited,
and its wholly-owned subsidiary, Ray Glory Limited. The two
companies have become wholly-owned subsidiaries of the
Group. For details, please refer to Note 25.

ZHENGERREDRTPNSHHEE
N

AEBRFEALEAKLRZEF T 2R
é\ﬁ?%fﬂﬂﬁﬁ%’iE’Ui%‘é?&@ﬂi)%%ﬁ
FRELEMNEMEAFBRNERS
BRA —EE

B ZTZ— )\ +-_A=+—H81t&F
E - AR FE 7KK EPatrol Hall 12
Limited R HE2EMBARITBEBRA
A ZMEARERALAERNEZENW
BAR - BEFE - B2ENE25 -



Vil

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (Continued)

u,T

2.

(d)

(i)

& W B ok WAk (1)

Summary of significant accounting policies
(Continued)

Basis of consolidation

The consolidated financial statements include the financial
statements of the Company and its subsidiaries made up to
31 December 2018.

Subsidiaries

Subsidiaries are all entities over which the Group has control.
The Group controls an entity when the Group is exposed to,
or has rights to, variable returns from its involvement with
entity and has the ability to affect those returns through its
power over the entity. Subsidiaries are consolidated from the
date on which control is transferred to the Group. They are
deconsolidated from the date that control ceases.

Except for acquisitions under common control as described
in Note 2(c), the Group uses the acquisition method to
account for business combinations. The consideration
transferred for the acquisition of a subsidiary is the fair
values of the assets transferred, the liabilities incurred to the
former owners of the acquiree and the equity interests issued
by the Group. The consideration transferred includes the
fair value of any asset or liability resulting from a contingent
consideration arrangement. Identifiable assets acquired and
liabilities and contingent liabilities assumed in a business
combination are measured initially at their fair values at the
acquisition date.

The Group recognises any non-controlling interest in
the acquiree on an acquisition-by-acquisition basis.
Non-controlling interests in the acquiree that are
present ownership interests and entitle their holders to
a proportionate share of the entity’s net assets in the
event of liquidation are measured at either fair value or
the present ownership interests’ proportionate share in
the recognised amounts of the acquiree’s identifiable net
assets. All other components of non-controlling interests are
measured at their acquisition date fair value, unless another
measurement basis is required by HKFRS.

Acquisition-related costs are expensed as incurred.

2.

EESTHEBE (&)

(d) ZEEE

(i)

RERTEZERERAT —

FEMBHRREFBEARERENEB LR RE
E_T-N\F+A=T—RHIEZHBR
&Ko

K182 A
MEBAREASEZEN TZMEER - &
AEBR2EZER SEMESHAE

EEHUZENR  WEMmEREHER
BOFE LD - $‘EEIEH£T?‘-T’§TET

HHE - MBARZIRE B EER
AEBE 2 REIAZERAE ]IE/\\$E.
REEZEHERELEHZEARR -

BRI EE2(c) Pt 0 K RHE S T 2 WREHN - K
SERBRBER/ERA I - BB

MBARMEREIRNESMBREEE
WETZAEEAMEENABENIALE
BRI ATE TEERERR
AZERELHELZEMEEXAEL
NFME - REKA GHTKREZ A #5 &
ENAEZABRIBRE  NFEEK
BRHZATEFE -

AEE 2R ERNEERBERNRKET
AR IR I MR R o BB T RO FEFR
RS ARENES RS YR TR
A—BBERKREVEHREENEEF
B AIRAFESIZREGHEAEEDEN
KU B 77 Rl R B E R E M ER SR LB
mar & o FFFR I 1 #E a1 1 BT A H A8 B EP
MIRBE BN A FEFE - RIFFEY
BREENREAL M EELEAE -

W RB AR RERC AN EE AR B S8 o
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (Continued)
e M B R I ()

2. EEETBRAE (A)

2. Summary of significant accounting policies
(Continued)

(d) REE%E (&)

(d) Basis of consolidation (Continued)

(i) Subsidiaries (Continued) (i) WBLa (&)

130

The excess of the consideration transferred, the amount
of any non-controlling interest in the acquiree and the
acquisition-date fair value of any previous equity interest in
the acquiree over the fair value of the identifiable net assets
acquired is recorded as goodwill. If the total of consideration
transferred, non-controlling interest recognised and
previously held interest measured is less than the fair value
of the net assets of the subsidiary acquired in the case of a
bargain purchase, the difference is recognised directly in the
statement of comprehensive income.

Inter-company transactions, balances and unrealised gains
on transactions between Group companies are eliminated.

PREaR B - R 7 2 (T R4 Il 1
& B R AR AT R B 07 2 BRI Mk
BEMZAVEBAMKRERBNFEE
RNFEZER DARIINEEE - HiZR
B - EERAIFEH £ &%m%ﬁ
MBI ERENANERTKERER

FEEEZA ¥E(CEFW%ZEET%
AZEZREEEN2HRERAER

SERARHAZR S - HEer A KE R BRE
Zﬁ&%ﬁﬁ?iZﬂi“fM& =@ T AL -

Unrealised losses are also eliminated. When necessary, RERNEBITTALHE -MEBARME
amounts reported by subsidiaries have been adjusted to BWeREELAR  UBRREASEZ

conform with the Group’s accounting policies.

Interests in subsidiaries in the Company’s balance sheet are
accounted for at cost less accumulated impairment losses.
Cost includes direct attributable costs of investment. The
results of subsidiaries are accounted for by the Company on
the basis of dividend received and receivable.

Impairment testing of the investments in subsidiaries is
required upon receiving a dividend from these investments
if the dividend exceeds the total comprehensive income of
the subsidiary in the period the dividend is declared or if the
carrying amount of the investment in the separate financial
statements exceeds the carrying amount in the consolidated
financial statements of the investee’s net assets including
goodwill.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (Continued)
e M B R I ()

EESTHEBE (&)

2. Summary of significant accounting policies 2.
(Continued)

(d) Basis of consolidation (Continued) (d) &rEE%E (E)

(i) Subsidiaries (Continued) (i) B2 E (&)

Business combinations — common control combinations

The consolidated financial statements incorporate the
financial statements of the combining entities in which the
common control combination occurs as if they had been
combined from the date when the combining entities first
came under the control of the controlling party.

The net assets of the combining entities are combined
using the existing book values from the controlling parties’
perspective. No amount is recognised in consideration
for goodwill or excess of acquirers’ interest in the net
fair value of acquiree’s identifiable assets, liabilities and
contingent liabilities over cost at the time of common
control combination, to the extent of the continuation of the
controlling party’s interests.

The consolidated income statement includes the results
of each of the combining entities from the earliest date
presented or since the date when the combining entities
first came under the common control, where there is a
shorter period, regardless of the date of the common control
combination.

The comparative amounts in the consolidated financial
statements are presented as if the entities had been
combined at the previous year end date or when they first
came under common control, whichever is shorter.

A uniform set of accounting policies is adopted by those
entities. All intra-group transactions, balances and
unrealised gains on transactions between combining entities
are eliminated on consolidation.

Transaction costs, including professional fees, registration
fees, costs of furnishing information to shareholders, costs
or losses incurred in combining operations of the previously
separate businesses, etc., incurred in relation to the common
control combination that is to be accounted for by using
merger accounting is recognised as an expense in the period
in which itis incurred.

RERTEZERERAT —

REE G — REEHE O
REMBBRRERARENAHZAHE
BUBHmE  BUORSAHERBES

mﬁ%ﬁﬁ%ﬂﬁ%iEAﬁ°

EHERBZEEFENRENL 2HER
HEAHARK ERHILDRFEREREL
RIS - AR B BT R
FZABREE BEMKBABATF
B2 s BB K FEH & IR AN 2 258

HEMEXRBERAHEBRARTF2IBH
ek aatERERARESR BHE (A
RERRRE) 28 MAEEARE
HEp B -

i 3F

SMBHRRAZLRERZ ABMZ
1A Bl 6F 48 R B o B R S A R B (JA
HRAE) G6f o

EETE‘E’\’% D>

2 g

Mifai’%i'fqﬂhﬂﬁit— \@Q?rﬂlﬁﬁ - AHE
BOFASEARNRS  EHMEERS
mﬁfﬁw FAH¢£%

RHUA - BREXER  ZEME [k
RIEHEANER  BEMRBILEKA
HMEENKAXBESRRXMAAH S
ERTEH K RIESI S A AR - R
RELHENSH -
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (Continued)
e M B R I ()

2. EEETBRAE (A)

2. Summary of significant accounting policies
(Continued)

(d) REE%E (&)

(d) Basis of consolidation (Continued)

(i) BE 2 &

(i) Associates

(e)

132

Associates are all entities over which the Group has
significant influence but not control, generally accompanying
a shareholding of between 20% and 50% of the voting rights.
Interests in associates are accounted for using the equity
method of accounting and are initially recognised at cost. The
Group’s interests in associates include goodwill identified on
acquisition, net of any accumulated impairment loss.

The Group’s share of the post-acquisition profits or losses
and post-acquisition movements in reserves of associates
is included in the Group’s profit or loss and consolidated
reserves respectively. The cumulative post-acquisition
movements are adjusted against the carrying amount of the
investment. When the Group’s share of losses in an associate
equals or exceeds its interest in the associate, including any
other unsecured receivables, the Group does not recognise
further losses, unless it has incurred legal or constructive
obligations or made payments on behalf of the associate.

The Group determines at each reporting date whether
there is any objective evidence that the investment in the

Aj?ﬁlzﬁﬁlﬁﬁﬁﬁﬁwsfaﬁﬁ
%@Z%ﬁﬁm’*hﬁa EEE—
PE20NESONTIRE-E 2D o R 55%*
RAZEmTIAEREANRR » F1F AR
R AEEREE R R 2R BERIK
BREHMN2EE (BNKREMNRERE
E18) -

AREEENEERRNKBR 2 B ki
BEBHEDRIFFAARKE 2 B RRE R
B RBWEREHNREREEEL
HE - HAKREREBHERARBRSFNK
BEENEZE R 2 (B EAEM
EEMEWFR) - AEE N SE—THER
B RIFHCEDEEIEE B EK
B E RAWEH AT ©

AEBENEREAPEEHE AR ZRE
BMEZEREEERE - HWEZS

associate is impaired. If this is the case, the Group calculates &E 555 NERIEEEEWSY: /NI R EIE O]
the amount of impairment as the difference between the HEEABE EZE  TRE2EKERPE

recoverable amount of the associate and its carrying value
and recognises the amount adjacent to ‘share of losses/
profits of associates’ in the statement of comprehensive
income.

Segment reporting

Operating segments are reported in a manner consistent
with the internal reporting provided to the chief operating
decision-maker. The chief operating decision-maker, who
is responsible for allocating resources and assessing
performance of the operating segments, has been identified
as the Group’s Chief Executive Officer.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (Continued)

u,T

2.

(f)
(i)

(ii)

& W Ok R (81)

Summary of significant accounting policies
(Continued)

Foreign currency translation
Functional and presentation currency

Iltems included in the financial statements of each of
the Group’s entities are measured using the currency of
the primary economic environment in which the entity
operates (the “functional currency”). The consolidated
financial statements are presented in Hong Kong dollars
(“HK$”), which is the Company’s functional and the Group’s
presentation currency.

Transactions and balances

Foreign currency transactions are translated into the
functional currency using the exchange rates prevailing at
the dates of the transactions. Foreign exchange gains and
losses resulting from the settlement of such transactions
and from the translation at year-end exchange rates of
monetary assets and liabilities denominated in foreign
currencies are recognised in the profit or loss, except when
deferred in equity as qualifying cash flow hedges.

Translation differences on investments in equity instruments
classified as available for sale financial assets are included
in other comprehensive income.

Changes in the fair value of monetary securities denominated
in foreign currency classified as available-for-sale are
analysed between translation differences resulting from
changes in the amortised cost of the security and other
changes in the carrying amount of the security.

Translation differences related to changes in amortised cost
are recognised in profit or loss, and other changes in carrying
amount are recognised in equity.

2.

(f)
(i)

EESTHEBE (&)

SNEITE
HEER 2K B

Zlié‘,% EEBLRIMBHRRAZARRA
=l ﬁ?&MFﬁEi’@EZIE?&%&%
LTTZ 2% ([Thee &% 1) 3
BRARRBZHEEEE K
gHBIT (ET]) 25 -

 FRE T
K%IZ}_EJ

(ii) X2 R 42

RERTEZERERAT —

SINERZEURIFERZERFTERIE
B MNEELRRS  RRFRERY

BN REREN v BN EERAR
EEZERBE HDEBSTER  HER

EEPEEEASERBEEREH PEK
9|\ °

SEATHINE, SRAE Y RATAR
&2 R AR 2 E S -

“*Eﬁﬂf HEMINEFTEZBEBESFZ
NP ERE  WESH 2 BHEK NS EZ
BRERAECHMEBMES ZEHERE
TN o

HEBERAEH AR EL ZRAERET
FERR T AR B 2 2 fth B 3 B A A o o T
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (Continued)
e M B R I ()

2. Summary of significant accounting policies 2. EEETBERAE (&)
(Continued)

(f) Foreign currency translation (Continued) (f) INEEITE (4E)

(i) Group companies (i) F B 2 &]
On consolidation, the balance sheet of subsidiaries and EHRalRAER  MEBA T&Eﬁ%’&ﬂ%?l\
associates denominated in foreign currencies are translated M.:HEZQF%E%% HAREE B 2 EE
at the rates of exchange ruling at the balance sheet date CMEERERARTEHEXRTE
whilst the statement of comprehensive income is translated =2 &tﬁﬁE_&LZER%%ﬁ TIARE S REA o
at an average rate. The resulting translation differences g e E Mm% ENE A R S E QAR
are included in the translation reserve. When any of these S5 BB 54 M9 BB A B Sk Bk & A Bl HE AR 2 (1A
subsidiaries or associates is sold, any translation differences BHERE  HEFHERER -

previously recognised in respect of such subsidiary or
associate are reclassified to the profit or loss.

Goodwill and fair value adjustments arising on the R EINMEEMEE BRI A TER
acquisition of a foreign entity are treated as assets and B HERZBIGCEZEERARER
liabilities of the foreign entity and translated at the closing B WRFREXFE - IEENER=E
rate. Currency translation differences arising are recognised BN EM 2 E KR ER

in other comprehensive income.

(g) Revenue recognition (g) W=mER
Revenue comprises the fair value of the consideration WP EAEEERERBREPRHEES
received or receivable for the sale of goods and services in m MRS mE WK ERKEZATE -

the ordinary course of the Group’s activities.

Revenue is recognised when it is probable that the future WEHR KRR EF RIS RAAER
economic benefits will flow to the Group and when these mB AR R e ET ERER - EEN
benefits can be measured reliably, on the following bases: I
(i) rental income, in the period in which the properties () BeWARYELBzBEREEE
are let out and on the straight-line basis over the lease HINBEREAFE ¢
terms;
(i) asset management and investment advisory related (i) RIBEREZERGHEREEESE
services, based on the period in which such services are R EBEEEERS &
rendered; and
(iii) corporate investment advisory related services, based on (i) RIEREZERS I EIR DR

the period in which such services are rendered. FARIARRA AR TS -
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (Continued)

u,T

(h)

& W B ok WAk (1)

Summary of significant accounting policies
(Continued)

Property, plant and equipment

Property, plant and equipment, other than assets in
progress, are stated at cost less accumulated depreciation
and accumulated impairment losses. The cost of an
asset comprises its purchase price and any costs directly
attributable to bringing the asset to its working condition and
location for its intended use. Cost may also include transfers
from hedging reserve of any gains/losses on qualifying cash
flow hedges of foreign currency purchases of property, plant
and equipment. Assets in progress represents property,
plant and equipment under construction or instalment and is
not yet ready for use. They are transferred to the respective
category of property, plant and equipment when they are
ready for use.

Subsequent costs are included in the asset’s carrying
amount or recognised as a separate asset, as appropriate,
only when it is probable that future economic benefits
associated with the item will flow to the Group and the
cost of the item can be measured reliably. All other repairs
and maintenance costs are expensed in the consolidated
statement of comprehensive income during the financial
period in which they are incurred.

Leasehold land classified as finance lease commences
amortisation from the time when the land interest becomes
available for its intended use. Amortisation on leasehold land
classified as finance lease and depreciation on other assets
is calculated using the straight-line method to allocate their
cost to their residual values over their estimated useful lives,
as follows:
- leasehold improvements  Shorter of remaining lease
term of 2 to 50 years
or useful life
3to 4 years
3to10years
3to 10 years
3to 10 years
3to 10 years

— computer equipment
- office equipment

— office furniture

- vehicle

- others

RERTEZERERAT —

2. EEETBRAE (A)

(h) 1% ~ R RRME

ME - MRl (EREERIN) BIUK
AMEBRRBIENZRBEREBRE - &
EZRABREEBAE  REAREZE
EED A ERMRR L EFEIERERE 2
REPTERFEM A » BCRNTRA] B8 & 5
BENEHEE BAINEBEDE  #EK
RBMEEZBERBREME L P 2 EMR
BFHEE -  EREERRER EP&EE

BRARBEERANYE  KERRE - %ZF
HERAEAREEESR @Z%% Has

&R

REXLEGHEHEIBR M RREER
EE—J—HK/EUILWZ’KEI NEREEL %Y
BERISEMIGTEZBAT - FEEE A
ﬁﬁzﬁﬁﬁfﬁﬂzﬁﬁw —IBBNEE -
FHMEEMREERGNELE 2 MBS
BREFEE2mBERIERX

DRABEHREZHET N TR A
EEBEE MR FMnEE -  DBEAREM
EXHELM o BEREMEE CTE
TH#§ B AR A B A 5 Al 2 A F Hj A E 4%
ENBEENBREERE

—TAEMENETIR 2550F 2 FIHTHHER
Sk A A ER
(AR EA%E)

— BIEAE 3E4F

N 3E104

—WAERA 3E10%F

— )R8 3E104F
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (Continued)

u,T

2.

(h)

(i)

136

& W B ok WAk (1)

Summary of significant accounting policies
(Continued)

Property, plant and equipment (Continued)

No depreciation/amortisation is provided for assets in
progress.

The assets’ residual values and useful lives are reviewed, and
adjusted if appropriate, at each balance sheet date.

An asset’s carrying amount is written down immediately
to its recoverable amount if the asset’s carrying amount is
greater than its estimated recoverable amount.

Investment properties

Investment properties are properties that are held to earn
rentals or for capital appreciation or both. Investment
properties are measured initially at costs, including related
transaction costs. After initial recognition, investment
properties are carried at fair values, with changes in fair
values recognised in the profit or loss. The methods used to
determine the fair values of the investment properties are
set out in Note 6 to the financial statements.

Subsequent expenditure on an investment property is
included in the asset’s carrying amount only when it is
probable that future economic benefits associated with
the item will flow to the Group and the cost of the item can
be measured reliably. All other repairs and maintenance
costs are expensed in the consolidated statement of
comprehensive income.

If an investment property becomes owner-occupied, it is
reclassified as property, plant and equipment and its fair
value at the date of reclassification becomes its cost for
accounting purposes.

2.

EESTHEBE (&)

(h) ¥1%€ - ERZRE ()

(i)
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (Continued)
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2.

(i)
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(k)

& W B ok WAk (1)

Summary of significant accounting policies
(Continued)

Investment properties (Continued)

If an owner-occupied property becomes an investment
property because its use has changed, any difference
resulting between the carrying amount and the fair value
of this property at the date of transfer is recognised as a
movement in the asset revaluation reserve. Such movement
will not be subsequently recycled to profit or loss. However,
if a fair value gain reverses a previous impairment loss, the
gain is recognised in the profit or loss.

Operating leases

Leases where substantially all the rewards and risks of
ownership of assets remain with the lessor are accounted for
as operating leases. Payments made under operating leases,
net of any incentives received from the lessor are charged
to the profit or loss on a straight-line basis over the lease
periods.

When assets are leased out under an operating lease, the
asset is included in the balance sheet based on the nature of
the asset.

Lease income on operating leases is recognised over the
term of the lease on a straight-line basis.

Impairment of non-financial assets

Property, plant and equipment are tested for impairment
whenever events or changes in circumstances indicate that
the carrying amount may not be recoverable. If any such
indication exists, the recoverable amount of the assets
is estimated and where relevant, an impairment loss is
recognised to reduce the carrying amount of the assets to
their recoverable amount.

2.

(i)

@)
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138

& W Ok R (81)

Summary of significant accounting policies
(Continued)

Financial assets

The Group classifies its financial assets in the following
categories: financial instruments measured at amortised
cost, financial assets measured at fair value through other
comprehensive income and financial instruments designated
at fair value. The classification depends on the purpose for
which the financial assets were acquired. By the adoption of
HKFRS 9, management reassessed the classification of its
financial assets at 1 January 2018.

Financial instruments measured at amortised
cost

Financial assets that are held to collect the contractual
cash flows and that contain contractual terms that give rise
on specified dates to cash flows that are solely payments
of principal and interest, such as most loans and advances
to third parties and some debt securities, are measured
at amortised cost. In addition, most financial liabilities are
measured at amortised cost. The carrying value of these
financial assets at initial recognition includes the directly
attributed transactions costs. If the initial fair value is lower
than the cash amount advanced, such as in the case of some
leveraged finance and syndicated lending activities, the
difference is deferred and recognised over the life of the loan
through the recognition of interest income, unless the loan
becomes impaired.

The Group may commit to underwriting loans on fixed
contractual terms for specified periods of time. When the
loan arising from the lending commitment is expected to be
held for trading, the commitment to lend is recorded as a
derivative. When the Group intends to hold the loan, the loan
commitment is included in the impairment calculations set
out below.

2.

(1)

(i)
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (Continued)

A/T

2.

(0
(ii)

& W B ok WAk (1)

Summary of significant accounting policies
(Continued)

Financial assets (Continued)

Financial assets measured at fair value through other
comprehensive income (“FVOCI”)

Financial assets held for a business model that is achieved
by both selling and collecting contractual cash flows and
that contain contractual terms that give rise on specified
dates to cash flows that are solely payments of principal and
interest are measured at FVOCI. These comprise primarily
debt securities. They are recognised on the trade date when
the Group enters into contractual arrangements to purchase
and are normally derecognised when they are either sold or
redeemed. They are subsequently remeasured at fair value
and changes therein (except for those relating to impairment,
interest income and foreign currency exchange gains and
losses) are recognised in other comprehensive income until
the assets are sold. Upon disposal, the cumulative gains
or losses in other comprehensive income are recognised in
the income statement as “Gains less losses from financial
investments”. Financial assets measured at FVOCI are
included in the impairment calculations set out below and
impairment is recognised in profit or loss.

(iii) Equity securities measured at fair value with fair

value movement presented in OCI

The equity securities for which fair value movements are
shown in OCI are business facilitation and other similar
investments where the Group holds the investments other
than to generate a capital return. Gains or losses on the
derecognition of these equity securities are not transferred
to profit or loss. Otherwise equity securities are measured at
fair value through profit or loss (except for dividend income
which is recognised in profit or loss).
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (Continued)
e M B R I ()

2. Summary of significant accounting policies 2. EEETBERAE (&)
(Continued)

() Financial assets (Continued) () emEE (|
(iv) Financial instruments designated at fair value (ivV)IEEULFEIFRZL/MT A

Financial instruments, other than those held for trading, are WfFa NH—HKNA EZER - @FITA

classified in this category if they meet one or more of the (BRIFERXZ RGN Al BRI RN IEE

criteria set out below and are so designated irrevocably at RAIRERETSEE

inception:

- the use of the designation removes or significantly — EAABETAER R ERE &5t
reduces an accounting mismatch; e AT

- when a group of financial assets and liabilities or a group - B HeRmEERAGH —HEME
of financial liabilities is managed and its performance is BRETCHERNEARERIIKRER
evaluated on the fair value basis, in accordance with a BIRIE A FEEEETEERTMGE
documented risk management or investment strategy; RE M
and

- where the financial liabilities contains one or more — E2RBEEEE —EHIN LFETRYE
non-closely related embedded derivatives. ERAPIELIA -

Designated financial assets are recognised when the ETemEERAEREIGHFIIE

Group enters into contracts with counterparties, which is AR (—BRRZHBE) BR - T —RRES

generally on trade date, and are normally derecognised MENE M ERRREER - BT/

when the rights to the cash flows expire or are transferred. BERAEEEZZHFIILAANR (—

Designated financial liabilities are recognised when the RREZEBH) BRI —RINMEBR K

Group enters into contracts with counterparties, which is HER - HE A TEEH RN KRERER

generally on settlement date, and are normally derecognised RIAATEFEZER T AWK FE] -

when extinguished. Subsequent changes in fair value are
recognised in the income statement in “Net income from
financial instruments measured at fair value”.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (Continued)
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Summary of significant accounting policies
(Continued)

Financial assets (Continued)
Derivatives

Derivatives are financial instruments that derive their value
from the price of underlying item such as equities, interest
rates or other indices. Derivatives are recognised initially
and are subsequently measured at fair value. Derivatives
are classified as assets when their fair value is positive or
as liabilities when their fair value is negative. This includes
embedded derivatives in financial liabilities which are
bifurcated from the host contract when they meet the
definition of a derivative on a standalone basis.

(vi) Impairment of amortised cost and FVOCI financial

assets

Expected credit losses (“ECL”) are recognised for loans and
advances to customers and other financial assets held at
amortised cost. At initial recognition, allowance is required
for ECL resulting from default events that are possible
within the next 12 months (or less, where the remaining life
is less than 12 months) (“12-month ECL”). In the event of a
significant increase in credit risk, allowance (or provision) is
required for ECL resulting from all possible default events
over the expected life of the financial instrument. Financial
assets where 12-month ECL is recognised are considered to
be “stage 17”; financial assets which are considered to have
experienced a significant increase in credit risk are in “stage
2”; and financial assets for which there is objective evidence
of impairment so are considered to be in default or otherwise
credit-impaired are in “stage 3”.

Measurement of ECL

The assessment of credit risk, and the estimation of ECL,
are unbiased and probability-weighted, and incorporate all
available information which is relevant to the assessment
including information about past events, current conditions
and reasonable and supportable forecasts of future events
and economic conditions at the reporting date. In addition,
the estimation of ECL should take into account the time
value of money.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (Continued)
e M B R I ()

2. EEETTHERABE (A)

2. Summary of significant accounting policies
(Continued)

) emEE (&)

() Financial assets (Continued)

(vif) Until 31 December 2017, the Group classified its financial (Vi) EE —

assets in the following categories: Loans and receivables and
available-for-sale financial assets.

Loans and receivables

H%érﬂﬁ?ﬁzﬁ’j L/{Tiﬁfalh&ﬁ D BEXR
MEKFGIERAIHNESHEE

EAREWHE

Loans and receivables are non-derivative financial assets B3R & FE WG IE B IR A E BB T 5 AR E
with fixed or determinable payments that are not quoted i B 75 E e sk Al s e KB IELTE S R &
in an active market. The Group’s loans and receivables E - ARBENERRERFEBRREEESR
comprise ‘accounts and other receivables’ and ‘cash and BRPH [BRREEMENFKIE] AR E]
cash equivalents’ in the balance sheet. e RReFEY] -

Accounts and other receivables are recognised initially at fair JFE U5 AR R R L Ath B R IR S ¥ Th IR A B

value and subsequently measured at amortised cost using
the effective interest method, less provision for impairment.

Available-for-sale financial assets

Available-for-sale financial assets are investments in
equity and debt instruments that are designated in this
category. They are included in non-current assets unless
the investment matures or management intends to dispose
of it within 12 months at the end of the reporting period.
Purchases and sales of available-for-sale financial assets

FERR - EL1R A BRI BRI 3 55 A AN F0BR
BERETE -

R EeHEE

AHEEZERMEENEE /IR ZBAR
REBTAEZRE - RIFEHERERRE
HIREERT + 8 A MBI HIE 12 B H N %
HEHEARKRE  BAZEEEFAE
MBEE - AIHHEZEMEECEERR

BAAREAGRERELXEEEL

are recognised on the trade-date - the date on which the H) R ZZFEEY *?ﬁ@$1§bﬂ§%
Group commits to purchase or sell the asset. They are AR » 2 BREEEBIRATEYER
initially recognised at fair value plus transaction costs and
subsequently carried at fair value at each balance sheet
date.

(m) Share capital (m) R A

142

Ordinary shares are classified as equity. The par value of the
shares issued and fully paid is recognised in the share capital
account. Any excess of proceeds from a new issue of shares
(net of any incremental costs directly attributable to the new
issue) over the par value of the shares issued is recognised in
the share premium account.
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Summary of significant accounting policies
(Continued)

Other payables

Other payables are obligations to pay for goods or services
that have been acquired in the ordinary course of business
from suppliers. Other payables are classified as current
liabilities if payment is due within one year or less (or in the
normal operating cycle of the business if longer). If not, they
are presented as non-current liabilities.

Other payables are recognised initially at fair value and
subsequently measured at amortised cost using the effective
interest method.

Provisions and contingent liabilities

Provisions are recognised when the Group has a present
legal or constructive obligation as a result of past events, and
it is probable that an outflow of resources will be required to
settle the obligation, and a reliable estimate of the amount
can be made.

A contingent liability is a possible obligation that arises from
past events and whose existence will only be confirmed by
the occurrence or non-occurrence of one or more uncertain
future events not wholly within the control of the Group. It
can also be a present obligation arising from past events
that is not recognised because it is not probable that outflow
of economic resources will be required or the amount of
obligation cannot be measured reliably.

A contingent liability is not recognised but is disclosed in
the notes to the financial statements. When a change in the
probability of an outflow occurs so that outflow is probable, it
will then be recognised as a provision.
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& W Ok R (81)

Summary of significant accounting policies
(Continued)

Current and deferred income tax

Income tax expense is the aggregate amount included in
the determination of profit or loss for the year in respect of
current tax and deferred tax.

The tax expense for the period comprises current and
deferred tax. Tax is recognised in the profit or loss, except
to the extent that it relates to items recognised in other
comprehensive income or directly in equity. In this case the
tax is also recognised in other comprehensive income or
directly in equity, respectively.

The current income tax charge is calculated on the basis
of the tax laws enacted or substantively enacted at the
balance sheet date in the countries where the Company’s
subsidiaries and associates operate and generate taxable
income. Management periodically evaluates positions taken
in tax returns with respect to situations in which applicable
tax regulation is subject to interpretation. It establishes
provisions where appropriate on the basis of amounts
expected to be paid to the tax authorities.

Deferred income tax is recognised, using the liability method,
on temporary differences arising between the tax bases
of assets and liabilities and their carrying amounts in the
consolidated financial statements. Deferred income tax
is determined using tax rates (and laws) that have been
enacted or substantively enacted by the balance sheet date
and are expected to apply when the related deferred income
tax asset is realised or the deferred income tax liability is
settled.

Deferred income tax assets are recognised only to the extent
that it is probable that future taxable profit will be available
against which the temporary differences can be utilised.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (Continued)
e M B R I ()

2. Summary of significant accounting policies 2. EEETBERAE (&)
(Continued)

(p) Current and deferred income tax (Continued) (p) BNEA R IEFE PR (48)
Deferred income tax is provided on temporary differences AEBEANRMB AR RBE A RIREME
arising on investments in subsidiaries and associates, G EREZERTRELERSEN  BEAK
except where the timing of the reversal of the temporary &) 20 o R = E AR B 2 B ﬁ'ﬁHE—HE
difference is controlled by the Group and it is probable that AZARZEERZERAE I RO E
the temporary difference will not reverse in the foreseeable BIBR N ©
future.
Deferred income tax assets and liabilities are offset when i) R BS54 — T8 RJ490% 98 Il B0 1T B9 7 ) LA
there is a legally enforceable right to offset current tax assets ENEARIE E E R HA AT IERE - BEE
against current tax liabilities and when the deferred income IS E E R BB KR IF — E 5 %1 7
taxes assets and liabilities relate to income taxes levied by HEARTERIEEUNFEEEEBRER
the same taxation authority on either the taxable entity or ZTARIERME EMEBU 2 AER - AlE
different taxable entities where there is an intention to settle EFEHEERARA] THIE -

the balances on a net basis.

(q) Dividend distribution (q) RE 2K
Dividend distribution to the Company’s shareholders is DIERTARBTRREZBRETIRBREEERR
recognised as a liability in the Group’s financial statements AR EE (WMER) #E 2 RN ASE
in the period in which the dividends are approved by the EHBHREPERAAE -

Company’s shareholders, or directors, where appropriate.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (Continued)
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3.

(a)

& W B ok WAk (1)

Critical accounting estimates and judgement

Management are required to exercise significant estimates
and judgments, which are continually evaluated and are
based on historical experience and other factors, including
expectations of future events that are believed to be
reasonable under the circumstances, in the selection and
application of accounting principles.

Fair value of investment properties

The valuation of investment properties is performed in
accordance with the “Valuation Standards on Valuation
of Properties” published by the Hong Kong Institute of
Surveyors. The valuation is reviewed semi-annually by
qualified valuers by considering the information from a
variety of sources including but not limited to:

() comparable sales transactions as available in the
relevant market; and

(i) rental income derived from the existing tenancies with
due provision for any reversionary income potential.

The fair value of investment properties is determined by
using valuation technique. Details of the judgement and
assumptions have been disclosed in Note 6.

Changes to the assumptions used in deriving the valuation
could have a significant risk of causing material adjustment
to the carrying amounts in the balance sheet.

(b) Useful lives of property, plant and equipment

146

The Group’s management determines the estimated useful
lives and related depreciation and amortisation charges
for its property, plant and equipment. This estimate is
based on the historical experience of the actual useful lives
of property, plant and equipment of similar nature and
functions. The depreciation for future periods are adjusted if
there are material changes from previous estimates.

3.
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(b) ¥I3% ~ #EER K SRRV AT 2 A & 34
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (Continued)
e M B R I ()

3. ARG R A

3. Critical accounting estimates and judgement
(Continued)

(C) REFERNT 2 RE

(c) Investment in associate

The Group’s management applies critical judgements on
the classification of investment in an associate for the
acquisition and the subsequent shareholding restructuring
of an associate during the year. The judgement involves the
assessment of the financial and operating decisions of the
Group on the associate. For details please refer to Note 8.

Revenue and segment information
The chief operating decision-maker has been identified as

the Chief Executive Officer (“CEQ”) of the Group, who reviews
the Group’s internal reporting in order to assess performance

AEBEEEBRFAHBEARNKED
BRAERBEARNBRESAFELERH
B o % H DY REHE AN R EE S QR
MBEREERRK - BT F2HME
8 o

. W Ko aE R

TERERARECRBEERAEETHAR
g ([T  REHASEZ AEBH
TEUNFERBAEDEER - NRAREEE

and allocate resources. The Company’s management has ERBUEEREECEES -
determined the operating segments based on these reports.
The Group has two reportable segments, property investment BHE_ZT - N\FERZF—+tF+ZA=+

and financial services segments, for the year ended
31 December 2018 and 2017.

Property investment segment holds various retail,
commercial and industrial buildings in Hong Kong. It derives

revenue through leasing out its properties.

Financial services segment holds licenses to carry out Type

—HIEFE - $E.ﬁ%%&,§&u & AR
B {E R RE DB -

MERBHBEBARESETE - B2
RIE - WERESBEBEALYRLE
18135 -

TRRB D FRHERETES LG RIIR

1 (dealing in securities) (restricted by certain conditions), TEVE (FF 3'17‘ 2 5) (X85 T GRERE]) -

Type 4 (advising on securities), Type 6 (advising on corporate F4R (MBHREREER) - FolE (B
finance) and Type 9 (asset management) regulated activities BERHE ) RER (RHEEER)
under the SFO. It also derives interest revenue from loan RBPETHRR - HIFRERIREP R

investment. As set out in Note 2(c), the Group had adopted
merger accounting to recognise the Acquired Group upon
the completion of the Acquisitions. Accordingly, the segment
information for the year ended 31 December 2017 had
also included the financial services segment as one of the
reportable segments.

RERTEZERERAT —
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Revenue and segment information (Continued)

The chief operating decision-maker assesses the
performance of the operating segments based on profit or
loss after tax. The Group considers that the measurement
principles for profit or loss after tax are consistent with those
used in measuring the corresponding amounts in the Group’s
financial statements. Hence, profit or loss after tax is used
for reporting segment profit or loss.

The accounting policies of the operating segments are the
same as those described in the summary of significant
accounting policies except that interest in the profit or loss of
associates is accounted for on the basis of dividend received
or receivable in segment profit or loss while such interest
is accounted for under the equity method in the Group’s
consolidated financial statements.

The Group’s reportable segments are strategic business
units that offer different products and services. They are
managed separately because each business requires
different marketing strategies. Transactions (if any) between
reportable segments are accounted for on arm’s length
basis.

Revenue of the Group for FY 2018 and FY 2017 consists of
revenue from property investment and financial services
segments. The revenue for the year ended 31 December
2018 and 2017 were HK$144,874,000 and HK$122,953,000
respectively.

Substantially all the activities of the Group are based in
Hong Kong and below is segment information by reportable
segments:

4,
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (Continued)

0 W Wk Ik (50

4. Revenue and segment information (Continued)

(a) Reportable segment profit or loss

For the year ended 31 December 2018

4. @Ko EER (&
(a) AT E D BEE

BEZ_F-N\F+-A=t+—-HLEFE

Property Financial
investment services Total
MERE R st
HK$'000 HK$’000 HK$000
BETT BETR BET R
Revenue from external customers IR 2 Wiz 92,413 52,461 144,874
Profit for reportable segments ARG D EPEF 422,870 13,881 436,751
Net finance cost IR TR (20,573) (3,628) (24,201)
Depreciation e (248) (382) (630)
Income tax Fig®i (4,640) (1,476) (6,116)
For the year ended 31 December 2017 (restated) BHE_Z—tFT-A=T—HILFE
(eE=75)
Property Financial
investment services Total
MERE T EARTE HEt
HK$'000 HK$'000 HK$'000
BT T BT T BT T
Revenue from external customers  INREFE 2 Uizt 61,325 61,628 122,953
Profit for reportable segments A ERE D E AT 261,208 18,478 279,686
Net finance income SN F R 11 30 40
Depreciation e (279) (363) (642)
Income tax Frigis (7,973) (4,352) (12,325)
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (Continued)
e M B R I ()

4. Revenue and segment information (Continued) 4. W& K28 &R (&)

(b) Reconciliation of reportable segment profit or loss to  (b) AI ¥ & 2 S8z B 2 F B F#H iRk

profit for the year
For the year ended 31 December
BE+t-A=1+-HLHEE
2018 2017
—E-N\F —T—tF
HK$’000 HK$'000
BT T BT
Profit for reportable segments AJERE D EE T 436,751 279,686
Reconciling items: HERIER
Share of profits/(losses) of associates BEES ST AEEHE
under equity method of accounting AElAF,(&E8) 279,717 (404)
Finance cost for the acquisition of W HE — KB 8 A R B 7%
an associate (Note) A (f132) (119,463) (3,846)
Other corporate and treasury activities HEih bR EREE (13,550) (26,278)
Profit for the year 2ERF 583,455 249,158

Note: The finance cost of HK$119,463,000 (2017: HK$3,846,000) is not  Bi&F : 119,463,000/ 7t (—F —+ 4 : 3,846,000

allocated to the above reportable segments as this finance cost BIL) CHBRARDEEIA LA HREDH
was incurred for the acquisition of an associate. Please refer to TR ZI B AR —KE 2 A Rm
Notes 8 and 14 for details. EE - HIEHE2HME8KR14 -
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (Continued)
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A/T

5. Property, plant and equipment

Computer Office Office  Leasehold
equipment  equipment furniture  improvement Vehicle Total
RENE
BlRfE BATRE BOEER  HEIR g5 fazt
HK$000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
Aetr BT BMfr  AETn E¥Tn B¥Tx
Net book value at 1 January 2018 R=E-\E-B-RzEE%E - 1335 716 3,258 - 5,309
Acquisition of subsidiaries (Note 25) WA (H225) 14 14 - - - 28
Additions HE - 90 48 80 "1 935
Depreciation Vit ) (316) (120) (1,529) (36) (2,004)
Written off ik - (179) (16) - - (195)
Nethookvalug at31 December 2018 W=E-\F+-A=t+-AvRAEE 11 944 628 1,809 681 4073
At 31 December 2018 —F-\&#+=R=1-A
Cost A 2137 1968 956 4,801 1y 10,579
Accumulated depreciation and ZRNER
impairment losses HEEE (2126) (1,024) (328) (2,092) (36) (6,506)
Nethookvalueat31 December 2018 W=E-NE+-A=t+-ABEFE 1 944 628 1,809 681 4073
Computer Office Office Leasehold
Equipment Equipment Furniture Improvement Total
HEmx
ElkE N N YETR a5t
HK$1000 HK$000 HK$1000 HK$1000 HK$1000
BB AT BETT AT BB
At 1January 2017, as previously reported  A=E—+F—A—H (WAIZH)
Cost 7. 2122 2,467 203 - 4792
Accumulated depreciation ZiHE
and impairment losses RiAEES (2,110 (1,417) (137) - (3,664)
Net book value at 1 January 2017, RZE—tE-f-Az
as previously reported IREHE (WaI2H) 12 1,050 66 - 1128
Acquisition of the Acquired Group Wi e = 24 145 953 1332
Net book value at 1 January 2017, RZF—tE-f-Ry
as restated B #{E (55 12 1,084 21 953 2,460
Opening net book value, as restated HMARE A (EE5) 12 1,284 21 953 2460
Additions WE = 39 610 3,504 4505
Depreciation i (12) (340) (105) (1,199 (1,656)
Closing net book value EREETE = 133 716 3,268 5,309
At31 December 2017 RZE—tET=A=1-H
Cost KA 212 3,182 1,009 4721 11,03
Accumulated depreciation ZiNE
and impairment losses RAEER (2122 (1,847) (293) (1,469) (5,725)
Netbookvalueat 31 December 2017 RCE—+E+-A=t-BzBEIE - 1,335 716 3,25 5,309
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MT

6. Investment properties 6. REWXE
2018 2017
—E-NEF —E—F
HK$’000 HK$'000
BT T BT
At 1 January nw—HA—H 1,781,500 1,560,500
Acquisition of subsidiaries (Note 25) WEEHTE A7 (H/5425) 1,608,921 =
Capitalised expenses = ¥:N(d53 818 -
Fair value gain AP ERE 400,561 221,000
At 31 December W+=—A=+—H 3,791,800 1,781,500
During the year ended 31 December 2018, the Group W26 FIRE  BE_T—N\F+=

completed the acquisition of Patrol Hall 12 Limited which
indirectly owns Kwai Fong Plaza as disclosed in Note 25.

For the year ended 31 December 2018, direct operating
expenses of HK$22,347,000 (2017: HK$12,458,000)
arising from investment properties that generated rental
income and no direct operating expense arising from
investment properties that did not generate rental income
(2017: nil), were charged to the consolidated statement of
comprehensive income.

As at 31 December 2018, the Group’s total future minimum
rental receivables under non-cancelable operating leases for

A=+—BL&EE - $%lnﬁxuﬁzﬁ%ﬁm
A ES 7 Patrol Hall 12 Limited ©

HE-_Z-—N\F+_A=+—RHLFE"
mEZARSRENRBEERS KA
REMHES| B BEEKL LR X22,347,000
BT (ZZT—+H4F 12,458,000 7T) © &
HAELEHSWAZREMERES I BHE
BERERT (Z2—tF &) -

RZZE-—NE+RA=+—B  A£ER
BEREMFEZ NAIMEEEHEZRK

its investment properties are as follows: IR ERKFIEBTENT ¢
2018 2017
—B2-N\EF —ZT—+tF
HK$'000 HK$'000
BT T BT
Not later than one year BB —F 42,841 40,237
Later than one year but not later than five years  #@—F{ETHBBTE 25,328 13,501
68,169 53,738
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (Continued)
e M B R I ()

6. Investment properties (Continued) 6. REWE (&)
Particulars of investment properties held by the Group as at RZZE—NFER=F—+F+=-A=+—H
31 December 2018 and 2017: REBMFFIREMERFS -
Property Type Lease term
LES R HE
() 20th and 21st Floors and Car Parking Spaces Nos. 21, 22 Offices and car parking Long
and 23 on 4th Floor, Bank of America Tower, 12 Harcourt spaces
Road, Central, Hong Kong
ERRIREBBI12RERBITRO20R2NERMEZ21 22 PRERABA =7
K235 A& L
(i) Ground and 1st Floors, Block B, Ko Fai Industrial Building, Industrial building Medium
7 Ko Fai Road, Yau Tong, Kowloon, Hong Kong
BENERESIEE7FEETEAEBEM N R 11E IE i HA
(iii) The lobby on G/F and the front (or southern) portions of  Office and retail shop Medium

the 1st, 2nd and 3rd Floors including the staircase therein

leading up to the 3rd Floor and the lift therein serving the

1st and 2nd Floors only and portion of the canopy on the 1st

Floor level, Yue King Building, 26, 26A, 27, 28, 29 & 30 Canal

Road West, 1-7 Leighton Road and 41-47 Morrison Hill

Road, Wanchai, Hong Kong

BERBTR2ET26 - 26A - 27 - 28 - 29%305% - BIEE1 PWRAERTEE h HA
BE7TRLRERRINBNE7T RSB TAE R - 2838

ZATER (Skm &P) (B 45 @ MSE e B 18 K AR 151 k218 2 T2

#) - ARNIEERMD &

(iv) 8th Floor of Block C, Sea View Estate, 8 Watson Road, North Industrial building Medium
Point, Hong Kong
BRI AR R B8 SR AECESE IE R

(v) Kwai Fong Plaza, Kwai Fong Estate, 177 Hing Fong Road, Retail shops, fresh Medium
Kwai Chung, New Territories, Hong Kong (acquired in 2018 market and
(Note25)) car parking spaces

EFRMALREFT RN 77 REFBEFTES (R_T—\FR TEE WEAMMOBEMNL  HH
B (H1i225))
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (Continued)
e M B R I ()

6. Investment properties (Continued) 6. REWE (&)
Investment properties comprise: KEMFEBILRE -
2018 2017
—®-N\E ST t%
HK$’000 HK$'000
BT T BT T
Long term leasehold (not less than 50 years) RHFAL) (FORATF) 1,186,000 999,000
Medium term leasehold RERREA) (DRE+EF

(less than 50 years but not less than 10 years) BARDRA+5E) 2,605,800 782,500
3,791,800 1,781,500

Fair value measurements using significant FHEAALTEE@OABENAFLETE

unobservable inputs *=
Retail shops,
fresh market
and car Office Industrial
parking spaces buildings buildings Total
2ERE

BOEHMR
HEf N IE st
HK$'000 HK$'000 HK$000 HK$'000
BT BETT BETT BT
At 1 January 2017 R=E—+%—H—H = 1,302,000 258,500 1,560,500
Fair value gain - unrealised AVHENE - RER - 177,000 44,000 221,000
At 31 December 2017 RZE—+F+-A=1—H - 1,479,000 302,500 1,781,500
At 1January 2018 R=Z—-\F—F—H - 1,479,000 302,500 1,781,500
Acquisition of subsidiaries (Note 25) BB A &) (PHzE25) 1,608,921 - - 1,608,921
Capitalised expenses BAMERAL 818 - - 818
Fair value gain - unrealised AHENE - REH 70,261 287,000 43,300 400,561
At 31 December 2018 RZE-\E+=A=1+—H 1,680,000 1,766,000 345,800 3,791,800
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6.

& W B ok WAk (1)

Investment properties (Continued)
Valuation processes of the Group

The Group’s investment properties were revalued by
independent professionally qualified valuers, Cushman
& Wakefield Limited (“DTZ”) and Savills Valuation and
Professional Services Limited (“Savills”) at 31 December 2018
and by DTZ at 31 December 2017 respectively, who both
hold a recognised relevant professional qualification and
have recent experience in the locations and segments of the
investment properties valued. For all investment properties,
their current valuations are based on the highest and best
use. The Group’s finance department includes a team that
review the valuations performed by the independent valuers
for financial reporting purposes. The revaluation gains or
losses are shown as “Fair value gain or loss on investment
properties” in the consolidated statement of comprehensive
income.

At each financial year end the finance department:

verifies all major inputs to the independent valuation
report;

assesses property valuation movements when compared
to the prior year valuation report;

holds discussions with the independent valuer.

RERTEZERERAT —

6. REM=E (#)

AEEMNGEERRE

AEBZBRENDEDHIR -_FT—NF+=
A=1+— Emﬁiﬁ%ééﬁﬁﬁ%%%
RITER AR (TBERT]) RE-KFH
HEEEREXRBEREABRAR ([H—KF
el ) (AERHAERANEBEXE
1% BRI EUPAENREYE 21
RERETHRE) RRZE—LF+-A
=T HBEBRRTEHGHE - MARE
MEDREBARBER R EKETAER °

AEBNM BT —ERREN AL
HEMRM B RERENGEERS - Efb
WaREEINGEAEERERIR KR
EME A HEWRSNER]

BEFRFER - BHEEFT

REBUGERENAAEIEZHARK
18

HEMEHEER L —FERERSHD

. MVAEMBRNRE
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& W B ok WAk (1)

Investment properties (Continued)
Valuation techniques

Fair values of the retail shops, fresh market, office buildings,
industrial buildings and car parking spaces are derived
using the income capitalisation approach. The income
capitalisation approach is based on the capitalisation of the
net income and reversionary income potential by adopting
appropriate capitalisation rates, which are derived from
actual location, size and quality of the properties and taking
into account market data at the valuation date. The prevailing
market rents adopted in the valuation have reference to
the actual location, type and quality of the properties and
supported by the terms of any existing lease, other contracts
or external evidence such as current market rents for similar
properties.

There were no changes to the valuation techniques during
the year.

Significant inputs used to determine fair value

Capitalisation rates are estimated by management, after
consultation with valuers based on the risk profile of the
properties being valued. The higher the rates, the lower
the fair value. At 31 December 2018, capitalisation rates of
2.5% to 3.75% (2017: 2.75% to 4%) are used in the income
capitalisation approach for the retail shops, fresh market,
office buildings, industrial buildings and car parking spaces.

Rental rates are estimated based on recent lettings of
HK$55 psf to HK$110 psf (2017: HK$110 psf) for retail shops,
HK$41 psf (2017: nil) for fresh market, HK$39 psf to HK$100
psf (2017: HK$36 psf to HK$92.8 psf) for office buildings,
HK$13.3 psf to HK$29.5 psf for industrial buildings (2017:
HK$12.5 psf to HK$26.5 psf) and HK$3,229 per space (2017:
nil) for car parking spaces respectively. The lower the rents,
the lower the fair value.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (Continued)

u,T

& W Ok R (81)

Interests in subsidiaries

Details of the principal subsidiaries are set out in Note 32 to
the financial statements.

7. RIE LRz

TEMB AR FBEHNMEHRKMEI2 -

8. Investment in associates 8. REEENT2BE
2018 2017
—2-n% —
HK$°000 HK$'000
BET T BT T
At 1 January wW—H—H 2,607 3,011
Investment in an associate R—REZE QR ZIHE 3,123,382 =
Share of profits/(losses) of associates FE(REE AR AT (E18) 279,717 (404)
At 31 December Rn+=—A=+—~” 3,405,706 2,607

On 28 November 2017, GWPA Property | Holding Limited
(“GWPA Property”), a wholly-owned subsidiary of the
Company, entered into the shareholders agreement (which
was amended and restated on 15 February 2018, 12 April
2018 and 13 March 2019 respectively) with other investors
regarding the formation of a joint venture, Everwell City
Limited (“Everwell City”), of which GWPA Property agreed to
subscribe for 29.9% of class A ordinary shares of Everwell
City. Everwell City had participated into a bidding for and won
the bid for the purchase of a portfolio of assets comprising
17 diversified commercial properties and shopping centres,
retail shops and carparks across Hong Kong (the “Portfolio
Assets”).

Under the said shareholders agreement, GWPA Property also
agreed to provide an interest-free advance of not more than
HK$743,000,000 to Everwell City in consideration of the grant
of a call option which entitled GWPA Property to purchase
the relevant subsidiaries of the joint venture group which
indirectly holds one of the Portfolio Assets, and the actual
amount of such interest-free advance provided to Everwell
City by GWPA Property was HK$725,051,488.

The Group’s capital contribution to Everwell City
was completed on 22 February 2018 and the actual
contribution paid to Everwell City by GWPA Property was
HK$3,123,382,161, which was financed by loan from the
intermediate holding company of the Company. The purchase
of the Portfolio Assets by Everwell City was completed on 28
February 2018.

RERTEZERERAT —

R_TE—+F+—AZ+/\H GWPA
Property | Holdmg Limited ([GWPA
Property|) (A& & BB R A
ML EER TEverweu City Limited
([Everwell Cityl) BEMIEEEFTLIRE
& (EPR=2E—N\E=-RA+AHA "

- N\FNA+=-—_BAR=-ZF—NF=A
+ B& HT&EJ) EILGWPA Property
2 Rl = R BEverwell City ABL B
29.9% ° Everwell City2 EBIZI E F 12
WIEBESHREEMI7TEZ TLEEY
E¥UKBYH L TEEREFEESNAS
BE ([BEEE]D -

1B & £ AR 3R 1% &% - GWPA Property7h
A 2 MEverwell CitylR 2 B R T % R
743,000,000 T2 8% - RERKER

FEEERE ZRE &Ik - GWPA Property
ERERNEEEBNEREZEFBHEAGEER

F-IEEECE=NEBEREARAR - B
GWPA PropertymlEverwell City#2 #t#I:Z
REBRER ST R725,051,4888 7T °

AEEBERZ-_ZE—N\F_A=-+=H%E
FX MEverwell City& A~ 1 &+ BGWPA
Propertyz fit FEverwell Cityt) BB H &
¥8/53,123,382,161/87C * HBAQRZH

R R Bl 2 Bk A - Everwell CityE
RZZFE-—NFZAZTN\BEXWEHEE
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (Continued)

A/T

8.

& W B ok WAk (1)

Investment in associates (Continued)

During the year ended 31 December 2018, the Company
exercised the call option in May 2018 and completed the
acquisition of Patrol Hall 12 Limited and its subsidiary, the
major asset of which is Kwai Fong Plaza. Please refer to
Notes 2 and 25 for details of the acquisition of subsidiaries
from Everwell City.

As at 31 December 2017, the balance represented the
investment in an associate, Dymocks Franchise Systems
(China) Limited (“Dymocks”). It operated as a bookshop.

Summarised financial information for the principal
associate

Set out below is the summarised financial information for
Everwell City as at 31 December 2018, which is accounted
for using the equity method. In the opinion of the Directors,
Everwell City is material to the Group.

8. MEtE

DA ZKRE (&)

BE-_Z-—N\E+-_A=+—HBILEE "
RARRERZZE—N\FRHATERERE
R e YR Patrol Hall 12 Limited RH
MEBAR (RXZEEERXFES) - ¢
Everwell CitylWEEMIB AR 25 1B5E2H
MosE2 K 25 o

RZZE—tF+-_A=+—H &85
B — R Bt & 2 FlDymocks Franchise
Systems (China) Limited ([ Dymocks|)
IE  HEgEEL -

TEBENR M BERBE

X & FEverwell Cityl —Z— NF+—
A=T—B2HBERBE  EUER
EARR c EERA  Everwell City¥f A&
EmEBEAX -

Summarised balance sheet BEEEEXHE
2018
—E-N\F
HK$’000
BT T
Non-current assets JEMENEE 24,316,855
Current assets MENEE 277,003
Non-current liabilities JEREBAE (23,432,142)
Current liabilities mEAE (224,885)
Summarised statement of comprehensive income 2 E W R BE
2018
—E-N\F
HK$’000
BT T
Revenue e 737,358
Profit and total comprehensive income for the year 2ERIREERAERE 783,590
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (Continued)
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8. Investment in associates (Continued) 8. REENT2RE (&)
Summarised financial information for the principal FTEBRENTZHBEERNEE (&)
associate (Continued)

Reconciliation of summarised financial information BB BRI EH k&
2018
—E-N\F
HK$’000
BT T

Capital and reserves attributable to equity holders BERERSAAZERRHE 782,891

Group’s shareholdings (Note (@) NEEB 7 RSHE (Ki7t(a)) 35.78%

Group’s share of capital and reserves attributable REBREEENERFEAZ

to equity holders (Note (b)) EARN R (HEb) 280,118
2018 2017

BN —Eif

HK$’000 HK$'000

BT T BT

Amounts due to associates JETHsE R R SRR 958 1,054
The balances represent the amounts due to Dymocks and EHRBERDymocks R EEEZER A FINK
its immediate holding Company. They are unsecured and 5 HAEEHEER -

interest-free.
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& W Ok R (81)

Investment in associates (Continued) 8. REENT2RE (&)

Summarised financial information for the principal
associate (Continued)

Reconciliation of summarised financial information
(Continued)

Notes:

(8 On 12 April 2018, one of the existing shareholders of Everwell
City had syndicated a portion of its interests to a new investor.
Due to regulatory reasons, the new investor had to directly
acquire a stake in each underlying Hong Kong subsidiaries
of Everwell City and as such, the Group’s interests in such
Hong Kong subsidiaries had been diluted. To facilitate
the new investor’s acquisition, the Group’s shareholding
percentage in Everwell City had been adjusted accordingly
and the Group’s interest in Everwell City had been increased
to 35.78% so as to maintain the Group’s effective economic
interests in the relevant Hong Kong subsidiaries and underlying
assets at approximately 29.9% following the acquisition.
Notwithstanding such adjustment, the proportionate voting
rights of the existing shareholders of Everwell City remain the
same.

(b) The share of profits from Everwell City consisted of:

1. Share of profits of 29.9% from 22 February 2018 to 11 April
2018;

2. Share of profits of 35.78% from 12 April 2018 to 30 June
2018,

However, the effective share of profits of the Group from each
underlying Hong Kong subsidiaries of Everwell City remains
at approximately 29.9% notwithstanding such increase in
shareholding.
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(a) RZZE—\FWMAB+=H  Everwell City
MEF—ZRBEREER —BMEES
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g o BIEKHIEEBHETIE  KAEHE
MEverwell City#) I # b Bl 2 A8 FE A % -
BAREEREverwell CityWiEZEEME
35.78% RS AREBRNWEENBBES
BHBARREEEENERKC B
FFTE #929.9% o B 4% 5% 38 & - Everwell
CityIR B IRR IR R LL DI I A& o

(b) ZEBEEverwell CityH S B FIEIE :

1. B2 \F-_A-+-HE_ZT—
)\i@ﬂ‘l‘ B &R 7229.9% ¢
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FRA=+THMELARTFAE35.78% -

SR B R A3 0 - AN @ SR H Everwell City
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Financial asset at fair value through profit or
loss

9. BRAFEFABENEREE

2018

—E-N\F

HK$’000

At market value mhE BT T
Investment in fund, unlisted in the PEARLMBEFELITESZ

People’s Republic of China wE 1,141

With effect of HKFRS 9 on 1 January 2018, the investment
was reclassified from available-for-sale financial assets to
financial assets at FVTPL. Refer to Note 2(b)(i)

The above investment has been measured at fair value as at
31 December 2018, by the Level 3 in the fair value hierarchy
into which the fair value treatment is categorised. For details,
please refer to Note 31(e).

10.Loan receivable

As at 31 December 2018, loan receivable of HK$115,903,000
represents the 15 million United States dollars (“US$”)
second lien term loan with a maturity date on 22 January
2026. The loan receivable bears interest at London Interbank
Offered Rate plus 8% per annum. The carrying value of the
loan receivable approximates to its fair value. There was no
loan receivable at 31 December 2017. In deriving the ECL,
the Directors of the Company exercise their judgements
and consider various factors such as exposure amount at
default, the probability of default, and loss given default. ECL
of the loan receivable as at 31 December 2018 amounted
to HK$797,000 which was recognised in the consolidated
statement of comprehensive income for the year ended 31
December 2018.

10.

RERTEZERERAT —

BEEEEMBMESENEIRN —T—N\F
—A— Elixﬁl ZREEHAIHLESR
BEEND ?E’ATHE;#)\TE 5 R
BE - Eﬁ%ﬁﬁﬂﬁ.&z( )(i)

—N\Ft+=-RA=1+—H
EFTEEI’E ﬁﬁ
B2 B

iR EE N
BAFELRE %Z%Bi&
FEBEESE - BEFE
31(e) °

PR E K
R-ZF-N\F+-_A=+—8 BEER

115,903,000 TIER =S ~F—H=
WL HE/EAA®1,500& % 7T ([ET]) &

FE_HEREN -  BREFRBARITA
EFREMEFE8%ETE - BRERZEKRE

EREAAFERE RZF—tF+=A
=t BEERKER HREEHEE

E51E $“ﬂ%$aﬁﬁﬁﬁzﬂ%1%
BZERE - WEERRERESRE -
FAREREBEBARE R §*A¢+:
A=1+—H RBUEREHEEEBER
797,000 - REZE=ZZE—N\F+=A
—t+t—HLEFEZHRGFEEEBEERA
EEE,’L\,\ °
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11.Accounts receivable 1. B R IE
An ageing analysis of accounts receivable as at the end of HERSHR BRFIEBEZEREK DTN
the reporting period is as follows: T
2018 2017
—E-N\F —E—tF
Balance Percentage Balance Percentage
ek BoL KR Bt
HK$’000 % HK$'000 %
BT T BT
Current BNHR 2,226 72.6% 6,170 68.6%
Less than 30 days past due BEDRN =R 236 7.7% 553 6.2%
31 to 60 days past due BE=+—HZ=/"1+H 119 3.9% 553 6.2%
61 to 90 days past due e+ —BEATH 103 3.4% 855 9.5%
Over 90 days past due BEIZR TR 380 12.4% 855 9.5%
Total &=t 3,064 100.0% 8,986 100.0%
Below is an ageing analysis of accounts receivable that are UTAERBREBHEMBEREERREZ
past due as at the reporting date but not impaired: FEUREE =k 7 BREEA 4T -
2018 2017
—E2-N\F —T—+F
HK$°000 HK$'000
BT T BT
Less than 30 days past due BEIOR=1H 236 553
31 to 60 days past due BE=+—RHZ=~1H 119 553
61 to 90 days past due mENt+—HEATH 103 855
Over 90 days past due BEIZIR AR 380 855
Total accounts receivable past EaHERLRRE
due but not impaired FEURBR TR 48 %E 838 2,816
Accounts receivable past due but not impaired represent EamEl B kIR RE 7 EIKE IE¢E$E.
balances that the Group considered to be fully recoverable BRI A &SR AT BE W R~ 45
based on past experience.
The movements in the allowance for impairment during the NEERERENSSIS RO T -
year are as follows:
2018 2017
—EB-N\F —T—tF
HK$’000 HK$'000
BT T BT
At 1 January R—H—H - -
Impairment provision made EAELRIER A 300 -
Accounts written off as uncollectible #EIR B s AER B (300) -
At 31 December W+=—A=+—8 - -
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& W B ok WAk (1)

Prepayments, deposits and other receivables

As at 31 December 2018, the balance represents mainly
the rental deposits paid of HK$5,106,000 and utility and
management fee deposits of HK$3,346,000.

As at 31 December 2017, the balance included mainly
deposits of HK$1,435,668,000 paid for investment in a joint
venture as detailed in Note 8. On 28 November 2017, GWPA
Property entered into the shareholders agreement (which
was amended and restated on 15 February 2018, 12 April
2018 and 13 March 2019 respectively) with other investors
regarding the formation of a joint venture, of which GWPA
Property agreed to subscribe for 29.9% of class A ordinary
shares of the joint venture. The deposits were subsequently
accounted for as investment in an associate. For details,
please refer to Notes 8 and 25.

12N FIE » REREBEURIRR

R-ZE—N\FE+—_B=1+—"H " &HHTE
AHEE 2B MNIRE5,106,000/ 7T & /K E
BIEEILE 3,346,000 T ©

E\A:%P@—t¢+_ﬂj+—ﬁ A HIEES
LB EHRIEZRERRESERRE
1#%@1,435,668,000,%7c RZZE—+tF
+—HA =+ /\B ' GWPA Propertyst 3z
/\**“Téﬁiﬁi\ﬁﬂ}xﬁ% T_Lﬂxﬁﬁ% (2
ARRZZFE-—NF-_A+HAB ZF—N
FHA+ZBRZZFE-NF=HA+=HE
FIRER]) © BUEEGWPA PropertyEH Eu
BEEARIAEERRZ229.9% c HERH
BEAAR—RKBERRZKE - .ﬁ—lmﬁ?}
BIMIEES 2 25 ©

13.Deferred income tax ELEFRESH
Deferred income tax liabilities are calculated in full on IEEFT1S ?Rféf,jmﬁﬁﬁfﬁxﬁﬁ’f 2k
temporary differences under the liability method. Z2EGHE
2018 2017
—E-N\F —E—+F
HK$°000 HK$'000
BET T BT T
Deferred income tax RIS 1,913 1,814

The movement on the deferred income tax liabilities account
is as follows:

BEEMERABERZZEFHMT

2018 2017

BN\ T LF

HK$’000 HK$'000

BT T BT

At 1 January »—HA—H 1,814 1,574
Charged to profit for the year NFE B AR 99 240
At 31 December ®n+=—A=+—~” 1,913 1,814
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13.Deferred income tax (Continued) 13 BB (4])
The movements in deferred income tax liabilities and assets BEFREHAaBREE CREHRRA B
(prior to offsetting of balances within the same taxation BRDEER 2 &8R) RFEAZEENT

jurisdiction) during the year are as follows:

Accelerated tax

depreciation Total

MERIBHTE st

2018 2017 2018 2017
Deferred income tax liabilities EEFEHAR —E-N\F —T—tF ZE-\F ZT—+F

HK$000  HK$000  HK$000  HK$O000
BETR BRI BRTx BRI

At 1 January w—HA—H 1,814 1,574 1,814 1,574
Charged to profit for the year REE BRI 99 240 99 240
At 31 December Rt+—HA=+—~H 1,913 1,814 1,913 1,814
Deferred income tax assets are recognised for tax loss carry EEMEAE HIBEEAER 2 HIEBENRR
forwards to the extent that the realisation of the related RS ERRRERTBINRERE @ &
tax benefit through future taxable profits is probable. The EAMEHEENSHER AEEAAHE
Group has unrecognised tax losses of HK$21,020,000 (2017: FAYEER R R FER TR A 88 2 RIER T
HK$9,231,000) to carry forward against future taxable THE518 521,020,000 T (Z T —+HF -
income and the expiry dates of these tax losses are shown as 9,231,000 7T) Kz EHIBEEE 2 EmA
follows: BRGNS -
2018 2017
—E-N\F —E—+tF
HK$’000 HK$'000
BT T PR IT
After the fifth year FRFE 21,020 9,231
21,020 9,231
The Group has not recognized such tax losses as the AREBWAKREREBBEHRIEEE - HTATK
realization of the related tax benefit is not probable. AIBL BEIRME AR AR o
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14.Loans from an intermediate holding company

During the year ended 31 December 2017, an intermediate
holding company, China Great Wall AMC (International)
Holdings Company Limited (“Great Wall International”), had
agreed to provide loan facilities up to HK$4,130,000,000
for financing the Group’s investment in an associate
as described in Note 8. As at 31 December 2018, the
Group has drawn down HK$3,848,434,000 (2017:
HK$1,435,668,000). The loan from an intermediate holding
company is denominated in HK$, interest bearing at Hong
Kong Interbank Offered Rate plus 1.9% per annum and is
repayable by November 2022.

During the year ended 31 December 2018, Great Wall
International has further agreed to provide loan facilities
up to US$8,557,300 (equivalent to approximately
HK$66,576,000). As at 31 December 2018, the Group
has drawn down US$8,557,300 which is equivalent to
approximately HK$66,576,000. The loan is denominated in
US$, interest bearing at 3.5% per annum and is repayable by
February 2026.

The Directors of the Company consider the loans are on
normal commercial terms. The carrying values of the loans
approximate their fair values.

14,28 B FR 2 R

RERTEZERERAT —

DA ZERK

M sEsATa - REE-ZT—+tF+= ﬂ_
+—BLEFER - qﬂlﬁﬁﬁ?(lm)
REBR AR (—R+HEER T)((Eiﬁk!
BX]) B ZE R4 84,130,000,0005% 7T
WERRE  UREASEEER —K#E
REREES - RZTE—N\F+ZA=+
—H - AEE 1R H3,848,434,0007% 7T

T—+4F :1,435,668,000/87T) ° KA
EPFm BRABZERABITETE - FHIX
BEBBRITRAEREFEN.90%  WAER
R F+—AREREEE -

RBEE-_FTE—NF+-_A=+—H81LF
ER REBBRE-—FPRERETEB
8,557,3003 7T (1 & R #66,576,0007%
) MERBRE R N\F+-A=
+—0B - A&EEE1RE8,557,300% T (H
$E%=§E%’966,576,0005%7_z) /\/AL/{%TEHF
B FAERAEILYR  WEAR-_TE - NE_
ARTZ8EE -

ARBEERRZEE
AN - B2 AREE R

TQ’( Tﬁ-ﬁﬁ%f
NHERE
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15.Bank Borrowings 15.8R1TEE
2018
—E-N\F
HK$°000
BT T
Non-current JEENHA
Bank loan (Note (a)) IRITER (Hit(a) 893,529
Current BNEA
Bank loan (Note (b)) TE (K77 Db) 49,792
943,321
Notes: B EE
(@) During the year ended 31 December 2018, the Group (a) REE_FT-N\E+_A=1t—HLFE
has acquired a subsidiary with an existing bank loan of A K_E@EWE%*FEJ =N (iﬁﬁ*
HK$891,308,000. The loan is denominated in HK$. The effective I8 §R 17 & #£891,308,00078 7E> RN

interest rate of the loan is 3.26% and is repayable by 2021. As
at 31 December 2018, the Group has undrawn bank facility
of approximately HK$35,000,000. As at 31 December 2018,
the Group has pledged an investment property of fair value of
HK$1,680,000,000 and a restricted cash of HK$9,199,000 to
the lender, as a collateral of bank loan.

During the year ended 31 December 2018, the Group has drawn
down an US$ loan of US$6,400,000 which is equivalent to
HK$49,792,000. The effective interest rate of the loan is 3.96%
and is repayable within 1 year. As at 31 December 2018, the
bank facility has been fully utilised.

In addition to the undrawn bank facility mentioned in (a), as at
31 December 2018, the Group had an undrawn bank facility of
principal amount of HK$300,000,000.

The carrying amounts of bank borrowings approximate their

RITEEZREEEAR

BEILETE - B3 z,\ﬁﬂﬂfﬁwa%m,,\
RZZEZ—FREEEE - R=ZFT—/\F
+=ZA=+—8 AEBZKEIETH
& 49 /435,000,0008 7T R=E—NF+
—A=t+—H8 A&EEEREBRAKEA
{8 %1,680,000,00058 7T 2 % & ¥ % &
9,199,000 T2 X R HHE - IERIRITE
RS o

Fai_q NE+=—A=+—RHIEFE
» AEE B R —IBE T E 76,400,000
% 7T (E #8 5 149,792,000/ T) - B X
ZEBRFIRA3.96%W AR —FRNEHE
B -WN-_ZE—N\E+-_A=+—8  %&E
BITMEC 2 HHA -
B Fifi(a) 2 RIBERZ SRITRE SN - A=
—NE+—A=+—0 XEBMEALE
300,000,000/ 7T 2 i A IRE 2 SRITHLE o

FERE - ALK

fair values, and are denominated in the following currencies: AT EHEHE
2018
—E-N\F
HK$’000
BT T
HK$ BT 893,529
Us$ e 49,792
943,321
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15.Bank Borrowings (Continued) 15.8R 1T E (&)
As at 31 December 2017, the Group had no bank borrowings R-ZE—+F+-_A=+—8 AEEH#H
balance. BIRITEERER -
16.0ther payables and accrued liabilities 16. HttENRIEREFAE
2018 2017
—E-NEF —E—F
HK$’000 HK$'000
BT T BT
Interest payable FERTFE 125,463 3,845
Other payables and accrued expenses H b S F0E K e E 22,574 10,129
Rental received in advance WA S 18,739 810
Deposits received from tenants BYEFZRE 9,950 11,962
Others Eih 1,200 1,248
177,926 27,994
Represented by: 25
Non-current portion FEMENEL 1D 125,262 3,845
Current portion BN ER(R 52,664 24,149
177,926 27,994
17.Share capital 17. 82 2%
2018 2017
—2-nE -
Number of Number of
shares Amount shares Amount
RE £ RE £kl
HK$'000 HK$'000
BETT BETT
Authorised: AT
Ordinary shares of HK$0.10 each SREEC. 10T 2 LR 5,000,000,000 500,000 5,000,000,000 500,000
Issued and fully paid: BEITRARE
Opening and ending balance E R iR A 1,567,745,596 156,775 1,567,745,596 156,775
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18.Reserves 18.f#% &

(a) Group (a) A& H
Movements of the Group’s reserves for the years ended AEBEHEE_ZT—\FRZT—tF+=
31 December 2018 and 2017 are presented in the A=+— EEEFZTE%{%*:@M B
consolidated statement of changes in equity on page 119. MBI ERREERA o
The contributed surplus of the Group represents the excess REBZHABRRTIIE-—NNZEFELEE
of the nominal value of the shares of subsidiaries acquired BHERBANBAR ZRNMEBEBBEARR
over the nominal value of the Company’s shares issued in AT IT 2 RRMH A EE - BERKRE D
exchange therefor during the Group reorganisation in 1990, k2 BhF8 o

less dividend distributions.

The Group’s other reserves consist of the following REEEMFEEDBATEKIBG -
components:
Asset
revaluation Translation
reserve reserve Total
EEEMRHE B R E @t
HK$'000 HK$'000 HK$'000
BT BT BETT
(Restated) (Restated)
(5 E51) (#5751
Balance as at 1 January 2017, A e
as previously reported (WRIZ5E) 334,065 389 334,454
Acquisition of the Acquired Group YEEE L = (1,078) (1,078)
Balance as at 1 January 2017, RZZ—t5-HA—B&
as restated (5 E51) 334,065 (689) 333,376
Other comprehensive income HiZ2EHA
Currency translation difference on consolidation ~ 4RABREBEL ZENERE - 1,563 1,563
Total comprehensive income EE NS - 1,563 1,563
Balance as at 31 December 2017 R-B—+E+-A=+—H&H 334,065 874 334,939
Balance as at 1 January 2018 R-ZB-NE-A—R#&& 334,065 874 334,939
Other comprehensive loss Hi2EEE
Currency translation difference on consolidation #4AEEKELEREHE - (965) (965)
Total comprehensive loss Hit2EHE - 965 965
Balance as at 31 December 2018 RZE-N\E+=-A=1+—B#H% 334,065 (91) 333,974
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18.Reserves (Continued) 18.f#% % (&)
(b) Company (b) AT
Retained
profits/
Share  Contributed (accumulated
premium surplus losses) Total
REBER,/
RARE BABH%  (REER) st
HK$'000 HK$'000 HK$'000 HK$000
BETT BETT BETT BT
At 1 January 2017 R-Z—+5—F—8 50,382 588,719 3891 642,992
Loss for the year AFEEE = = (31,555) (31,565)
At 31 December 2017 RZE—+E+-A=+—H 50,382 588,719 (27,664) 611,437
At 1 January 2018 RZE-NF-A—H 50,382 588,719 (27,664) 611,437
Loss for the year AEEFR - - (125,845) (125,845)
At 31 December 2018 RZZ-NF+ZA=1+-H 50,382 588,719 (153,509) 485,592
Loss for the year of the Company mainly comes from RARFEEBRIERBEZEREXER
legal and professional fees of HK$4,919,000 (2017: 4,919,000% 7T (= Z — £ & : 7,420,000
HK$7,420,000), rental expense of HK$9,525,000 (2017: B or) 0 4 B %9,525,00008 T (=&
HK$7,942,000) and staff costs of HK$13,810,000 (2017: — -+ & :7,942,0008 ) X B8 T KA
HK$4,414,000). 13,810,000/87C (=& —+4F : 4,414,000
HETT) ©
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18.Reserves (Continued) 18.f#% % (&)

(b) Company (Continued) (b) &7 (£&)
The contributed surplus of the Company arose as a result RRABZBARBIE—NNEFAEE
of the Group reorganisation in 1990 and represents the BHAMES BARRRE ZRHDEER
difference between the nominal value of the Company’s Iz MB AR RBE R ZEHFE
shares so allotted and the consolidated net asset value EZERRRREDIKEZER - RIBEA
of the acquired subsidiaries and associate less dividends REED  BABRARETHERLTDIK
distribution. Under Bermudan law, the contributed surplus is FRER ©

distributable to shareholders under certain circumstances.

In addition, the Company’s share premium of HK$50,382,000 gEoh - NAF 2 IR 19 4% E50,382,000% 7T
(2017: HK$50,382,000) can be distributed as fully (ZZF—+t% : 50,382,000/ L) Al B
paid-up bonus shares or applied towards eliminating the BRARDIK - IAREBHEARAZ R
accumulated losses of the Company. E1E -
19.Staff costs 19.8 TR A
2018 2017
—EB-N\F —E—tF
HK$’000 HK$ 000
BT T BT T
Staff costs (including directors’ remuneration) ETIRZA (BEEE#HS)
Wages, salaries and bonuses TE - FHaeKEs 41,140 36,641
Directors’ fee Yl 940 840
42,080 37,481
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u,T

19.E TR A (&)
(a) AU BEHMA L+

19.Staff costs (Continued)

(a) Five highest paid individuals

Details of the remuneration of the five highest paid FA AfUGZSFMALZHMEFER
individuals during the year are set out below: ™

2018 2017
—E-N\F —tF
HK$°000 HK$'000
BT T BT T
Salaries, allowances and benefits in kind e EAMRIEERS = 13,513 10,050
Retirement scheme contributions RINETEIHR 90 68
Bonuses paid and payable BN RERHEAL 200 -
13,803 10,118

B (ZF—+F: i) &EFMALZ
e F TSR

The remuneration of the five (2017: five) highest paid
individuals fell within the following bands:

2018 2017

—®-N\E —F 4

HK$1,000,001 — HK$1,500,000 1,000,0017& 7T — 1,500,000/ 7T - 1
HK$1,500,001 - HK$2,000,000 1,500,001 7T — 2,000,000/ 7T 1 2
HK$2,000,001 - HK$2,500,000 2,000,001 7T — 2,500,000 7T 1 1
HK$2,500,001 - HK$3,000,000 2,500,001/ 7T — 3,000,000/ 7T - 1
HK$3,000,001 - HK$3,500,000 3,000,001787T — 3,500,000/ 7T 2 =
HK$3,500,001 — HK$4,000,000 3,500,001 7T — 4,000,000/ 7T 1 -
5 5

The success of the Company hinges on the performance and
commitment of our employees. As the Company continues to

grow, the Company’s compensation philosophy is designed
to provide employees with the opportunity to excel and grow,
while aligning with our business strategies and values. The
Group’s remuneration policy aims to recognize outstanding
performance, retain and attract key talents and ensure
alignment with the interests of our businesses, and thereby

enhancing shareholder value.

ARRZKRNEE T 2 KRB EAER S

B - AEARBIRBHEER

BEARRREBMmE— B
(=
REBRTDERARAE —T— \FFERSE

ARAZ
FNGEES I REEREREMRELSR
Erfe  HESERXRBER
WEK AERBEZHMBEREESEET
ZEBFERR BB RBHEE AL ALFER
fem R+ AR B

& & EEE
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19.Staff costs (Continued) 19.8 TR A (%)
(b) Directors’ and Chief Executive Officer's remuneration (b) EERTHARME

The remuneration of every director and the chief executive is BESRITREH cMEeF BT
set out below:

For the year ended 31 December 2018: BE_Z—N\F+TA=1+T—HLFE:

Emoluments paid or receivable in respect of a person's services as a director,
whether of the company or its subsidiary undertaking:

HEMES (BRAZLTIENRLREH) BN ME

Emoluments

paid or

receivable in

respect of

director's other

servicesin

connection

Employer's  Remuneration with the

Estimated  contribution paidor  management

money toa receivable  of theaffairs

valueof retirement  inrespectof  of the company

Discretionary  Housing other benefit accepting office orits subsidiary
Name i3 Fees  Salary bonuses allowance  benefits scheme as director undertaking Total

HREZERALR

HUEA  RIHEA  REXZER JEMECESH

Wik BAEE ESERN NHEMERE
it ¥&  BERA GRERM  HREE Wiy dEEE  xNIEKEE 4
HK$000  HK$000 HK$000  HK$000  HK$000 HK$000 HK$000 HK$000  HK$000
BETn RRTn  ERTn ERTn BRTn BRTn BETR BETL ERTR

Non-Executive Directors ~ FHi{T8%

Huang Hu i - - - - - - - - -

LvJia B - - - - - - - - -
Independent Non-executive BUHTES

Directors

Song Ming A& - 180 - - - - - - 180

Sun Mingchun e - 180 - - - - - - 180

WooChin Wan (note (1))~ HIRE (#zi)(7)) - 165 - - - - - - 165

Liu Yan (note (i(2) 218 (W012) - 15 - - - - - - 15
Executive Directors #rEs

Ou Peng B - 200 - - - 10 - - 210

Meng Xuefeng FiE - 200 - - - 10 - - 210

- 940 - - - 2 - - 960
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19.Staff costs (Continued) 19.8 TR A (%)

(b) Directors’ and Chief Executive Officer’s remuneration (b) EERTHARM S (&)
(Continued)

The remuneration of every director and the chief executive is BEEZRITREBR 2 MEFBOT : (&)
set out below: (Continued)

Note: BEE -
(i)  On 26 November 2018, the following changes are effective: () ATBER=_ZT—NF+—A=+H4&E
e
(1) Mr. Woo Chin Wan has resigned as an independent (1) PHRELEBTBYIENTESRS

non-executive Director

(2) Ms. Liu Yan has been appointed as an independent (2) ML T EZEAB I IENTES
non-executive Director
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19.Staff costs (Continued) 19.8 TR A (%)

(b) Directors’ and Chief Executive Officer’s remuneration (b) EERTHARME (&)
(Continued)

The remuneration of every director and the chief executive is BEEZRITREBR 2 MEFBOT : (&)
set out below: (Continued)

For the year ended 31 December 2017: HE_Z—+F+__A=1+—HBILFE:

Emoluments paid or receivable in respect of a person's services as a director,
whether of the company or its subsidiary undertaking;
HEAES (ERAARHANBORER) Bkl Me

Emoluments

paid or

receivable in

respect of

director's other

services in

connection

Employer's  Remuneration withthe

Estimated  contribution paidor  management

money toa receivable  of theaffairs

valugof  retirement inrespectof  of the company

Discretionary ~ Housing other benefit  acceptingoffice  or its subsidiary
Name A Fees  Salary bonuses  allowance  henefits scheme as director undertaking Total

REFERALT

HfbEr  BEHRA  REREER JEMBLOEREH

Mgt BMEE BN mEBREE
fie B2 BERD GRREY  HBEE Mt FRUMe  XRIEUMe &
HK$000  HK$000 HK§000  HK$000  HK$O000 HK$1000 HK$ 1000 HK$000  HK$000
AT B%Tn  EWTn A%t BT ARTn AT AT BRI

Non-Executive Directors ~ FHi{T8E

HuangHu i - - - - - - - - -

Lvdia aff = = = = = = = = =
Independent Non-executive B FHTES

Directors

Song Ming RE - 180 - - - - - - 180

Sun Mingchun HRE - 180 - - - - - - 180

Woo Chin Wan piled - 180 - - - - - - 180
Executive Directors #nEs

0uPeng i -5 - - - 8 - -8

Meng Xuefeng i - 150 - - - 8 - - 158
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19.Staff costs (Continued)

(b)

Directors’ and Chief Executive Officer’s remuneration
(Continued)

There was no arrangement under which a Director and/or
the Chief Executive Officer waived or agreed to waive any
remuneration in respect of the year.

Directors’ fees paid or payable to Independent Non-executive
Directors during the year were HK$540,000 (2017:
HK$540,000). There was no Directors’ fees received or
receivable by other Non-executive Directors during the year
(2017: nil). Save from the aforesaid, there were no other
emoluments paid or payable to Non-executive Directors in
2018 and 2017.

No options were granted to Directors and/or the Chief
Executive Officer to acquire shares of the Company in 2018
and 2017.

The director’s fee per annum of each of the Independent
Non-executive Directors of HK$180,000 (2017: HK$180,000)
is fixed by the Board of Directors pursuant to the authority
granted by the shareholders at the Company’s annual
general meeting. Each Non-executive Director, including
Independent Non-executive Director, serving on the Board
Committees does not receive any additional fee (2017: nil).

The directors’ remunerations are determined with reference
to directors’ remunerations paid by other companies in Hong
Kong.

RERTEZERERAT —

19.8 TR(A (&)
(b) EERTHARME (&)

BERERR, RITRESBBRERZHR
BXRABHERSENFRAZHME -

FAEINIENTFTRBIIERTES
EEMWE A540,0008 T (ZE— &
540,000 7T) - FABEMEMIERNITE
EERBER 2 EZHE (ZT—LF:
/) o B EXFTIEN RZT—NFRZ
Tt FHECNIEMIERNTESNE
B & -

ARBR T NFR_FB-—LFIER
FTEER/ RITBEH B EAE
RRBRAD

BUBIYFNTESTCFEESTHD
180,000 7T (= & — £ £ : 180,000/
T HEZERBERRNARBIRRBSF
RERTZEIMEE 2HEFSET
ZEEZBMNTES (BRBLIFH
TEF) TEWREMBRIMEE (ZF—+
FE)-

EEMe2REEEM EHARMNE
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20.0ther operating expenses 20. Hth &R & B %
Other operating expenses represent the following: KERFEMGR T SBERSZEYIER
2018 2017
—E-N\F —E—+F
HK$’000 HK$'000
BT T BT
Staff costs (Note 19) BTIRA (K7£19) 42,080 37,480
Legal and professional fee FREEXER 6,391 9,640
Agency fee RIBEE 3,915 3,002
Asset management fee BEESHEE 3,601 =
Leasing fee HEE 3,032 -
Telecommunication expenses ENSE3 2,897 1,657
Others EHih 7,669 7,752
69,585 59,531
Asset management fee and leasing fee represent the fee EEERENHEERBYFE=TNERE
charged by an independent third party for managing one BMER—BREMFEAREB P
of the investment properties and for entering into new and B RABETHAOWEMNER -
renewed leases with tenants respectively.
The remuneration of the directors and the chief executives is BEERITBEZFOFH M A B T (Kt
included in the staff costs (Note 19). FE19) °
Auditor’s remuneration (included in the legal and professional AEEZSMMe (BREEAEREES
fee) for the current year amounted to HK$1,500,000 (2017: ) &1,500,000% T (= & — & &
HK$1,100,000). 1,100,000/ 7T) °
21.Net finance cost 21. I B R A R
2018 2017
—E-N\F —E—+F
HK$’000 HK$'000
BT T BT
Finance cost/(income) BARSRAS (WA
— Interest expense on the loans from an — REPEIZER AR ZBER
intermediate holding company (Note 74) 2R BZH (Hfat14) 121,416 3,846
~ Interest expenses on bank loans (Note 15) — IRITERM B (A7a215) 19,906 -
- Loan arrangement fee ERTHER 2,504 -
— Interest income from bank = ﬁﬁﬁf']%%)\ (152) (41)
143,674 3,805
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22.Income tax expense 22.Fr8HixX
Hong Kong profits tax has been provided for at the rate of & NG T A F G ET RN B A IE
16.5% (2017: 16.5%) on the estimated assessable profit for 16.5% (ZZF—+4F : 16.5%) T K5 -
the year. The PRC corporate income tax rate is 25% (2017: FPRECEMBHEME A% (ZF —+
25%). The subsidiaries operating in the PRC are loss making ¢ 25%) RABEER M E R RREE
during the year ended 31 December 2018 and are not subject —N\F+Z A=+ —HLEFEHSE
to PRC corporate income tax. Té! : ﬁ&ﬁﬁ%{iﬁ]qﬂ BB ZEFTISHT
2018 2017
= S
HK$’000 HK$'000
BT T BT T
Current income tax BNERRRIS AR
- Hong Kong profits tax — BEFEH 6,017 12,009
— Under provision in prior year — FFERETR - 76
Deferred income tax RIEFTIFA
- Deferred tax expense — EERIER 99 240
6,116 12,325
The taxation on the profit before income tax differs from the BEEMEIABNAEL 2 M IEEBRE KA
theoretical amount that would arise using the taxation rates $ AR EME A R & 1 B @ B R A
applicable to the places of operation of the Company and its BREACERMESBEAERATER - FI1BW
subsidiaries as follows: N
2018 2017
—E-NF —E—+tF
HK$’000 HK$000
BT T BT T
Profit before income tax BRETIS BRI AT 589,571 261,483
Calculated at a taxation rate of 16.5% RIE16.5% (:§ — e
(2017:16.5%) 16.56%) &t & 97,279 43,145
Income not subject to taxation AR (114,239) (36,511)
Tax losses not recognised RHERR 2 T IR 18 1,939 25
Recognition of tax losses HER I IEE 1R @ -
Expenses not deductible for taxation purposes REEVERFRIBHIR 2 21,144 5,590
Under provision in prior year LFEERETE - 76
Income tax expense PISTHRI X 6,116 12,325
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23.Dividends and cash payment

The Board has resolved not to declare any interim dividend
or to recommend any final dividend for the year ended
31 December 2018 (2017: nil).

24.Earnings per share

178

The calculation of basic earnings per share is based
on the profit for the year attributable to shareholders
of HK$583,455,000 (2017: HK$249,158,000) and the
weighted average of 1,5667,745,596 shares in issue (2017:
1,567,745,596 shares in issue) during the year.

Diluted earnings per share is calculated by adjusting the
weighted average number of ordinary shares outstanding to
assume conversion of all dilutive potential ordinary shares
arising from exercise of all outstanding share options granted
under the Company’s share option scheme. A calculation
is done to determine the number of shares that could have
been acquired at fair value (determined with reference to the
latest available market share price of the Company’s shares)
based on the monetary value of the subscription rights
attached to the outstanding share options. The number of
shares calculated as above is compared with the number of
shares that would have been issued assuming the exercise of
the share options. As at 31 December 2018 and 2017, there
were no outstanding options to be exercised. Accordingly,
there was no potential dilutive ordinary shares during the
year 2018 and 2017.
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25.Business combination

As set out in Note 8, under the shareholders agreement,
GWPA Property was granted a call option (the “Option”)
to acquire one of the Portfolio Assets. On 11 May 2018,
GWPA Property exercised the Option for the purchase of
the sale shares (representing the entire issued shares of
Patrol Hall 12 Limited (“Patrol Hall 127) and the sale loan
(representing all of the shareholder’s loan owed by Patrol
Hall 12). GWPA Property designated Great Wall Pan Asia
Property Investment Limited, a wholly-owned subsidiary of
the Company, to take up the sale shares and the sale loan on
completion. Purchase price of HK$725,051,488 was paid on
13 June 2018 (the “Completion Date”) by setting off against
the outstanding amount of the advance of HK$725,051,488
owed by Everwell City to GWPA Property. On 13 June 2018,
the Group completed the acquisition of Patrol Hall 12 and its
wholly-owned subsidiary, Ray Glory Limited, which directly
owns Kwai Fong Plaza.

As a result of the above acquisition, the Group recognised
a gain of HK$1,513,351 upon exercising the Option in the
consolidated statement of comprehensive income for the
year ended 31 December 2018.

25. (75 6f

Nt FE8ET E 5 - IR IR AR R 13 5% - GWPA
Property 8 i R EERE (BEE]) U
WHESEENEP —H R N\F
A A+—H  GWPA PropertyfT{£ & 21
BEEHEMRMD (BlPatrol Hall 12 Limited
([Patrol Hall 12]) 22 &EBEITRG) &
HEBE X (BPatrol Hall 128Kk 2 2 3%
HEF) ° GWPA PropertyB 5 ERMIRT®
BEXREBRAR (KRRIZZEWB A

) REREERBHEEROREEER
BB E(E725,051,488B TN T — \F X
A+=8 (52K B #1) # & #Everwell
City# RGWPA PropertyZ i & 18 18 4 5%
725,051,488 L c RZE—NEFER
A+=8 ' A&BETKKIEPatrol Hall 12
REEERBEFES 2 2EMNBARIE
BBRAF e

AR EWEEIR RITERIEREEZ
AEERBE-_T—NF+_A=1+—
BIEFERNGEEZARKSRPERKES
1,518,351 7T °

Acquisition of subsidiaries W B F B 2 F)
2018
—E-N\F
HK$’000
BT T
Cash consideration fﬁ@ﬁf’f 725,051
Realised gain of the Option B SR 1,513
Total investment cost BN HERE 726,564
Less: Net assets of Patrol Hall 12 as at B Patrol Hall 12 5eRk HERZ
Completion Date BEFE 1,513
Amount due to the immediate holding company R5ERK A HEPatro [ Hall 12/& 1
by Patrol Hall 12 as at Completion Date HEERARIFIA 725,051
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25.Business combination (Continued) 25. XK E50F ()
(a) Details of fair value of net assets acquired as atthe (a) REHNBHIKB2EEFREZLATLE
Completion Date are as follows: HEWMT :
2018
—E-N\F
HK$°000
BT T
Investment property wEMFE 1,608,921
Property, plant and equipment M - AR RERE 28
Restricted cash PR HIIR & 7115
Cash and bank balances IH& MIRITHERR 3,617
Accounts receivable FEWGRIE 1,057
Accrued expenses fEEtEHA (2,964)
Advance payment received from tenants M)A P UER 2 TR R (1,237)
Amount due to the immediate holding company Patrol Hall 12T BEEERR A B FKIR
by Patrol Hall 12 (725,051)
Borrowing B (891,308)
Other assets HthEE 1,335
Net identifiable assets acquired FUEE < Al Rl B B A 1,513
Notes: B 5E
(1) The acquired business contributed revenue of HK$35,000,000 (1 BEXNEHZ-_ZE—N\F+=_A=+—
and net profit of HK$68,482,000 to the Group for the period HEE BEWBESEAREETR K=
from the Completion Date to 31 December 2018. 35,000,000/ 7T & % & 768,482,000/ 7T ©
(2) Acquisition-related costs of HK$840,000 were included in the (2) YREEAERARK 4840,0008 TREBE =T —/\
other operating expenses in the consolidated statement of FE+ZA=T—HLLEFENGEE2EKE
comprehensive income for the year ended 31 December 2018. FUAEME LR AR °
(b) Analysis of the net cash outflow in respect of the (b) EEWEEEREZFRERH D :
acquisition:
2018
—E-N\F
HK$°000
BT T
Purchase consideration WHERE 725,051
Cash and bank balances He MIRTTH R (3,617)
721,434
Restricted cash ZRHIRE (7115)
Net cash outflows arising from acquisition WHEEES 2 FREME 714,319
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26.Notes to the Consolidated Statement of Cash 26.57 RS RERMEE
Flows

(a) Reconciliation of operating profit to cash generated (a) RERRERKEELE ZREHRK :
from operations:

2018 2017
—E-N\F —T—+F
HK$’000 HK$'000
BT T BT
Operating profit BRI 453,528 265,692
Fair value gain on investment properties EMEATERES (400,561) (221,000
Depreciation and impairment HEKRRE 2,199 1,656
Exchange (gain)/loss PE X, (Was), 18 (783) 998
Impairment for loan receivable W ERORIE 797 -
Gain on exercising option TR Y s (1,513) -
Decrease/(increase) in accounts receivable FEMFRIE R > (38 hn) 6,979 (5,279)
Decrease in prepayments, ENER - ke REHM
deposits and other receivables FEU R IE R 1,433,572 6,212
Decrease in amounts due to associates JERTHE & R R FIER S (96) (1,174)
Decrease in amount due to a follow subsidiary Eﬁﬂ?\ﬁ]‘%@jmlﬁﬁy - )
Increase/(decrease) in amount due to FEH‘:F' Bt ¥NE]
an intermediate holding company kg, Crid 91 (3,059)
Increase in other payables and H b PR FRIB &
accrued liabilities FEETEEIE M 24,314 792
Cash generated from operations LEEECES 1,518,527 44,836
(b) Cash and cash equivalents (b) BERREEE
2018 2017
—E-N\F —E—+F
HK$’000 HK$'000
BT T BT
Cash at bank and in hand SRITNFEIRE 149,517 112,560
Short-term bank deposits with original FHER=EAA T AR
maturity of less than three months |ITHERK 20,076 6,001
169,593 118,561
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26.Notes to the Consolidated Statement of Cash 26.4rEBEERERMETE ()
Flows (Continued)

(c) Net debt reconciliation (c) REBYHER

This section sets out the movements in net debt for each of AENEYF PN R R F A EE
the periods presented.

Total liabilities
from financing

activity
Borrowing
due after 1 year
REMEFTH2HEE
R—FRIBNEE
HK$000
BT T
As at 1 January 2017 RZZE—+F—H—H -
Cash flow WEM (1,435,668)
Other non-cash movement HibIER &8 (3,845)
As at 31 December 2017 R_T—+F+_-_F=+—H (1,439,513)
As at 1 January 2018 R=—Z—-N\F—A—AH (1,439,513)
Cash flow BER (2,479,342)
Other non-cash movement HihFR LS5 (121,416)
As at 31 December 2018 R=Z2—-NE+=-A=+—H (4,040,271)
27.Capital risk management 27. 6 EpEE
The Group’s primary objective when managing capital is to REBEREACHEERRBRASE
safeguard the Group’s ability to continue its businesses as a BRNFBEEEEER - Mt HEesmE
going concern, so that it can continue to provide returns for BRIRREHLORFE SEMFREBEAL
shareholders and benefits for other stakeholders. RAEAE -
The Group structures its capital with due consideration to AEEKEEERRARE T BEHERLE
risk. The Group manages and adjusts its capital structure B AEBREIRERAZENRIEBE
in the light of the changes in economic conditions and risk EZRBREFHEENABREERERE - 5
characteristics of the underlying assets. In order to maintain HPSAREEAREE  AEES R
or adjust the capital structure, the Group may adjust the 1#%1&%21& SREE I ﬁﬁx%ﬁﬁ@ﬁﬂ Gl
amount of dividends paid to shareholders, repurchase B %ﬁﬂx_}zi'ﬂl]i/ﬁi B3 o

shares of the Company from shareholders, issue new shares,
or increase or reduce borrowings.
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27.Capital risk management (Continued) 27. 64X RKRERE (&)
For the purpose of calculating the net debt-to-capital ratio, Bt u+§t}§fi§\1§ﬁ$tt$ﬁﬁ§ C AEEBF
the Group defines net debt as total debt (which includes E EERAEBERE (BRRKEPHEER
the loans from an intermediate holding company and bank NAIZER &fﬁfﬂﬁg) IR e RIRTTHE
borrowings) less cash and bank balances, and capital as all ﬁ% &R 2 TE & BER 2 PTAHKE
components of equity. The Group monitors capital on the c REERBFAEBEERL KETER o

basis of the net debt-to-capital ratio.

The net debt-to-capital ratio at 31 December 2018 was as RZE-—N\F+ZA=T—HZFEEE
follows: AREEERIOT :
2018 2017
—B-NE Tt
HK$’000 HK$'000
BT T BT T
Total borrowings BEiasE 4,858,330 1,435,700
Less: cash and cash equivalents Ve fﬁi&iﬁff%@ (169,593) (118,561)
Net debt FRE 4,688,737 1,317,139
Total equity KRR 2,472,594 1,890,104
Total capital BETE AR 7,161,331 3,207,243
Net debt-to-capital ratio FREEALLE 65.5% 41.1%
The increase in the net debt-to-capital ratio is mainly due to RZZE-—N\F+A=+—RH FAEE
the loans from an intermediate holding company and bank R EREMDEEHRAKREPBIERA A
borrowings as at 31 December 2018. ZEFRRBRITEERN °
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28.0perating lease commitments 8.REHE R
As at 31 December 2018, the Group had future minimum R-E—NF+_A=+—8 A£ER
lease payment under non-cancelable operating leases for B ECEEBIAZ L REF 2T A]
land and buildings for the continuing operations as follows: B EHERE R RKEHEN KW
T
2018 2017
—E-N\F —T—+F
HK$’000 HK$'000
BT T BT
Not later than one year T —F 13,920 10,392
Later than one year but not later than five years BB FETHBBAEF 22,504 8,664
36,424 19,056
29.Capital commitments 29. 8 A IE
2018 2017
—E-N\F —T—+F
HK$'000 HK$'000
BT T BT
Contracted, but not provided for SHESIEES
- Capital expenditures on investment properties — — & & W% 2 B R AYE 1,575,000 -
- Proposed investment in a joint venture —EERE—ReERA - 2,499,332
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30.Balance sheet of the Company 0. X AFEEEMBER

31 December 31 December

2018 2017
—B-N\E ZE—+fF
+=BA=+—-B +=-A=1+—H
Notes HK$’000 HK$'000
BaE BT T BT T
ASSETS BE
Non-current assets IEMENEE
Property, plant and equipment IE NG 2,724 3,290
Interests in subsidiaries D)= YNE T T 4,783,580 945,226
Interests in associates it/ o - ey 2,607 2,607
Loan receivable JEUE TR 115,903 =
4,904,814 951,123
Current assets MENEE
Accounts receivable ez eE] 1,040 =
Prepayments, deposits BNER - Zek
and other receivables E el EIR 6,093 1,441,411
Cash and cash equivalents fﬁi&fﬁﬁvfﬁ 42,969 13,670
50,102 1,455,081
Total assets BEMAE 4,954,916 2,408,204
LIABILITIES aE
Non-current liabilities EREBE
Loans from an intermediate REFEERARIZ
holding company B3 3,915,009 1,435,668
Other payables and accrued liabilities H e SRIBRESBE 125,262 3,845
4,040,271 1,439,513
Current liabilities REAE
Amounts due to subsidiaries RN 214,672 193,061
Amounts due to associates BN RIFRIA 1,125 1,125
Other payable and accrued expenses Hit e E M ERTE R 6,689 4,293
Bank borrowing RITIEE 49,792 -
272,278 198,479
Total liabilities BfEERE 4,312,549 1,637,992
EQUITY s
Capital and reserves BRI
Share capital %N 156,775 156,775
Reserves (=] 18(b) 485,592 611,437
Total equity ExaE 642,367 768,212
Total equity and liabilities wERhaE 4,954,916 2,406,204

The balance sheet of the Company was approved by the
Board of Directors on 15 March 2019 and was signed on its

behalf.

Mr.Chen Zenan
BZmLE
Chairman

B

BE o

Mr. Meng Xuefeng
REgEE
Director

B=x

RERTEZERERAT —

ARBEEABRAZEEEN _T—NF
=A+HA Ttt/’EIEELAT/\iF@%i%%

—\FEFERE | 185



Vi

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (Continued)

u,T

31.

(a)

186

& W Ok R (81)

Financial risk management

The Group’s activities expose it to a variety of financial risks,
particularly liquidity and credit risks. Where appropriate, the
Group’s risk management policies seek to minimise potential
adverse effects of these risks on the financial performance
of the Group. The policies for managing these risks are
summarised below.

Cash flow interest rate risk

The Group’s cash flow interest rate risk arises from cash
balances placed with authorised financial institutions, loans
from an intermediate holding company and bank borrowings,
which generate interest income and incur interest expense
for the Group. The Group manages its interest rate risk
for cash balances by placing such balances on various
maturities and interest rate terms.

At 31 December 2018, the Group had loans from an
intermediate holding company of HK$3,915,009,000 (2017:
HK$1,435,668,000) and bank borrowings of HK$943,321,000
(2017: nil). It is estimated that a general increase/decrease
of 100 basis points in interest rates, with all other variables
held constant, would decrease/increase the Group’s profit
for the year and total equity by approximately HK$40,781,000
(2017: HK$1,101,000).

The sensitivity analysis above has been determined
assuming that the change in interest rates had occurred
at the balance sheet date and had been applied to the
interest-bearing financial instruments in existence at that
date.
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31.Financial risk management (Continued) .eEERER (#)

(b) Liquidity risk (b) RENE € BB
Liquidity risk refers to the risk that the Group will encounter nBESRRBRERASEERNBETEESRAE
difficulty in meeting its obligations associated with financial HEAzEKREERNBE ER - AEEE
liabilities. The Group’s objective in managing this risk is to BzRksBEERERRITERRE
maintain a balance between the continuity and the flexibility X ORFESEAEEEEE 2 TE (W
of funding through the use of bank loans and overdraft, if BE) MEREBEERFZER -

necessary, and the loan from group companies.

The following table details the remaining contractual TRINRHREEBAEEERABEZHRT
maturities of the Group’s financial liabilities at the balance BRHREFE  DERKEHORTRZE
sheet date, which are based on contractual undiscounted enE (BEEAEGHMNEFEZNEN
cash flows (including interest payments computed using o HERFBNE - BEREERZF
contractual rates or, if floating, based on rates as at the ) RAEEAXMNREZ&ZFEBE - 88
balance sheet date) and the earliest date on which the Group EREREFEIERA G ZERMIEITE

can be required to pay. The balance includes the accrued BB - 5FIBR2MME14%15 °

interest for the loans from an intermediate holding company
and bank borrowings. For details, please refer to Note 14 and

15.
Loans from
Other payables and an intermediate holding
accrued liabilities company Bank borrowings
EftEARERETRR REPHERAFAZER RITEE
2018 2017 2018 2017 2018 2017
ZB-N\f “TF ZB-N\f “TtF ZB-\§ AR
HK$000  HK$000  HK$000  HKPO00  HK$000  HK$000
BRTn ARt A®Tn BBt ¥R BRI
Within 1 year or on demand —ERHEER 23,773 11377 - - 51,795 -
More than 1 but less than 2 years BE—FENME - = - - - _
More than 2 but less than 5 years BRRFRINRE - - 4481962 1676901 957728 -
More than 5 years BARE - - 85,230 - - -
Carrying amount RREE 23,773 11377 4567192 1676901 1,009,523 =
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31.Financial risk management (Continued) .eEERER (#)

(c) Currency risk (c) E¥ A
Currency risk arises on account of monetary assets and BEEERREANEEEEAINEEEZ
liabilities denominated in a currency that is not the functional BEMEERABENKER - AEBUEIFE
currency. There is no non-monetary exposure on the Group. b -
The financial assets and financial liabilities of the Group AEBZeRMEERSRARAEENE
are denominated predominantly in Hong Kong Dollars. TLEHE - REBEIINEAR 2 E—BKE
The Group’s only significant exposure to foreign exchange frREHEUARBFEZRITRESRIEA
risk arises from its cash at bank and financial asset at fair $TE TABRRZEREE  RITREAK
value through profit or loss in RMB and cash at bank, loan NETFHEZ BRBEERKRITEE -

receivable and bank borrowing in US$.

As at 31 December 2018, the Group had cash at bank in RZTE—N\F+_A=+—80" ' ~x5EH
RMB of HK$19,642,000 (2017: HK$4,877,000), financial KNARBEEZERITE£19,642,000%
asset at fair value through profit or loss in RMB of T (ZFT—+1 % :4,877,0007T) * KAA
HK$1,141,000 (2017: HK$1,196,000), cash at bank in US$ of REFEZRATEFAER SREE
HK$9,435,000 (2017: HK$16,826,000), loan receivable in US$ 1,141,000/ 7T (ZZF —+ % : 1,196,000
of HK$116,700,000 (2017: nil) and bank borrowing in US$ of BIT) ~ LETTFEZRITER £9,435,000
HK$49,792,000 (2017: nil). BT (ZE—+t%F : 16,826,000 7T) * A

ETHEZ FEWE 116,700,000 7T (=
T—+F: #) MIRTTHEE 49,792,000/
T(ZT—+F &)

If the RMB had strengthened/weakened by 10% against ERMBEMEHEFTE2ERLT - WA
Hong Kong Dollars with all other variables held constant, it R HBITHEB2E10% - FAKRTA
would increase/decrease the pre-tax profit for the year by BRI, A 2,078,0008 T (ZF—
HK$2,078,000 (2017: HK$607,300). As US$ is pegged to HK$, + % : 607,300 T) ° R ETTEE TH
the Group does not expect any significant movement in the 8 AEBEEGFELABTEXTS LN
US$/HK$ exchange rate. FRERES -

The sensitivity analysis above has been determined FHSRELNIBRERERSHINEE
assuming that the change in exchange rate had occurred at HEEAE o

the balance sheet date.
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e M B R I ()

31.Financial risk management (Continued)
(d) Credit risk

The Group’s credit risk arises mainly from its deposits with
banks, accounts receivable and loan receivable.

Bank deposits are mainly placed with high-credit-quality
financial institutions. The credit quality of bank deposits
can be assessed by reference to external credit ratings (if
available) as follows:

.ERERER (&)

(d) FE=RR

AEBzEERBREIERBERITHFHR

FEWRIR M B U E 3K o

ROTERIBERNERRIFNEEERS
BEE - ROTFFNEELERALZ2RAT
SMEREEREAR () FF{A

2018 2017
AL —tF
% %
Ve 34.2 334
At 46.5 413
A 2.5 10.0
BBB 16.8 18.3
100.0 100.0

The Group manages its credit risk associated with accounts AEEBEARBEESY]  EHATRARE

receivable and loan receivable through the application of
credit approvals, credit ratings and monitoring procedures.

The loan receivable of HK$115,903,000 represents US$15
million second lien term loan which was acquired by the
Group during the year. As at 31 December 2018, the external
credit rating of the issuer of the loan receivables was no less
than “B”. The Group considered the credit rating and the
credit risk exposure of the Group as low.

Credit sales are only made to customers with appropriate
credit history or high credit standing while sales to new
customers or customers of low credit standing are usually
made on an advance payment or cash on delivery basis.

As at 31 December 2018, the total accounts receivable are
from 24 customers (2017: 10 customers) only.

Further quantitative disclosures in respect of the Group’s
exposure to credit risk arising from accounts receivable are
setout in Note 11 to the financial statements.

2R - BEERWHIA R ERE AR

B{ERER -

Ji& W & 5%115,903,0008 TTHE A & B R F

AEMISEBEETLE — &

ERER -

—N\F+A=1+—8 BRERE
TTARSMNEBE R AMER B & - A&
ERRAEENERFELERRBRRE

AEBEEAFAARFEEREARSE

B TP ETT

R MERHEFK

Fgﬂﬁfﬁzgﬁ BERAELEMR
BRNRARETRS °

RZE—N\EFE+-_A=+—8 " FraEk

REERE-_+TEREF (=%

+EEP) -

—t

BERAEEMERZ BYEFIAZEERAR
E—FEEE  BRMBRERME -

RERTEZERERAT —

—N\FEERE
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (Continued)
e M B R I ()

31.Financial risk management (Continued) .eEERER (#)

(e) Fairvalue estimation (e) AF{EMET
The Group’s investment properties and financial asset AEBZHRENEREREENUA AR
are measured at fair value. The Group classifies fair value E - AEEUARMAEMACBARE
measurements using a fair value hierarchy that reflects the ZE%’|§ZQ$@ SEDBEATERE -
significance of the inputs used in making the measurements. NFERENDRAT -

The fair value hierarchy has the following levels:

~  Quoted prices (unadjusted) in active markets for identical — HRABEESEBZERMSGME CRE
assets or liabilities (Level 1). AR (BB °

- Inputs other than quoted prices included within Level — BRBEERFIRIBEI  EEXAE
1 that are observable for the asset or liability, either ZE# (BER) sEE (AREEHS
directly (that is, as prices) or indirectly (that is, derived ) AIBRBARE (F24&) °

from prices) (Level 2).

- Inputs for the asset or liability that are not based on — WHREBABEMBBEETZEE
observable market data (that is, unobservable inputs) HBEEzHASE (AITA]ERE A
(Level 3). 1B) (B3R -

See Note 6 and Note 9 for disclosures of the investment BRABRATEFABRZREYMFE LA #

properties and financial asset at fair value through profit or HEZERMEEZHEER 0025

loss that are measured at fair value respectively. BIEE6 MBI EE9 ©

Level1 Level 2 Level 3 Total

SR SB28% SE3MM #Et
HK$'000 HK$'000 HK$000 HK$'000
BT A¥TR BRI BE¥TR

Financial asset at fair value RATEFABREN
through profit or loss THEE
Investment in an investment fund RIRBEEES 2 I8E - - 1,141 1,141
Investment properties REME - - 3,791,800 3,791,800
There was no transfer between levels during the years ended REBEZ_T-)\EFR-_FT—tF+A=
31 December 2018 and 2017. T—HIEFERARED RER -
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u,T

& W B ok WAk (1)

31.Financial risk management (Continued)

(e) Fair value estimation (Continued)

(f)

The financial asset at fair value through profit or loss under
Level 3 fair value measurement represents the investment in
limited partnership which is owned by Shen Zhen Great Wall
Pan Asia International Equity Investment Fund Management
Company* (RYIFBIREBEBRERELZCEEBRAA), a
wholly-owned subsidiary of the Company and is not traded in
the active market.

The directors have determined that the purchase cost
represents fair value at the end of the reporting period for
the investment in limited partnership as the investment was
purchased close to year end.

Valuation of financial instruments with unobservable
inputs

The following table shows a reconciliation from the beginning
balance to the ending balance for fair value measurement in
Level 3 of the fair value hierarchy:

N.ERERE

2 (&)

(e) DF{EMET ()

(f)

FIRATEFEE THRATER AEBR
NERMEERRARAIZENB A FZRI
REBRTBEBEREREECEEARAA
BEZERER ZIKE - BWIFNIEREM
B 5 o

$ERA ARERARBEERBA -
B ERABRNERA Y2 RAREEY
REATAE -

BEFTEERARENSRMITAN
fh{E

TRIFEAFERETAFIRA
FUEREF KGR G -

FiEEE

2018 2017
—B-N\F —tF
HK$’000 HK$'000
BT T BT
Opening balance FERR 1,782,696 1,560,500
Acquisition gz 1,608,921 1,196
Additions during the year FARE 818
Unrealised gain recognised during the year F AR AR R W 400,561 221,000
Exchange difference MEH =R (55) -
Closing balance FRER 3,792,941 1,782,696
Net changes in unrealised gains for RZZE—N\F+HA=+—H
Level 3 investment as at 31 December 2018 kk%&&éfﬂi """"" IR AR Y
A 400,506 221,000
*  For identification purpose only x (Era o)
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (Continued)
e M B R I ()

31.Financial risk management (Continued) .eEERER (#)
(f) Valuation of financial instruments with unobservable (f) EEF B EBAZENERIT AN
inputs (Continued) &8 (&)
Valuation Unobservable
[nvestment Fairvalue  Technique inputs Rate/Range
T £
k& AYE  fhERE BAYE thl,/ e
HK$'000
AR
Financial asset at fair value through profit 1141 Recent transaction N/A N/A
or oss - Investment in fund price
BATE AERNEREE TR E ol gyl
-HERE
Investment properties 3,791,800 Income capitalisation Capitalisation rate: 2.6%-3.76% The higher the capitalisation rate,
(Refer to Note 6 for details) approach the lower the fair value
RENE (REE2HMES) BAfE : 25%%3.75% ARLESR - NTERE -
Rental rates:
Retail shops:
HK$55 psf-HK$110 psf

Fresh market: HK41 psf
Office buildings: HK$39 psf-HK$100 psf
Industrial buildings:

HI$13.3 psf-HKS29.5 psf
Car parking space:
HK$3,229 per space
EMLhE %ﬁ% : The lower the rents, the lower the
ZEE : BTARSSETZETARIOBT fairvalue
‘H/é i §YARGET e - ATERWE -
WOKE : BEARVETESTAR
10087

IE : BEAR133EERTARDSET
SHEA « BERENS 2293 T

The financial asset at fair value through profit or loss under FEIWM AT EAEE THIEAFEETABE
Level 3 fair value measurement represents the investment ZERMBEABRERAE 2IHE - BXIE
in limited partnership and is not traded in the active market. POERMBERS  c BEFR A ARNZEE
The directors have determined that the recent transaction NETFEFREREA > BUREX 5B ANER
price represents fair value at the end of the reporting period S I EBENRREBARNATEE R
for the investment in limited partnership as the investment —E-N\F+ZA=+—"H BERAKHE
was purchased close to year end and therefore, the purchase NEERE

cost approximates the fair value as at 31 December 2018.

For details, please refer to Note 2(b)(). BRAE - B2HME200)3)
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b5 0 W B ok I At

32.Subsidiaries and associates

R2.MBELARRBELRT

Particulars of the Company’s principal subsidiaries and the RZZE-—N\F+ZA=+—8H  KRQFAH
Group’s principal associate at 31 December 2018 are as FEMBRARRAEENEEHE A FF
follows: BT
Subsidiaries Vo) =N
Place of incorporation/
registration and
operations
(Kind of legal entity) Nominal value of Proportion held
SR ERR issued/registered BEtE
Company EXHE share capital Direct  Indirect Nature of business
REER CEELEER) B8/ ERBRAEE Hi BE EBME
Great Wall Pan Asia Asset Hong Kong Ordinary HK$25,560,000 = 100%  Asset management
Management Limited BB L3802 25,560,000/ 7T services
RRGEEERARAA BEERRY
Great Wall Pan Asia Corporate Hong Kong Ordinary HK$5,000,000 = 100%  Corporate finance
Finance Limited 9 E38%5,000,000/87C services
RBRGRERRAR EEBERS
Great Wall Pan Asia Securities Limited Hong Kong Ordinary HK$10,000,000 = 100%  Securities services
RAURTEFARA 90 E3®1%10,000,00087C 7R
Lyton Investment Limited The Commonwealth of Ordinary US$2 = 100%  Property holding
The Bahamas LRER2ET ESS]
EREHME
Macheer Properties Limited The British Virgin Islands ~ Ordinary US$1 = 100%  Property holding
RERARES LRRIET ESS]
Nanchao Investments Limited Hong Kong Ordinary HK$?2 100% - Dormant
EE ERRk2ET EEER
Nanchao Yau Tong Limited The British Virgin Islands ~ Ordinary US$1 = 100%  Property holding
RESRARES ERRIET ESSY]
Sunny Bright Development Limited Hong Kong Ordinary HK$2 = 100%  Property holding
HMEERAR AR BB ERR2ET ESSE)
Sunny Success Development Limited ~ Hong Kong Ordinary HK$?2 = 100%  Property holding
MAKERAR AR BB ERR2BTT LSS
Patrol Hall 12 Limited The British Virgin Islands ~ Ordinary HK$8 = 100%  Property holding
RBERARES LRSI NEFHE
Ray Glory Limited Hong Kong Ordinary HK$1 = 100%  Property holding
JERERAR BB BRI NEFHH

RERTEZERERAT —
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS (Continued)
e M B R I ()

32.Subsidiaries and associates (Continued) 2.MEB El REEE AT (4])
Associates B4\ T
Percentage
Place of Nominal of equity
incorporation value of issued attributable Nature of
Company and operations share capital tothe Group business
MR SR FEEREL
DNREHE xR RAEE BREESL HEBUHE
Dymocks Franchise Systems Hong Kong Ordinary HK$7,700,000 45%  Bookshop operation
(China) Limited* BB Ei@ik7,700,000% 7T EEEE
Everwell City Limited The British Ordinary HK$10,001 35.78%  Property holding
Virgin Islands Ei@A%10,0018 7T MERE
RERBRES
# The financial statements of this company were not # ZARIZWBBMERILIFEBEBEZHKE
audited by PricewaterhouseCoopers Hong Kong or other SR EFASREME R KBS ME
PricewaterhouseCoopers International member firms. SRR E AR HEZ °
The above table lists the subsidiaries of the Company and BEERA EXRMINZARBINERR R
associates of the Group which, in the opinion of the Directors, REBZHBENRHAEBFANEERE
principally affected the results of the year or formed a TE FEAERFEEEALY - E
substantial portion of the net assets of the Group. To give ERE HIEMHBARIREE AR Z
details of other subsidiaries and associates would, in the HHEEREREREAS LK
opinion of the Directors, result in particulars of excessive
length.
33.Related party transactions BEWARS
As at the balance sheet date, the Directors regard Great Wall R&EE B - EFE1HGreat Wall Pan Asia
Pan Asia (BVI) Holding Limited as the immediate holding (BVI) Holding Limited &7 A &) 2 E#1EAR
company of the Company and China Great Wall Asset NS ﬁﬁﬁPEyﬁﬁF%fiﬂﬁﬁﬁﬁE“
Management Co., Ltd. (“China Great Wall”) as the ultimate (TR ) BARARZ&EIERR AT

holding company of the Company.

The significant transactions with China Great Wall and its RENEREREEEMBRARIETZE
group of subsidiaries during the year were as follows: ARSWT :
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33.Related party transactions (Continued) BV.EBELARS (&)

(a) BEhEIRHEE 2R S

(a) Transactions with China Great Wall Group

HABERRMEMNBARZERRZ M

Significant transactions with China Great Wall and its group

of subsidiaries are as follow: N
2018 2017
—E-N\EF —T—+tF
HK$°000 HK$ 000
BT T BT T

Rendering of services AR

- Asset management service — BEBERY 31,579 35,888
- Consultancy service — EAfEI AR TS - 1,000

(b) TEEBAEZHME

(b) Key management personnel compensation

2018 2017

—E2-N\F —T—+F

HK$’000 HK$'000

BT T BT

Salaries and other short-term employee benefits ¥4 K& H 1455 HiE 2 & A 1,540 1,290
Post-employment benefits RINE AR 20 16
1,560 1,306

34.Subsequent events G EEHREE
RZZE—NE=ANB ' HIAEBEERER
ANARFIKERAR LR (BREARQA
WEEMBAR  WHAEBRRITHPLE

On 8 March 2019, both of Sunny Bright Development Limited
and Sunny Success Development Limited, being wholly-

owned subsidiaries of the Company, which hold certain
office units and car parking spaces of the Bank of America
Tower, received letters of offer from China Great Wall AMC
(International) Holdings Company Limited, an intermediate
holding company, which offered to rent portion of the
above premises from 1 May 2019 to 31 December 2021.
These proposed tenancies constitute continuing connected
transactions under Chapter 14A of the Listing Rules and are
subject to independent shareholders’ approval. For details,
please refer to the Company’s announcement dated 8 March
2019 and the circular dated 4 April 2019.

35.Approval of the financial statements

The consolidated financial statements were approved by the
Board of Directors on 15 March 2019.

RERTEZERERAT —

FmAEBEMRIBEMN) HERHEERA
AFBRRMEE (BR) IERERAAIEE
BAOHYE  BREH-_ZT-NAERA—BZE
—E - F+A=+—BHEELAYHE
W—Hm ZERZHEBK LTHRAE
1GABIB T2 HBAER S, BRBVRRE
%tt)& FAEE - FEFRL2HARRBEHA

—NE= HJ\EIZ/“i&EI/HHZ%:
—himﬂmaz

35. 0 ik 2

e BBRRENR_E-—NF=A+1h
RESESHE-
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FIVE-YEAR FINANCIAL SUMMARY
I 5 B 5

SELECTED FINANCIAL DATA REGEM B EIE

Year ended 31 December

BET-R=T-ALEE

2018 2017 2016 2015 2014
(in HK$ millions, unless otherwise stated) (BEAT BB “E-\F —T+tF EF —E-RF EMF
OPERATING RESULTS exg
Revenue W& 145 128 9 53 47
Adjusted operating profit** BRBEE R 51 44 3 3 31
Fair value gain on investment properties RENFATERE 401 01 118 191 1"
Operatingprfi HEEA 454 % 150 28 "
Share of profits/(losses) of associates EirBERRRN /(B) 280 0) 1) (5) )
Income tax expense FiEHRX (6) (12) (4) ) (o)
Net profit attributable to shareholders from continuing operations ~ FRE(EREHELL LR 2 FRF| 583 252 308 265 2
Net profit attributable to shareholders from discontinued operations  REIERRED & A& EH 2 FEF| - - 1,408 31 105
Net profit attributable to shareholders R FRA 583 252 1,716 316 137
PER SHARE OF COMMON STOCK LERER
Adjusted operating profit per share (in HK cents) BREFELLRA (B kYA 283 201 222 1.99
Basic earnings per share (in HK cents) SIREARH (A1) kyb/] 15.89 10049 18.26 203
Diluted adjusted operating profit per share (in HK cents) BREBLRELET (B 323 283 201 222 199
Diluted earnings per share (in HK cents) SRERRH (51) 722 15.89 109.49 18.25 203
Dividend per share (in HK cents) BIRRS (Al - - - 280 6,00
Net asset value per share (in HK9) BR¥EE (B 158 121 107 216 203
FINANCIAL POSITION B
Property, plant and equipment VERY: EYE T 4 5 2 97 531
Total assets BESE 7513 3363 1715 3732 3533
Loan from an intermediate holding company RETEERAZZER (3,915) (1,436) - - =
Loan from a non-controlling shareholder RE-EFBHMER 28R - - - 2 7
Totalliabilties afEes (5,041) (1471) (%) (358) (369)
Net assets attributable to shareholders FEEEFEE 2473 1892 1679 3318 3116
Number of shares inissue READEE! 1,567,745,596 1,567,745,596 1,567,745,596 1,561,067,596 1,561,067,596
KEY RATIOS LT
Adjusted operating profit to revenue L e 3% 36% 34% 66% 66%
Return on average equity HIRALHE 26.75% 14,00% 12.32% %% 1%
Return on average total assets THREREDRE 10.73% 991%  11.30% 8% 1%
Gearing BEARIE 65.5% 41.1% - - -
Current assets to current liabilities NHREHLBAE %  4956% 4.35% 4.69% 2.89%
The financial results for media business for the years ended HE_ZT—+tFR_FT—RF+ZA=T
31 December 2017 and 2016 were presented as discontinued —BIEFEERBEBR 2 MBERZYRE
operations. The figures for the years ended 31 December 2014 RIEREEE - BE_T—NFR-_F—
and 2015 have not been restated as they were not prepared using AFTZA=T—BLEFEZHFTRKEE
the principles of merger accounting and it would involve delay 5 TTHARAWIEREH S RAGRE
and expenses out of proportion to the benefit to shareholders. I RSEKLER LS| HERERRENED
R

**  Adjusted operating profit is defined as operating profit before other  ** REHABK LB R TFEARTEMBARIKED
income and fair value gain on investment properties. ENFERSLERT -
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