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Management Discussion and Analysis

BERBNWR D

GENERAL OVERVIEW

The Board of Directors of the Company (the “Board”)
hereby presents the audited consolidated annual results
of the Company and its subsidiaries (collectively the
“Group”) for the year ended 31st December, 2019 and
reports a consolidated profit after taxation attributable
to shareholders of the Company of HK$111,747,000
(2018: HK$177,053,000) and basic earnings per share
of 4.28 HK cents (2018: 6.79 HK cents).

The Group recorded an improvement in the results
of its securities trading business in Hong Kong and
reported a net gain on its trading securities investments
of HK$14,772,000 for the year under review (2018:
HK$7,497,000). However, dividends received from
the long-term equity investments of the Group were
reduced to HK$44,514,000 (2018: HK$100,172,000).
In addition, unlike the case in the corresponding period
in 2018 when there was a one-off profit generated from
sale of miscellaneous properties held for sale in Macau,
the gross profit of the Group’s property development
and investment business for the year 2019 decreased
to HK$1,259,000 (2018: HK$35,662,000) and was
solely generated from sales and leasing of the car
parking spaces in Shanghai. Hence, there was a
significant drop in the operating profit of the Group.

Furthermore, there was a slight decrease in the
share of the profit of an associate of the Group. The
associate is engaged in property development and
investment in Shanghai and the Group shared from
such associate a net profit of HK$45,791,000 for the
year under review (2018: HK$47,299,000).

As a result, there was a decrease of approximately
36.89% in the consolidated profit after taxation
attributable to the shareholders of the Company for the
year 2019 as compared with that for the year 2018.

As at 31st December, 2019, the equity attributable to the
shareholders of the Company was HK$2,579,293,000
(2018: HK$2,655,945,000) in total or approximately
HK$0.99 (2018: HK$1.02) per share.
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DIVIDEND

The Board recommends payment of a final dividend of
HK$0.04 per share for the year ended 31st December,
2019 (2018: HK$0.04 per share). The final dividend
would be payable to the shareholders whose names
appear on the register of members of the Company
on Tuesday, 9th June, 2020 at 4:30 p.m. subject to
the shareholders’ approval at the forthcoming annual
general meeting of the Company. Dividend warrants
are expected to be dispatched on Thursday, 18th
June, 2020.

OPERATIONS REVIEW

Property development and investment as well as
securities trading and investment were the principal
activities of the Group for the year ended 31st
December, 2019.

The operating results of the Group for the year
2019 were mainly attributable to securities trading
and investment in Hong Kong, which contributed
approximately 99.14% of the gross proceeds from
operations of the Group and generated a segment
profit of HK$59,264,000 (2018: HK$107,543,000). This
segment was the principal source of the consolidated
profit of the Group for the year under review. The
segment profit was principally attributable to dividend
receipts while a realized gain on sale of trading
securities investments was the secondary source.

Property development and investment in Shanghai
undertaken by the Group’s subsidiaries accounted
for the remaining approximately 0.86% of the
gross proceeds from operations of the Group for
the year under review. The segment revenue was
principally derived from sales of car parking spaces
and a segment loss of HK$612,000 (2018: profit of
HK$34,099,000) was recorded.

The share of results of the associate of the Group
engaged in property development and investment in
Shanghai was HK$45,791,000 (2018: HK$47,299,000).

Management Discussion and Analysis
BEENWR DN
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Management Discussion and Analysis
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Property Development and Investment

Apart from the property development and investment
business in Shanghai, the Group holds an investment
property in Macau. No revenue was generated from
the property portfolio in Macau during the year under
review.

MEZRRRE

R EBMREZMEZRIRERBI KK
BHAE-—ARNRMAZRENE -REBEFE R©
B2 MEAE W BB EAIA -

Rivera (Holdings) Limited
JISTEEER AR

Shanghai Zhangjiang
Micro-electronics Port Co. Ltd.

LBRIMNEFBERAF

Zhangjiang Micro-electronics Port

Zhangjiang Tomson Garden
RISERE

ZJ Legend
RIES

Development in
Fengxian District, Shanghai

EETEEE2ZREAHR
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Car Parking Spaces of
Tomson Beautiful Space
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LBREEXERAF
(Shanghai Boulevard Real Estate Co., Limited)

Shanghai Boulevard Real Estate Co., Limited
(“Boulevard Real Estate”), a 93.53%-owned subsidiary
of the Company, holds around three hundred car
parking spaces in its sole residential development,
namely Tomson Beautiful Space, in Zhangjiang Hi-Tech
Park, Pudong New Area, Shanghai (“Zhangjiang Park”).
For the year ended 31st December, 2019, operating
revenue of Boulevard Real Estate was derived solely
from sales and leasing of the said car parking spaces,
which accounted for approximately 0.86% of the
Group’s gross proceeds from operations. Since
Boulevard Real Estate’s cash balance was substantially
reduced after payment of land appreciation tax during
the year under review, its interest income decreased.
Boulevard Real Estate reported a profit before taxation
of HK$3.41 million for the year 2019 (2018: HK$6.79
million) after taking account of its interest income.

Shanghai Zhangjiang Micro-electronics Port
Co. Ltd.

Shanghai Zhangjiang Micro-electronics Port Co. Ltd.
(“SZMP”), in which the Group holds a 37% interest in its
registered capital, is principally engaged in residential,
office and commercial property development and
investment in Shanghai. SZMP derived its revenue
for the year under review mainly from leasing of the
property projects in Zhangjiang Park and sale proceeds
of the car parking spaces were the secondary
source. For the year ended 31st December, 2019,
SZMP reported a slight decrease in its net profit
to HK$123,760,000 (2018: HK$127,835,000) and
the Group shared a profit of HK$45,791,000 (2018:
HK$47,299,000). In addition, the Group received
dividend (net of withholding tax) of HK$44,907,000
from SZMP in the year 2019 (2018: HK$210,695,000).

The carrying amount of the interest in SZMP
represented 28.19% of the Group’s total assets as at
31st December, 2019 and the details of such interest
is set out in Note 17 to the consolidated financial
statements of the Group for the year under review on
pages 118 to 120. The interest in SZMP will remain as
the Group’s principal long-term strategic investment in
Shanghai.

Management Discussion and Analysis
BEENWR DN
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Zhangjiang Micro-electronics Port

Seven blocks of office buildings in Zhangjiang
Micro-electronics Port situated in Zhangjiang Park
are retained for leasing purpose. This project was the
principal source of revenue of SZMP for the year under
review and accounted for approximately 56.48% of the
turnover of SZMP. As at 31st December, 2019, the
total rentable gross floor area for commercial and office
purposes were approximately 90,200 square meters
and approximately 86% were let.

Zhangjiang Micro-electronics Port
FOL 1 & F &

RIVERA (HOLDINGS) LIMITED JIJAI &£ E B BR A &)
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Zhangjiang Tomson Garden

Concerning Zhangjiang Tomson Garden, a residential
development project in Zhangjiang Park, SZMP retains
residential gross floor area of approximately 65,400
square meters for leasing and all the residential
rentable rooms were leased out as at 31st December,
2019. Around sixty car parking spaces were sold
during the year under review and SZMP now holds
eight hundred-plus car parking spaces for sale. This
project accounted for approximately 29.60% of the
turnover of SZMP for the year 2019.

Management Discussion and Analysis
BEENWR DN

RIEEEE

KIGEEEARIBREN—HEEZERE
B MEFBRARBEFEELQEERBED
65,400 S K{EHBEAZ - RRZZT—hF+=
A=+—B FraA#tHEZF=EEHEEAE -
MEFAELRIREBEFEELHELN N TEAEFEE
i REHEN\BZAFEENIEHERS - %8
BEBMETAERARR S NFEZEEEYD
29.60% °

Zhangjiang Tomson Garden
RIBERE

ANNUAL REPORT 2019 & F 3R

8



Management Discussion and Analysis
BEEENWR DN

ZJ Legend

ZJ Legend, a commercial centre in Zhangjiang Park,
provides total gross floor area of approximately
26,300 square meters for leasing purpose and
an occupancy rate of approximately 92% was
recorded as at 31st December, 2019. The income
generated from the commercial centre accounted for
approximately 13.05% of the turnover of SZMP for
the year under review. Food and beverage outlets
were the principal tenants of the commercial centre,
occupying approximately 56% of the leased area while
entertainment businesses ranked as the secondary
tenants, taking up approximately 28% of the leased
area.

In addition, SZMP owns a land bank in Zhangjiang
Park for development of Phase 2 of the commercial
centre. SZMP has been granted permission to revise
its development plan of Phase 2 according to the
revision of the zoning plan of north western district
of Zhangjiang Park approved by the municipal
government of Shanghai in 2017. Under the proposed
development plan, Phase 2 will be developed as a
composite project for office, commercial and cultural
purposes with total gross floor area of approximately
60,900 square meters subject to payment of additional
land premium. SZMP has been in regular contact with
the government authorities and is monitoring policy
development so as to push forward the preparation
works.

ZJ Legend

RIVERA (HOLDINGS) LIMITED JI|JAI £ E A R A &)
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Development in Fengxian District, Shanghai FETEEEZR/EEH

SZMP has developed a residential-cum-commercial HEFEARER AT EBREZE —EET =X
project in Fengxian District of Shanghai. All the KREEZERIELR - FEERZFEBEUEE2ILE
residential units of Tomson Ginkgo Garden have been I #MEFEAFRRZ —EBEREEAEBELY A
sold and SZMP now retains a commercial-cum-office 11,000 5K 2 B ¥ R A K& - MEFHE QT
building with total gross floor area of approximately [FREZGERBAAEZBEFE -

11,000 square meters. SZMP is following up the

formalities of leasing of the commercial-cum-office

building.

During the year under review, this project derived its REIEERER  HEHZWARKEHEELEHA
income solely from sales and leasing of car parking {FEf7 > WIHEMEFAB NG 2 L5 40.87% ©
spaces and accounted for approximately 0.87% of RZ-ZZE—AFHETHTEEEL - HEFESE
the turnover of SZMP. Around ten car parking spaces —F-—HZ{AEEMNIEHERR °

were sold in 2019 and there are now one thousand two

hundred-plus car parking spaces retained for sale.

Development in Fengxian District,
Shanghai
LETEEREZREEHE
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Securities Trading and Investment

The Group holds various listed securities in Hong Kong
for trading and long-term investment purposes. In
addition, the Group has invested through a subsidiary
in Shanghai in various unlisted start-up partnerships
and companies as long-term equity investments.
Securities trading and investment was the principal
source of both gross proceeds from operations and
consolidated profit of the Group for the year under
review.

Securities held for Trading

All trading securities investments of the Group
were listed in Hong Kong. During the year 2019,
revenue derived from the securities investments held
for trading accounted for approximately 74.60% of the
Group’s gross proceeds from operations. The revenue
was attributable to gross proceeds from disposal of
HK$127,924,000 and dividend receipts of HK$7,427,000.
Hence, a net realized gain of HK$13,825,000 was
generated. After taking account of a net unrealized gain
on changes in fair value of HK$947,000 in accordance
with applicable accounting standards, a net gain on
trading securities investments of HK$14,772,000
was recorded for the year under review (2018:
HK$7,497,000).

As at 31st December, 2019, the Group had securities
investments held for trading of an aggregate fair value
of HK$222,659,000, representing approximately
8.49% of the Group’s total assets. An analysis of the
performance of the trading securities investment of
the Group during the year under review by industry
classification is set out below:

RIVERA (HOLDINGS) LIMITED JI|JAI £ E B R A &)
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Management Discussion and Analysis

As at 31st December, 2019
R-E-hFE+=-A=+—H

BEEENRR TN

For the year ended 31st December, 2019
BE-Z-NF+-A=+—-HLFE

Percentage
of total
assets of Realized Unrealized Net
Fair value the Group gain gain/(loss) gain/(loss)
Industry EREE AEE W@ (BB)
Classification TESE AT E BEEFIHL EERKE WE(BE) FE
HK$’000 HK$’000 HK$’000 HK$’000
TER TERT TER FTAERT
Real estate RHERE
investment trusts  EEES 18,367 0.70% 1,685 492 2,177
Financials CREE 153,253 5.84% 7,618 4,686 12,304
Conglomerates RALE 47,865 1.83% 4,453 (3,021) 1,432
Consumer FENFTHE
discretionary HEITE 3,174 0.12% 69 (1,210) (1,141)
222,659 8.49% 13,825 947 14,772

There were no individual trading securities investments
with fair value representing 5% or more of the Group’s
total assets as at the end of the year under review

other than the following equity investment and an
analysis of the performance of such investment during
the year under review is set out below:

As at 31st December, 2019
R-—ZB-hE+=-B=+—-H

R TR E SN -
FEEAEBENREBFERBEE 25%FHA L
BRZREXDBFEZRBAD>TEINDOT

TEEHNFEEFREZR

For the year ended 31st December, 2019
BE-E-NF+-A=1+-HLEFE

Percentage
of total
assets of Realized Unrealized
Fair value the Group gain gain Net gain
HAEE
Equities R A E 5 ATE #HREEESH =E -1 € RERWH &S
HK$’000 HK$’000 HK$’000 HK$°000
TERT THERT TERT THET
Bank of China HEIRITIR D
Limited ol ENE|
- H shares - Hk
(Stock Code: (B R
3988) 3988) 144,385 5.50% 3,763 4,131 7,894
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As at 31st December, 2019, the Group held 43,359,000
H shares, representing approximately 0.05% of the total
H shares, of Bank of China Limited, at the investment
cost of HK$140.38 million. During the year under review,
the Group recognized a realized gain of HK$3,763,000,
which accounted for approximately 2.07% of the Group’s
gross proceeds from operations and included a dividend
income of HK$719,000. Bank of China Limited is a
commercial bank based in the Mainland and is mainly
engaged in the provision of banking and related financial
services, including commercial banking business,
investment banking business, insurance business, direct
investments and investment management businesses,
fund management business and aircraft leasing business.
The Group intends to retain its investment in the H shares
of Bank of China Limited to enjoy a stable dividend
income and long-term capital appreciation.

Long-term Equity Investments

As at 31st December, 2019, the Group held 247,300,000
shares, representing 12.547% interest in the total issued
shares, of Tomson Group Limited (“TGL”, Stock Code:
258), as a long-term investment and the fair value of such
investment amounted to HK$479,762,000, representing
approximately 18.29% of the Group’s total assets. The
investment cost amounted to HK$498.33 million. TGL
is a listed company in Hong Kong and is principally
engaged in property development and investment as
well as hospitality and leisure business in Shanghai. The
Group received an interim dividend from TGL for 2018
of HK$44,514,000 during the year under review (2018:
HK$95,245,000), which accounted for approximately
24.54% of the Group’s gross proceeds from operations
and represented the realized gain on such investment.
Nevertheless, an unrealized loss on change in fair value
of the equity investment in TGL of HK$66.77 million
was charged to the investment revaluation reserve of
the Group in 2019 in accordance with the applicable
accounting standards. The Group will continue to keep
the equity investment in TGL as a long-term investment
and it is expected that such investment will provide a
steady dividend income and potential capital appreciation
in the future.

RIVERA (HOLDINGS) LIMITED JI|JAI £ E B R A &)
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Boulevard Real Estate formed a wholly-owned subsidiary
in Shanghai for the purpose of investing in various
unlisted start-up partnerships and companies as
long-term equity investments. As at the end of the year
under review, the total fair value of these investments
amounted to HK$10,557,000, representing approximately
0.40% of the Group’s total assets. No revenue has been
generated during the year under review and an unrealized
loss on changes in fair value of these equity investments
of HK$0.26 million was charged to the investment
revaluation reserve of the Group in 2019 in accordance
with applicable accounting standards.

FINANCIAL REVIEW
Liquidity, Financing and Profitability

There was no change in the Group’s capital structure
during the year ended 31st December, 2019 and the
Group’s operations and investments for the year under
review were mainly funded by its cash on hand and
revenue from operating and investing activities.

As at 31st December, 2019, the cash and cash
equivalents of the Group amounted to HK$1,088,873,000.
During the year under review, the Group generated
a net cash inflow of HK$110,525,000 from its
investing activities. After taking into account a net
cash outflow of HK$226,548,000 from the Group’s
operating activities and the Company’s dividend
payment of HK$104,342,000, the net cash outflow of
the Group for the year ended 31st December, 2019
amounted to HK$220,365,000 (2018: net inflow of
HK$104,352,000). The decrease in cash balance
in 2019 was mainly attributable to payment of land
appreciation tax of a subsidiary in Shanghai, an
increase in trading securities investments in Hong Kong
and payment of final dividend of the Company.

The Group had no borrowing as at the end of the
reporting period (2018: Nil). Of the liabilities of the
Group, approximately 32.90% were payable within
one year from the end of the reporting period while
the balance was deferred tax liabilities related to
undistributed earnings of SZMP, the Group’s associate.
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As at 31st December, 2019, the Group recorded a
current ratio of 119.61 times (2018: 10.36 times) and a
gearing ratio (being total liabilities to equity attributable
to owners of the Company) of 1.34% (2018: 6.21%).
The sharp rise in the current ratio and a significant
drop in the gearing ratio were mainly attributable to the
reduction of current liabilities after tax payment by a
subsidiary of the Company in Shanghai during the year
under review.

In addition, the Group had no capital commitment
in respect of expenditure on property development
which had been contracted for but not provided in the
financial statements for 2019 (2018: Nil).

For the year under review, the Group reported a
return on equity (net profit to the average equity, both
attributable to owners of the Company) of 4.27%
(2018: 6.32%) owing to a drop in the profit.

Charge on Assets

No asset of the Group was subject to any charge as at
31st December, 2019 (2018: Nil).

Foreign Exchange Exposure

Other than Hong Kong Dollar being the Group’s
functional currency, transactions in the Mainland and
Macau are made in Renminbi and Macau Pataca
respectively. The Group’s assets and liabilities are
predominantly denominated in Hong Kong Dollar
and Renminbi respectively. Since the liabilities are
well covered by the assets, though the depreciation
in value of Renminbi may have an adverse impact
on the Group’s results and net asset value, the
Group anticipates that the exchange risk exposure is
manageable.

Contingent Liabilities

The Group had no contingent liabilities as at 31st
December, 2019 (2018: Nil).

RIVERA (HOLDINGS) LIMITED JI|JAI £ E B R A &)

“E-NF+_A=1+—8 AEBEHERH
LEE119.61B (22— \F : 10.36/3) R EX G
B R (NABEREHAARESEE ABGRE
mIHE)1.34% (ZE—N\F 1 6.21%) - KB
RRELEARERGELERREBETILR  EEMH
RARBR EBMZ —RBRRIREEFES
MR BESRHEERDITER -

goh s AEESBEFNBABDEERAS ZCF
MERR T -NFEFBHRERT BEZE R
B(ZE-N\F:8&) -

REBEFEAN BEFTH AEEHEKBRA

EIRE (BARREERE ARG FEYE
HEFZFHBE 2L R)A2T% (2T — \F:
6.32%) °

BERHA
R-F-AF+-A=+—B  FEEWHEEM
BAEETUER(ZZ—N\F: &) -

S BE L B

RBTTIERARBE 2N E RSN - AR SR
FIZRXZDRRAREFRFIEETT - KEEZ
BERBEDAEEZUETRARKIE - @R
BEARNENAGE BEARBREANRSYH
AEEZXEREEFEEXNABYE  ~A&HE
BHE L R A TR o

HREE

R—ZZE—NAFE+=-_A=+—8"
KARBBE(ZZE—N\F: £#) -

7N &= [ 3 AT AR



VOLUNTARY CONDITIONAL
GENERAL CASH OFFER

The Board received a letter after trading hours on 3rd
December, 2018 that Step Famous Investment Limited
(the “Offeror”) firmly intended to make a voluntary
conditional general cash offer through Able Capital
Partners Limited to acquire all the issued shares of
the Company (the “Share(s)”) (other than those already
owned by or to be acquired by the Offeror and the
parties acting in concert with it) at an offer price of
HK$0.55 in cash per Share (the “Offer”). A composite
offer and response document was jointly issued by
the Company and the Offeror on 11th January, 2019
containing the information required by the Hong Kong
Code on Takeovers and Mergers in respect of the
Offer. The Offer became unconditional in all respects
on 11th February, 2019 and closed at 4:00 p.m. on
25th February, 2019.

Immediately after the close of the Offer and taking
into account the valid acceptances in respect of the
524,462,888 Shares (the “Accepted Offer Shares”)
in aggregate received by the Offeror under the Offer,
the Offeror and the parties acting in concert with it
held in aggregate 1,306,289,376 Shares, representing
approximately 50.077% of the total Shares as at the
date of the close of Offer.

Subsequent to the close of the Offer and due registration
of the transfer of the Accepted Offer Shares, the minimum
public float requirement of 25% as prescribed under Rule
8.08(1)(a) of the Rules Governing the Listing of Securities
on The Stock Exchange of Hong Kong Limited (the
“Stock Exchange”) (the “prescribed minimum public
float requirement”) was no longer satisfied. The
Company had applied to the Stock Exchange for
a temporary waiver from strict compliance with the
prescribed minimum public float requirement (the
“Waiver”) and was granted the Waiver for the period
from 25th February, 2019 to 15th June, 2019. The
Waiver was further extended to 15th September, 2019
after application by the Company.

As disclosed in the announcement of the Company on
9th July, 2019, the prescribed minimum public float
requirement was satisfied immediately after the Offeror
completed its disposal of a total of 130,136,000
Shares through sales on the open market and placing
down during the period from May to July 2019 and
the Offeror and the parties acting in concert with it
held in aggregate 1,176,153,376 Shares, representing
approximately 45.088% of the total Shares.
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PRINCIPAL RISKS AND
UNCERTAINTIES

The Group’s financial situation, operation results
and business prospects may be directly or indirectly
affected by a number of risks and uncertainties
including business risks, operational risks, financial
risks and changes of local laws and regulations in
the jurisdictions in which it operates. Information on
the estimation uncertainty, capital risk management
and financial risks management is respectively set out
in Notes 4, 5 and 6(b) to the consolidated financial
statements of the Group for the year under review
on pages 94 to 101. Currency risk to the cash and
bank balances and listed equity securities investments
denominated in Renminbi, and equity price risk
exposed to the listed equity securities investments are
considered to be the principal factors affecting the
Group’s operation results and financial situation. The
management will continue to monitor foreign exchange
exposure and will consider hedging arrangement
should the need arise. It will also maintain the Group’s
securities trading and investment portfolio with different
risks and closely monitor the price changes. The Group
expects to have sufficient funds to meet its financial
obligations when they fall due whilst it will monitor any
potential liquidity risk and will consider raising bank
loans when necessary.

PROSPECTS

The Group will keep property development and
investment as well as securities trading and investment
as its principal operating activities. The Group will also
explore other appropriate and sustainable investments
to expand its scope of business and investment
portfolio at an opportune time so as to enlarge its
revenue base.

In regard to property development and investment
business, residential properties for the middle-class
and commercial-cum-office properties in the Mainland
are the target business segments of the Group. It
is anticipated that the property development and
investment business of SZMP, the Group’s associate,
in Shanghai will remain one of the principal sources
of profit of the Group in 2020 and the revenue will be
predominantly generated from rental income. However,
the results of the SZMP for 2020 may be adversely
affected by the recent outbreak of COVID-19, a novel
coronavirus disease and the management would
endeavour to alleviate the impact.
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It is expected that the global and Hong Kong financial
markets will be noticeably uncertain in 2020 under
the impact of the recent outbreak of COVID-19 and
unstable global economic and political situation. The
management will closely monitor market conditions
and will remain cautious in managing the Group’s
securities trading and investment portfolio so as to
maximize its return to the shareholders. The Group will
focus on investment in listed securities with high yield
and liquidity for stable recurrent income and long-term
capital appreciation.

The Macau government announced in December
2013 revised planning directives under the “Urban
redevelopment programme of the Northern District
of Taipa Area” which covers the area in which the
investment property of the Group is located. The
Group will continue to explore and evaluate various
feasibility plans for its investment property to realize its
development potential at an opportune time.

The scope and intensity of the recent outbreak of
COVID-19 worldwide is expected to create disruptions
and uncertainties in economic and business activities
of populations in the countries affected. The extent
to which national and global economies and financial
markets would be adversely impacted would be
difficult to predict with any accuracy at this stage.
However, one encouraging sign has emerged in that
incumbent governments of developed economies have
implemented aggressive policies and measures to
mitigate the unfavourable effects and to lend support
to their respective economy. The Group will continue to
monitor the situation closely and any financial impact
on the operations of the Group, should this happen,
would be reflected in the consolidated financial
statements of the Group for the financial year 2020.

HUMAN RESOURCES

The Group engaged 4 salaried directors and employees
at its various offices in Hong Kong, Macau and Shanghai
as at 31st December, 2019. The total emoluments
of the Group for the year under review amounted to
HK$3,143,000 including retirement benefits scheme
contributions and directors’ emoluments. The Group has
always emphasized the importance of an efficient staff
management and incentive structure. Emoluments paid to
salaried staff and directors of the Group are determined
by referring to market terms, individual responsibilities and
performance. Discretionary bonus may be paid based
on individual contribution. Furthermore, the Company
has adopted a share option scheme pursuant to which
directors and employees of the Group may be granted
options to subscribe for shares of the Company as a
long-term incentive.
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In addition, the Group shared administrative resources
with a core connected person in Hong Kong on a
cost basis and details are shown in Note 23(b) to the
consolidated financial statements of the Group for the
year under review on page 124.

Mr Hung Wai Lung Ricky resigned as independent
non-executive Director of the Company and Mr Ng
Chi Him was appointed an independent non-executive
Director of the Company with effect from 23rd
July, 2019. Madam Fan Suxia and Mr Wang Fahua
tendered their resignations as executive Directors of
the Company with effect from 16th August, 2019 and
17th August, 2019 respectively while Mr Tong Chi
Kar Charles and Mr Zhao Haisheng were appointed
executive Directors of the Company with effect from
17th August, 2019.

The Board also noted with great sadness the
passing away of Mr Sit Hing Kwok, an independent
non-executive Director of the Company, on 16th
January, 2020. The Board wishes to record its sincere
gratitude to Mr Sit for his contribution. The Board
has resolved to appoint Mr Tsang Kam Chuen an
independent non-executive Director of the Company
with effect from 19th March, 2020.

The Company would also like to express its sincere
gratitude to Mr Hung, Madam Fan and Mr Wang for
their contribution to the Company during their tenure
of office and welcome Mr Ng, Mr Tong, Mr Zhao and
Mr Tsang in joining the Board.

Taking this opportunity, the Board would like to

express its gratitude to all the staff members of the
Group for their loyalty and diligence over the years.

On behalf of the Board
Liu Ying
Non-Executive Chairman

Hong Kong, 18th March, 2020
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Corporate Governance Report

The Board of Directors of the Company (the “Board”) is
committed to maintaining good corporate governance
standards and procedures which emphasize management
of high quality, transparency and accountability to all
shareholders.

CORPORATE GOVERNANCE
PRACTICES

The Company has applied the principles set out in
the Corporate Governance Code (the “CG Code”)
contained in Appendix 14 to the Rules Governing the
Listing of Securities on The Stock Exchange of Hong
Kong Limited (the “Listing Rules”) and complied with
the code provisions contained therein during the year
2019 and up to the date of this Report, except that:

(@) in contrast to Code Provision A.4.1 of the CG
Code, the non-executive Directors (whether
independent or not) of the Company are not
appointed for a specific term. However, they are
subject to retirement and re-election at least once
every three years at annual general meetings of the
Company pursuant to the Articles of Association of
the Company;

(b) in accordance with the Articles of Association
of the Company, any Director of the Company
appointed by the Board to fill a casual vacancy
shall hold office until the next following annual
general meeting of the Company instead of
being subject to election by shareholders at the
first general meeting of the Company after his/
her appointment as stipulated in Code Provision
A.4.2 of the CG Code. Such arrangement not only
complies with Appendix 3 to the Listing Rules but
also streamlines the mechanism of re-election of
Directors so that both new Directors appointed
by the Board (either for filling a casual vacancy or
as an additional member) and existing Directors
retiring by rotation shall be subject to re-election
at the annual general meeting for the relevant year.
Furthermore, general meetings other than annual
general meetings will be reserved for considering
and approving notifiable/connected transactions
or other corporate actions under the Listing
Rules only, which should enhance efficiency in
procedures for corporate matters; and
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EEERRE

(c) the Company has not established a nomination
committee comprising a majority of independent
non-executive Directors pursuant to Code Provision
A.5.1 of the CG Code. This is because when identifying
individuals of appropriate calibre and qualification
to be Board members and when assessing the
independence of independent non-executive Directors,
it is necessary to have a thorough understanding of
the structure, business strategy and daily operation
of the Company. The participation of executive
Directors during the process is therefore indispensable.
Accordingly, the Board as a whole remains responsible
for reviewing its own structure, size and composition
annually, and also for considering the appointment
of Directors and nomination for re-election as well
as assessing the independence of independent
non-executive Directors.

THE BOARD

The Board will always act in the best interests of the
Company and its subsidiaries (collectively the “Group”)
as well as the shareholders. It is accountable to the
shareholders for the long-term performance of the
Group, while taking into consideration the interests of
other stakeholders.

As at the date of this Report, the Board is composed
of eight members, including a non-executive
Chairman, Madam Liu Ying; four executive Directors,
Madam Hsu Feng, Mr Albert Tong, Mr Tong Chi Kar
Charles and Mr Zhao Haisheng; one non-executive
Director, Mr Sung Tze-Chun; and two independent
non-executive Directors, Mr Zhang Hong Bin and
Mr Ng Chi Him. All the Directors have signed letters of
appointment with the Company which set out the key
terms and conditions of their appointment. Biographical
details of the Directors and relevant relationships
among them together with their respective roles in the
Board and its committees are set out in the Profile of
the Directors and Officers on pages 40 to 44.

The existing Directors of the Company have disclosed
to the Company the offices held in other public
companies or organisations and the time involved and
the Company has received confirmations from each
existing Director that he/she has devoted sufficient
time to perform his/her responsibilities as a Director of
the Company and has given sufficient attention to the
affairs of the Company.
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The Company has also received an annual written
confirmation for the year 2019 from each of the
existing independent non-executive Directors of his
independence pursuant to Rule 3.13 of the Listing
Rules and considers all of the incumbent independent
non-executive Directors to be independent. One of
the independent non-executive Directors has the
appropriate professional accounting qualifications as
required by the Listing Rules.

Throughout the year ended 31st December, 2019, the
Company has met the requirements under Chapter
3 of the Listing Rules in relation to independent
non-executive directors, audit committee and
remuneration committee. However, following the
passing away of Mr Sit Hing Kwok, who was an
independent non-executive Director of the Company,
a member of the audit committee of the Board
(the “Audit Committee”) and the chairman of
the remuneration committee of the Board (the
“Remuneration Committee”), in January 2020 and up to
the date of this Report, (i) the number of independent
non-executive Directors of the Company was below
the minimum number of three prescribed under
Rule 3.10(1) of the Listing Rules; (ii) the number of
independent non-executive Directors of the Company
was below the requirement under Rule 3.10A of the
Listing Rules, pursuant to which the independent
non-executive directors must represent at least
one-third of the board; (i) the number of members
of the Audit Committee was below a minimum of
three members prescribed under Rule 3.21 of the
Listing Rules and the relevant terms of reference of
the Company; and (iv) the absence of a chairman
of the Remuneration Committee did not satisfy the
requirements under Rule 3.25 of the Listing Rules
and the relevant terms of reference of the Company,
pursuant to which such committee must be chaired by
an independent non-executive director.

The Board has resolved to appoint Mr Tsang Kam
Chuen as an independent non-executive Director
of the Company, the chairman of the Remuneration
Committee and a member of the Audit Committee
with effect from 19th March, 2020. Following the
appointment of Mr Tsang becoming effective, the
Company will fulfill the requirements under Chapter 3 of
the Listing Rules.
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The Company recognizes that a diverse board is
crucial to the Board’s performance and development
of the Company. The Board has adopted a board
diversity policy which sets out the approach to achieve
diversity on the Board. It believes that diversity should
be viewed from its widest perspective. Accordingly,
selection of candidates to the Board is based on a
range of measurable objectives, including but not
limited to gender, age, cultural and educational
background, professional experience and qualifications,
skills, knowledge and length of service, having due
regard to the Company’s own business model and
specific needs from time to time and the ultimate
decision will be based on merit and contribution that
the candidate will bring to the Board with due regard
to the benefits of diversity on the Board. During the
year under review, the Board has conducted an
annual review of its structure and composition at a
regular meeting. In addition, with the Board members
coming from a variety of business and professional
background and two out of the nine Board members
being female after the appointment of Mr Tsang
Kam Chuen, the Company considers that the Board
possesses a diverse mix of skills, experience and
expertise and diversity of perspectives appropriate
to the requirements of the Company’s business and
development. Following the appointment of Mr Tsang
Kam Chuen becoming effective, a majority of the Board
members will be non-executive (whether independent
or not) and it is considered that there is a balanced
structure and composition of the Board.

The Board, led by the Chairman, has reserved for its
decision or consideration matters covering formulation
of corporate strategy, approval of annual and interim
results, changes of members of the Board and its
committees, major acquisitions, disposals and capital
transactions, and other significant operational and
financial matters. The non-executive Directors have
contributed valuable independent views and proposals
for the Board’s deliberation and decisions. The
Board has established an executive committee, the
Audit Committee and the Remuneration Committee
(collectively the “Committees”) with clear written
terms of reference to oversee particular aspects of
the Company’s affairs and to assist in sharing the
Board’s responsibilities. The Committees have to
report regularly to the Board on their decisions and
recommendations.
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The day-to-day management, administration and
operation of the Group are delegated to the management,
who provides support to the Board in the setting of
overall strategic direction, long-term objectives and
business plans of the Group. Both the Board and
the management have clearly defined authorities
and responsibilities under various risk management,
internal control and check-and-balance mechanisms.
The management is responsible for implementing the
strategies and plans adopted by the Board and the
Committees and assumes full accountability to the
Board for the operation of the Group.

The Board meets regularly throughout the year and
as and when required. All Directors are consulted
as to whether to include any matters in the agenda.
Sufficient notices are given to all Directors at least 14
days before the regular Board meetings and agenda
together with accompanying board papers are given
to all Directors in a timely manner before the day
of meeting. Drafts and final versions of minutes are
circulated to the Directors for comment and record
respectively. During the year 2019, four regular Board
meetings were held. Besides, the non-executive
Chairman of the Board had an annual meeting in 2019
for exchange of opinions with all the then independent
non-executive Directors of the Company without the
executive Directors present.

All members of the Board have been provided with
monthly management updates to keep them up-to-date
with material developments of the Group’s operations,
performance, financial position and prospects. The
Board has agreed on a procedure to enable the
Directors to seek independent professional advice in
appropriate circumstances, at the Company’s expense,
to assist them to perform their duties.

The Company has arranged appropriate liability
insurance to indemnify its Directors for their liabilities
arising out of the discharge of their duties. The
insurance coverage is reviewed on an annual basis.

Corporate Governance Functions

The Company strives to attain and maintain high
standards of corporate governance best suited to the
needs and interests of the Group. Good corporate
governance is crucial to an orderly and effective
operational system, which will enhance operational
efficiencies, thereby bolstering shareholders’ value.
The Board is responsible for the corporate governance
functions. During the year ended 31st December,
2019, the Board has discharged the following
corporate governance duties:
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(@) review the Company’s policies and practices on
corporate governance;

(b) review and monitor the Company’s policies and
practices on compliance with legal and regulatory
requirements, including reviewing the provisions of
the codes on risk management and internal control
of the Group;

(c) review, monitor and revise as appropriate the
Company’s code of practice for securities transactions
by the Directors and relevant employees (the
“Code of Practice for Securities Transactions”) and
guidelines on arrangements for raising concerns
about improprieties;

(d) review the Company’s compliance with the code
provisions of the CG Code and relevant disclosure
in interim and annual reports; and

(e) arrange seminars and briefings to Directors, and
review and monitor the training and continuous
professional development of the Directors, details
of which are set out in the paragraph headed
“Directors’ Induction and Continuous Professional
Development” in this Report.

Executive Committee

The Company has not appointed a chief executive but
the Board has established an executive committee (the
“Executive Committee”) with written terms of reference
since August 2005 and the Chairman of the Board
does not act as a member. There is a segregation
of duties between the Chairman of the Board for
leadership and management of the Board and the
Executive Committee which may convene meetings as
it considers necessary for dealing with the day-to-day
management of the Company’s business.

The Executive Committee was composed of all the
then executive Directors of the Company during the
year 2019 and is now comprised of Madam Hsu Feng,
Mr Albert Tong, Mr Tong Chi Kar Charles and Mr Zhao
Haisheng. Madam Hsu Feng is the chairman of the
Executive Committee.
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Remuneration Committee

The Remuneration Committee was established by the
Board in March 2012 with specific written terms of
reference. The terms of reference of the Remuneration
Committee are available on the Company’s website.
During the year 2019, the Remuneration Committee was
composed of all the then independent non-executive
Directors of the Company and a non-executive Director
of the Company. As at 31st December, 2019, Mr Sit
Hing Kwok, Mr Zhang Hong Bin and Mr Ng Chi Him,
being all the independent non-executive Directors of
the Company, and Mr Sung Tze-Chun, a non-executive
Director of the Company, were members of the
Remuneration Committee and Mr Sit was the chairman
of the Remuneration Committee. Subsequent to the
passing away of Mr Sit Hing Kwok on 16th January,
2020, Mr Tsang Kam Chuen has been appointed
to act as an independent non-executive Director of
the Company and the chairman of the Remuneration
Committee with effect from 19th March, 2020.

The principal duties of the Remuneration Committee
are to make recommendations to the Board on the
Company’s policy and structure for all Directors’ and
senior management’s remuneration, to determine
the remuneration packages of individual executive
Directors and senior management of the Company
and to make recommendations to the Board on
the remuneration of non-executive Directors of the
Company. The remuneration of any member of the
Remuneration Committee shall be determined by the
Board.

Two Remuneration Committee’s meetings were held
during 2019 for considering and making recommendation
to the Board for determining the remuneration of a
nominated independent non-executive Director of the
Company and for an annual review of the remuneration
policy and packages for all the Directors and senior
management of the Company.

In March 2020, the Remuneration Committee held a
meeting for considering and making recommendation
to the Board for determining the remuneration of a
nominated independent non-executive Director of the
Company.

Details of the emoluments paid to the Directors and
senior management of the Company for the year ended
31st December, 2019 are set out in Note 12 to the
consolidated financial statements on pages 112 to
114,
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Audit Committee

The Audit Committee was established in April 1999
by the Board with specific written terms of reference.
During the year 2019, the Audit Committee was
composed of all the then independent non-executive
Directors of the Company. As at 31st December,
2019, Mr Zhang Hong Bin, Mr Sit Hing Kwok and
Mr Ng Chi Him were members of the Audit Committee.
Mr Zhang Hong Bin who possesses appropriate
professional accounting qualifications as required
by the Listing Rules is the chairman of the Audit
Committee. Subsequent to the passing away of Mr Sit
Hing Kwok on 16th January, 2020, Mr Tsang Kam
Chuen has been appointed to act as an independent
non-executive Director of the Company and a member
of the Audit Committee with effect from 19th March,
2020.

Under its terms of reference, the Audit Committee is
required to review the Company’s financial information,
to monitor the integrity of the financial statements
of the Company, to review the Company’s financial
controls as well as the Group’s risk management and
internal control systems and to oversee the relationship
with the Company’s auditor (the “Auditor”). The terms
of reference of the Audit Committee are available on
the Company’s website.

During the year 2019, in accordance with its terms of
reference and under the authorization of the Board,
the Audit Committee held three meetings for reviewing
the interim and annual financial statements as well as
the accounting and financial reporting matters of the
Group, reviewing the internal audit report of the Group
for 2019, evaluating the risk management and internal
control systems of the Group and the significant risks
faced by the Group, reviewing and monitoring the
effectiveness and resource adequacy of internal audit
function of the Company, reviewing arrangements for
raising concerns about improprieties and considering
the engagement and scope of services of the Auditor.

The Audit Committee concluded that in 2019 the
risk management and internal control systems of the
Group and the internal audit function of the Company
were implemented effectively. The Audit Committee
was satisfied with related resources of the internal
audit function and the resources, staff qualifications
and experience, and training programmes and related
budget of the Company’s accounting and financial
reporting function as well as the implementation,
application and effectiveness of the policy on
arrangements for raising concerns about improprieties.
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In March 2020, the Audit Committee held a meeting
to review the consolidated financial statements of
the Group for 2019. It recommended the Board to
approve the said financial statements and to propose
the re-appointment of the Auditor at the annual general
meeting of the Company for 2020 (the “2020 AGM”).

Attendance Records at Meetings

The attendance of individual Directors at general
meeting, regular meetings of the Board and meetings
of the Remuneration Committee and Audit Committee
held during the year ended 31st December, 2019 is set

out below:
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Number of meetings attended/held

BHE/BrTNEEHA
General Remuneration Audit
Meeting Board Committee Committee
Name of Directors EEpg LT VN EZR ¥MZzEE ENZES
Non-Executive Chairman FATERE
Madam Liu Ying 2 gat 1/1 4/4 N/A NER N/A NEH
(Chairman of the Board) (EZR1E)
Executive Directors BTES
Madam Hsu Feng fr At 1/1 4/4 N/A R A N/A R iE A
Mr Albert Tong mTRLE 11 4/4 N/A T @R N/A @R
Mr Tong Chi Kar Charles BIRAE(K-F-N%F N/A T E 17 N/A R E R NATER
(appointed on 17th August, 2019) NA++ Hﬁ? ff)
Mr Zhao Haisheng ﬁ;‘%é(ﬁ‘@:?—m N/A T B 1 Nl N/A 1@ F
(appointed on 17th August, 2019) NA+tAEZF)
Resigned Executive Directors ﬁ&ﬂ 182
Madam Fan Suxia BERERT(R=F-N¥ 0/ 22 N/A @ N/A T a
(resigned on 16th August, 2019) NAT~A f‘f;/f)
Mr Wang Fahua E}j&%%i(f@:?—ﬂﬁ 1n 3/3 N/A R EF N/A T E R
(resigned on 17th August, 2019) NATEAEE)
Non-Executive Director FYTES
Mr Sung Tze-Chun ROE %4 17n 4/4 212 N/A 1@ F
Independent Non-Executive Directors ~ BYF#HTES
Mr Zhang Hong Bin ERRAE 1 4/4 2/2 3/3
(Chairman of Audit Committee) (BEZESTE)
Mr Ng Chi Him RAREER=F-NF N/A 7@ 2/2 17 2/2
(appointed on 23rd July, 2019) tH=+ZAEZH)
Mr Sit Hing Kwok EEE S 11 4/4 2/2 3/3
(former Chairman of Remuneration (g7 /f#ﬂ?//yﬁ 21E)
Committee) (R-FE-FfF
(deceased on 16th January, 2020) — A+ AEE)
Resigned Independent HEIBUKYTES
Non-Executive Director
Mr Hung Wai Lung Ricky REBEER=F-NF 1n 2/2 A 17
(resigned on 23rd July, 2019) +tAZf= E/éﬁ‘/f)
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Appointment and Re-election of
Directors

In accordance with the Articles of Association of the
Company, new Directors could be elected by the
Company or appointed by the Board. Any Director so
appointed by the Board shall hold office only until the
next following annual general meeting of the Company
and the retiring Director shall be eligible for re-election.

The Company did not establish a nomination committee
pursuant to the code provisions of the CG Code and
the Board is responsible for reviewing its own structure,
size and composition (including the skills, knowledge and
experience of its members), and identifying, selecting and
considering any appointment or re-appointment of its own
members. The Board is also responsible for assessing
the independence of the independent non-executive
Directors. The Board has adopted a director nomination
policy to set out the approach to nominate candidates
to the Board to ensure that the Board has a balance of
skills, experience, expertise and diversity of perspectives
appropriate to the requirements of the Company’s
business.

Mr Wang Fahua, Mr Sung Tze-Chun and Mr Zhang
Hong Bin retired by rotation and were re-elected at the
Company’s annual general meeting for 2019.

In July 2019, the Board approved the appointment
of Mr Ng Chi Him as an independent non-executive
Director of the Company and a member of each of
the Audit Committee and Remuneration Committee
after considering his independence, profile, skills and
experience in the law.

At a regular Board meeting held in August 2019, the
Board approved the appointment of Mr Tong Chi Kar
Charles and Mr Zhao Haisheng as executive Directors
of the Company and members of the Executive
Committee after considering Mr Tong’s skills and
experience in property development and trading
business in the Mainland and Mr Zhao's skills and
experience in financial and investment aspects.

Pursuant to the Articles of Association of the Company,

Mr Ng Chi Him, Mr Tong Chi Kar Charles and Mr Zhao
Haisheng shall hold office until the 2020 AGM.
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An annual review of the Board structure, size and
composition was made by the Board during the year
under review and the Board resolved to keep the
structure and composition of the Board unchanged.

At a regular Board meeting held in March 2020, the
Board approved the appointment of Mr Tsang Kam
Chuen as an independent non-executive Director of the
Company and chairman of the Remuneration Committee
and a member of the Audit Committee with effect from
19th March, 2020 after considering his independence,
qualifications and professional experience in the field
of law. Pursuant to the Articles of Association of the
Company, Mr Tsang shall hold office until the 2020 AGM.

In addition, Mr Albert Tong shall retire by rotation at the
2020 AGM pursuant to the Articles of Association of
the Company.

Having considered the selection criteria of the Company
including the review of the overall contribution and
service to the Company and a range of diversity
perspectives concerning, inter alia, gender, age,
cultural and educational background, professional
experience and qualifications, skills, knowledge and
business experience of the retiring directors, the Board
recommends that Mr Ng Chi Him, Mr Tong Chi Kar
Charles, Mr Zhao Haisheng, Mr Tsang Kam Chuen and
Mr Albert Tong, who, being eligible, offer themselves
for re-election, be re-elected as Directors at the 2020
AGM.

Independent Board Committee

In respect of a voluntary conditional general cash offer
made by Able Capital Partners Limited on behalf of
Step Famous Investment Limited (the “Offeror”) to
acquire all the issued shares of the Company (other
than those already owned by or to be acquired by the
Offeror and the parties acting in concert with it) (the
“Offer”) in December 2018, the Board has established an
independent board committee, comprising all the then
non-executive Directors (whether independent or not)
who were not interested in the Offer, namely Madam
Liu Ying, Mr Zhang Hong Bin, Mr Sit Hing Kwok and
Mr Hung Wai Lung Ricky, to make recommendation to
the independent shareholders of the Company in respect
of the Offer, details of which are set out in the composite
offer and response document jointly issued by the
Company and the Offeror dated 11th January, 2019 in
relation to the Offer.
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DIRECTORS’ INDUCTION AND
CONTINUOUS PROFESSIONAL
DEVELOPMENT

On appointment to the Board, each of the new
Directors of the Company is given a comprehensive
orientation package, including the latest information
of the Group, induction into their responsibilities and
duties, terms of reference of the relevant Committees
and other related regulatory requirements.

Throughout the course of their directorship, to keep
them abreast of the latest developments in the
legislative or regulatory environment, the Directors are
regularly provided with updates and briefings on the
Listing Rules and other applicable legal and regulatory
requirements. Circulars or guidance notes issued by
various regulatory authorities or organizations, where
appropriate, are given to the Directors for reading and
reference.

In order to assist the Directors to participate in
continuous professional development, the Company
encourages the Directors to enroll in a wide range of
professional development seminars and conferences.
During the year ended 31st December, 2019, the
Company organized four in-house seminars on areas
of economic development, corporate governance and
industry-related subjects so as to help the Directors
refresh their knowledge and skills.
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A summary of the continuous professional development REZ " T—AF+_-_A=+—HBHIFE EF
in which the Directors participated during the year Fr2EMBEEERRBEWOT :

ended 31st December, 2019 is as follows:

Continuous Professional
Development

HESERE
Type Subject
Name of Directors Expg BE ES-|
Non-Executive Chairman FHTERE
Madam Liu Ying g Bt 1,2 A B
Executive Directors BITES
Madam Hsu Feng %" Hxx 1,2 A B
Mr Albert Tong & FREE 1,2 A B
Mr Tong Chi Kar Charles mfEEE 1,2 A B
(appointed on 17th August, 2019) (R=ZF-NF/\AT+HEZF)
Mr Zhao Haisheng HEERE 1,2 A B
(appointed on 17th August, 2019) (R=ZF-NFNNAT+HEZF)
Resigned Executive Directors BREYTES
Madam Fan Suxia BERERT 1,2 A B
(resigned on 16th August, 2019) (R=ZFE—NFENATHET)
Mr Wang Fahua FEERE 1,2 A B
(resigned on 17th August, 2019) (R=ZF—-NENA+LHFE)
Non-Executive Director FHTES
Mr Sung Tze-Chun AOE LA 1,2 A B
Independent Non-Executive Directors BUFBTES
Mr Zhang Hong Bin ERWEE 1,2 A B
Mr Ng Chi Him RE#LE 1,2 A B
(appointed on 23rd July, 2019) (R=F-NF+AZ1+=HEZH)
Mr Sit Hing Kwok HEBTE 1,2 A B
(deceased on 16th January, 2020) (RZF=-FF—F+AEEL)
Resigned Independent Non-Executive Director BEBIEHTES
Mr Hung Wai Lung Ricky HEELE 1,2 A B

(resigned on 23rd July, 2019)

Types:

(R-FE-NF+tA-T=HE#H)

B

1. Attending in-house briefings/training, seminars, 1: WHERIEHRe 15| B - HleknmE

conference or forums

2: Reading relevant information and updates, and 2: BEBBERLEFER  LREBEER LEIE
):I\_

watching training webcasts

Subjects:

A:  Subjects relevant to the businesses of the Group A BEAREBEKEEBANERE

B: Legal, regulatory, finance and general management B : A& 1T  HEE—BREEZEHER

updates
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SECURITIES TRANSACTIONS BY
DIRECTORS

The Company has adopted its own Code of Practice
for Securities Transactions on terms no less exacting
than the required standard of the Model Code for
Securities Transactions by Directors of Listed Issuers
as set out in Appendix 10 to the Listing Rules (the
“Model Code”).

Having made specific enquiry of the Directors of the
Company who were in office during the year under
review, each of them has confirmed compliance with
the required standard set out in the Model Code
and the Code of Practice for Securities Transactions
throughout the year.

ACCOUNTABILITY AND AUDIT
Risk Management and Internal Control

The Board acknowledges its responsibility for ensuring
that proper risk management and internal control
systems are maintained within the Group and for
overseeing the effectiveness of these systems in
order to safeguard the shareholders’ investments
and the Group’s assets against misappropriation and
to manage the operational risks. The Company has
adopted its own codes for itself and its subsidiaries
in respect of all material internal controls, including
financial, operational and compliance controls, and risk
management functions since 2005. The codes on risk
management and internal control are reviewed regularly
and modified pursuant to operational requirements of
the Group.

The risk management and internal control systems are
intended to manage, not eliminate, significant risks
of failure to achieve the Group’s business objectives,
so they can only provide reasonable and not absolute
assurance against material misstatement or loss. The
operating units of the Group, as the risk owners, go
through the following processes on an ongoing basis
and report results to the management:

(@) identify their own significant risks in the Group’s
operation environment and evaluate the impacts of
those risks on the Group’s business and financial
position;
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(b) develop necessary measures to manage those
risks; and

(c) monitor and review the effectiveness of such
measures.

The Group regulates the handling and dissemination
of inside information as set out in the codes on risk
management and internal control to ensure inside
information remains confidential until the disclosure
of such information and the dissemination of such
information is efficiently and consistently made.

The Board has authorized the Audit Committee to
review the effectiveness of the risk management and
internal control systems of the Group at least once
a year and the Audit Committee held a meeting in
2019 for that purpose. The Board, through the review
of the Audit Committee, considers that the Group’s
risk management and internal control systems were
adequate and effectively implemented and the Group
complied with the provisions on risk management
and internal control as set out in the CG Code and
the Group’s codes on risk management and internal
control during the year ended 31st December, 2019.

An external service provider has been engaged for
providing internal audit services to the Group during the
year under review.

The Board also considers that, after a review made by
the Audit Committee, the internal audit function was
effectively implemented and adequately resourced with
experienced external service provider in 2019 and the
resources, staff qualifications and experience, training
programmes and related budget of the Company’s
accounting and financial reporting functions are
adequate.

The Board also reviewed and approved the internal
audit report of the Group for 2019.
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Directors’ and Auditor’s Responsibilities
for the Financial Statements

The Directors of the Company acknowledge that
they are responsible for the preparation and the true
and fair presentation of the consolidated financial
statements of the Group for each financial period. In
preparing the consolidated financial statements for the
year ended 31st December, 2019, the Directors have
selected suitable accounting policies and applied them
consistently; have made judgments and estimates that
were prudent and reasonable; and have prepared the
consolidated financial statements on a going concern
basis.

The responsibilities of the Auditor to the shareholders
are to form an independent opinion, based on the
audit, on those consolidated financial statements and
their opinion on the consolidated financial statements
of the Group for the year ended 31st December, 2019
is set out in the Independent Auditor’s Report on pages
64 to 69.

Auditor’s Remuneration

The fees in respect of audit and non-audit services
provided to the Group by the Auditor for the year ended
31st December, 2019 amounted to approximately
HK$1,180,000 and HK$142,000 respectively. The
non-audit services provided during the year were the
report on a statement of indebtedness for the response
document of the Company in relation to the Offer
published in January 2019 and taxation services.

COMPANY SECRETARY

The Company Secretary of the Company has day-to-day
involvement and knowledge of the Company’s affairs.
The Company Secretary supports the Board by
ensuring board procedures are followed and board
proceedings are efficiently and effectively conducted.
She is also responsible for apprising the Board of
all applicable law, rules, regulations and corporate
governance developments. During the year under
review, the Company Secretary has taken relevant
professional training as required under the Listing
Rules.
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COMMUNICATION WITH
SHAREHOLDERS

The Board maintains a continuing dialogue with the
Company’s shareholders through various channels
including the Company’s annual general meetings. In
2019, all but one of the Directors of the Company for
the time being including, inter-alia, the Chairman of
the Board and the chairmen of the Audit Committee
and the Remuneration Committee, attended the
annual general meeting of the Company and answered
questions from the shareholders. Representatives
of the Auditor also attended that meeting to answer
questions about the consolidated financial statements
of the Group for the year ended 31st December, 2018.

In order to further enhance communication with
the shareholders of the Company and enable the
Company’s shareholders to have timely and updated
information of the Group, the Company has set up
its own website at http://www.rivera.com.hk where
corporate information, interim and annual reports,
environmental, social and governance reports,
announcements, circulars, business development and
other information of the Company are posted.

SHAREHOLDERS’ RIGHTS
Calling a General Meeting

Shareholders of the Company holding at least 5% of
the total voting rights of all the shareholders having
a right to vote at general meetings of the Company
may request the Board to call a general meeting.
The request (a) must contain the name(s) of the
requisitionist(s), their contact details and number of
shares of the Company held by them; (b) must state
the general nature of the business to be dealt with
at the general meeting; (c) must be signed by the
requisitionist(s); (d) must be deposited at the registered
office of the Company at Rooms 1501-2 and 1507-12,
15th Floor, Wing On Centre, 111 Connaught Road
Central, Hong Kong (the “Registered Office”) for the
attention of the Company Secretary of the Company;
and (e) if a special resolution is to be proposed at the
general meeting, must include the text of the resolution
and specify the intention to propose the resolution as a
special resolution.
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The Directors must proceed to call a general meeting
within 21 days after the date of receipt of a valid
request (which has been duly verified by the share
registrar of the Company). If the Board does not duly
call a general meeting that must be held within 28 days
after the date of the notice convening the meeting, the
requisitionist(s) or any of them representing more than
one-half of their total voting rights may themselves call
a general meeting which shall be held within 3 months
after the date of deposit of the request.

Putting Forward Proposals at
General Meetings

(@) Shareholders representing at least 2.5% of the
total voting rights of all the shareholders of the
Company having a relevant right to vote, or at
least 50 shareholders of the Company having the
relevant voting rights may:

() propose a resolution at an annual general
meeting at least 6 weeks before such meeting
or no later than the time at which the notice of
the meeting is given; or

(i) request the Company to circulate, to the
shareholders of the Company entitled to
receive notice of a general meeting, a
statement of not exceeding 1,000 words
for either a matter mentioned in a proposed
resolution (if they are entitled to vote on that
resolution) or other business to be dealt with
at that meeting at least 7 days before the
meeting.

The duly signed request shall be deposited at the
Registered Office for the attention of the Company
Secretary of the Company within the above
prescribed timeline.

(b) The procedures for nomination of Directors by the

shareholders of the Company are available on the
Company’s website at http://www.rivera.com.hk.
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Putting Forward Enquiries to the Board

Shareholders can direct their enquiries about their
shareholdings to the share registrar of the Company,
Tricor Secretaries Limited, at Level 54, Hopewell
Centre, 183 Queen’s Road East, Hong Kong.

To the extent that such information can be made
available to the public, shareholders may at any
time put forward enquiries to the Board through the
Company Secretary of the Company in writing by mail
to the Registered Office or by e-mail to ir@rivera.com.hk.

DIVIDEND POLICY

The Company has adopted a dividend policy,
pursuant to which the Company aims at providing
stable and sustainable returns to the shareholders
of the Company. The dividend payout ratio shall be
determined or recommended, as appropriate, by
the Board at its absolute discretion after taking into
account, inter alia, the Group’s operation performance,
business development plan, consolidated financial
results, liquidity position and indebtedness, capital and
investment requirements and any other factors that the
Board may deem relevant, and subject to the statutory
and regulatory restrictions under Hong Kong laws and
the Company’s Articles of Association. Besides, no
dividend would be payable except out of the profits of
the Company.

SIGNIFICANT CHANGES IN
CONSTITUTIONAL DOCUMENTS

There was no change in the constitutional documents
of the Company during the year ended 31st December,
2019 and up to the date of this Report.
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CORPORATE CITIZENSHIP

The Group pledges itself to contribute to the well-being
of the society. During the year under review, the Group
made charitable donations to international charitable
organizations, namely World Wide Fund for Nature
Hong Kong and Médecins Sans Frontieres, to support
their activities in saving endangered animals and
their habitat and conservation and education work,
and their provision of emergency medical assistance
respectively.

On behalf of the Board
Liu Ying
Non-Executive Chairman

Hong Kong, 18th March, 2020
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Profile of the Directors and Officers

NON-EXECUTIVE CHAIRMAN

Madam Liu Ying, aged 46, has been appointed
a non-executive Director of the Company since
December 2017 and has been elected as Chairman of
the Board of Directors of the Company (the “Board”)
since January 2018.

Madam Liu holds an Executive Master of Business
Administration degree and a postgraduate degree
in Finance and qualified as a Senior Economist in
the Mainland. During the period from July 2005
to November 2012, she took up the posts of
vice president and president of Suzhou Harmony
Development Group Co. Ltd. successively. She acted
as the president of Suzhou Sungent Holding Group
Co. Ltd. during the period from November 2012 to
June 20183. During the period from June 2013 to July
2015, she took up the posts of secretary of the party
committee, chairman of the board and president of
Suzhou Industrial Park Trirun Investment Holding Group
Co., Ltd.. In addition, during the period from July 2015
to October 2017, she acted as the general manager of
Shanghai Waigaogiao Free Trade Zone Group Co., Ltd.
(BB S BEEKRKD AR AR (formerly known as E&
SNEIBRTIERERMD AR AR, a company listed on
the Shanghai Stock Exchange, and during the period
from September 2015 to October 2017, she also acted
as deputy secretary of the party committee, director,
and member of the nomination committee and strategic
committee under the board of that company.

Madam Liu has acted as the deputy secretary of the
party committee of Shanghai Zhangjiang Hi-Tech
Park Development Co., Ltd. (“Zhangjiang Hi-Tech”),
a company listed on the Shanghai Stock Exchange
and a substantial shareholder of the Company,
since September 2017 and subsequently became
the secretary of the party committee of Zhangjiang
Hi-Tech in September 2018. She was elected as
director and vice chairman of the board of Zhangjiang
Hi-Tech and was appointed as legal representative
of Zhangjiang Hi-Tech in December 2017. She was
elected as chairman of the board of Zhangjiang
Hi-Tech in September 2018 and then ceased to act
as vice chairman. She was the general manager of
Zhangjiang Hi-Tech during the period from October
2017 to September 2018, and discharged the duties of
general manager of Zhangjiang Hi-Tech until October
2019. Mr Zhao Haisheng, an executive Director of
the Company, is the general manager of Strategic
Development Department of Zhangjiang Hi-Tech.
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EXECUTIVE DIRECTORS

Madam Hsu Feng, aged 69, has been appointed a
Director of the Company since January 1990 and the
chairman of the executive committee of the Board
since August 2005. She is now an executive Director
of the Company and has been appointed a director
of a number of subsidiaries of the Company since
December 2003. She has over 10 years’ experience
in film production, and in property development and
investment as well as retail industry in Taiwan, and has
been engaged in the property development, hospitality
and leisure business in the Mainland for over 20 years.
She is also the Honorary Consul of the Principality of
Monaco in Shanghai.

Madam Hsu is a controlling shareholder of Step Famous
Investment Limited (“Step Famous”), a substantial
shareholder of the Company. In addition, she is the
mother of Mr Albert Tong and Mr Tong Chi Kar Charles,
executive Directors and shareholders of the Company.
All of them act as directors of Step Famous and
executive directors of Tomson Group Limited (“TGL”), a
listed company in Hong Kong and a shareholder of the
Company having a notifiable interest under Part XV of the
Securities and Futures Ordinance (the “SFO”). Madam
Hsu is also the chairman of the board, managing director
and controlling shareholder of TGL.

As at the date of the Report of the Directors, pursuant
to the SFO, Madam Hsu is interested and deemed to
be interested in an aggregate of 969,733,376 issued
shares of the Company.

Mr Albert Tong, aged 37, has been appointed an
executive Director of the Company and a director of
a number of its subsidiaries since March 2001. He
has also been appointed a member of the executive
committee of the Board since August 2005.

Mr Albert Tong is an executive director and vice-chairman
of the board of TGL, and has joined that group since
March 2001. He has actively participated in business
development, corporate management, property trading
and securities investment for years.
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Mr Albert Tong is a substantial shareholder of Step
Famous. In addition, he is a son of Madam Hsu Feng,
an executive Director and a substantial shareholder of
the Company, and a younger brother of Mr Tong Chi
Kar Charles, an executive director and a shareholder of
the Company. All of them also act as directors of Step
Famous and executive directors of TGL. He is also a
substantial shareholder of TGL.

As at the date of the Report of the Directors, pursuant
to the SFO, Mr Albert Tong holds a personal interest in
103,210,000 issued shares of the Company.

Mr Tong Chi Kar Charles (“Mr Charles Tong”), aged
39, has been appointed an executive Director of the
Company and a member of the executive committee
of the Board since August 2019. He has acted as a
director and general manager of the subsidiaries of the
Company in Shanghai successively (as the case may
be) since 2003.

Mr Charles Tong is an executive director and
vice-chairman of the board of TGL, and has joined that
group since December 2000 for participating in property
trading and business management in the Mainland. He
now principally engages in property development and
trading business in the Mainland.

In addition, Mr Charles Tong was a member of the 13th
Tianjin Municipal Committee of the Chinese People’s
Political Consultative Conference during the period
from January 2013 to January 2018.

Mr Charles Tong is a substantial shareholder of Step
Famous. In addition, he is a son of Madam Hsu Feng,
an executive director and a substantial shareholder
of the Company, and the elder brother of Mr Albert
Tong, an executive director and a shareholder of the
Company. All of them also act as directors of Step
Famous and executive directors of TGL. He is also a
substantial shareholder of TGL.

As at the date of the Report of the Directors, pursuant
to the SFO, Mr Charles Tong holds a personal interest
in 103,210,000 issued shares of the Company.
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EERSRITHRAE[EBN

Mr Zhao Haisheng, aged 43, has been appointed
an executive Director of the Company and a member
of the executive committee of the Board since August
2019. He has become a director of subsidiaries of the
Company in Shanghai since May 2019.

Mr Zhao holds a bachelor’s degree in Accounting and
a Master of Professional Accounting degree. He also
qualified as an Accountant in the Mainland and is a
member of The Chinese Institute of Certified Public
Accountants. He has over 10 years’ experience in
accounting and has engaged in jobs relating to financial
and investment aspects for around 10 years.

Mr Zhao joined Shanghai Zhangjiang (Group) Co., Ltd.,
a substantial shareholder of the Company, in September
2006 and worked in Financial Management Department.
He was subsequently transferred to Zhangjiang Hi-Tech
in March 2015 to act as the general manager of former
Real Estate Fund Department. He has been re-designated
as the general manager of Strategic Development
Department of Zhangjiang Hi-Tech since February 2019.
Madam Liu Ying, the non-executive Chairman of the
Board, is the chairman of the board, secretary of the
party committee and legal representative of Zhangjiang
Hi-Tech.

NON-EXECUTIVE DIRECTOR

Mr Sung Tze-Chun, aged 69, has been appointed a
non-executive Director of the Company since January
2006 and a member of the remuneration committee
of the Board since March 2012. He was an executive
Director of the Company until December 20083.

He holds a Doctor of Business Administration degree
and is a fellow member of The Hong Kong Institute of
Directors. Mr Sung has about 20 years’ experience in
retail, property development and marketing in Taiwan
and has about 25 years’ experience in financial analysis
and management. He has taken part in business
development, corporate management and property
development in the Mainland and Hong Kong and
has provided consultancy services on business and
investment management in Taiwan. He also acted
as the general consultant of the group operation
committee of Yungtay Engineering Co., Ltd. (a
company listed on the Taiwan Stock Exchange) during
the period from September 2010 to February 2013
and a director of its subsidiary, XK KXE#(FE)ARE A
7] (formerly known as E/EKAKEHREBRRAT),
during the period from September 2010 to July 2013.
Mr Sung is a consultant of TGL.
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INDEPENDENT NON-EXECUTIVE
DIRECTORS

Mr Zhang Hong Bin, aged 46, has been appointed an
independent non-executive Director of the Company
and the chairman of the audit committee of the Board
since April 2005, and a member of the remuneration
committee of the Board since March 2012.

Mr Zhang holds a bachelor’'s degree in Economics
and a Master of Professional Accounting degree. He
is a fellow member of the Association of Chartered
Certified Accountants, a member of The Chinese
Institute of Certified Public Accountants and is also
a qualified lawyer in the Mainland. He is a financial
controller of a company engaged in property leasing
and management in the Mainland and has over 20
years’ experience in financial management. He has
been a student tutor of Shanghai University of Finance
and Economics since 2017 and of Shanghai Jiao Tong
University since January 2019.

Mr Ng Chi Him, aged 59, has been appointed an
independent non-executive Director of the Company
and a member of each of the audit committee and
remuneration committee of the Board since July 2019.

Mr Ng holds a Bachelor of Laws degree and is a
member of The Law Society of Hong Kong and has
been practising as a solicitor in Hong Kong for over 25
years. He has practised as a partner of Edward Lau,
Wong & Lou during the period from February 2018 to
September 2019 and is a practising partner of Patrick
Chu, Conti Wong Lawyers LLP since 31st August,
2019.

OFFICERS

Ms Lee Yuen Han, aged 53, has been appointed the
Company Secretary of the Company since March 1998.
She attained a bachelor’'s degree in economics and a
master’s degree in business studies, and is an associate
of The Chartered Governance Institute (formerly known as
The Institute of Chartered Secretaries and Administrators)
established in England and The Hong Kong Institute of
Chartered Secretaries.

Mr Wong Chi Keung, aged 43, has been appointed
the Chief Accountant of the Company since February
2018. He is a member of the Hong Kong Institute of
Certified Public Accountants.
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Report of the Directors

ESRHREE

The Board of Directors of the Company (the “Board”) is
pleased to present its Report together with the audited
consolidated financial statements of the Company and
its subsidiaries (collectively the “Group”) for the year
ended 31st December, 2019 and the independent
Auditor’s report thereon.

PRINCIPAL ACTIVITIES

The principal activities of the Group during the year
were property development and investment as well as
securities trading and investment.

During the year under review, the Company engaged
in investment holding and securities trading while the
principal activities and other particulars of the Company’s
subsidiaries are listed under Note 29 to the consolidated
financial statements on pages 132 to 134.

BUSINESS REVIEW

A review of the performance and position of the
Group’s business for the year ended 31st December,
2019, an indication of the future development of the
Group’s business as well as an analysis of the Group’s
principal risks and uncertainties are set out in the
Management Discussion and Analysis on pages 3 to
19. This discussion forms part of this Report.

A discussion on the Group’s environmental policies
and performance as well as its compliance with laws
and regulations, and an account of the Group’s
relationships with its employees, customers and
suppliers are set out below in this Report.

Details of the Group’s results for the year ended 31st
December, 2019 and the Group’s financial position
as at the end thereof are set out on pages 70 to 134.
An analysis by operating segments and geographical
location is set out in Note 8 to the consolidated
financial statements on pages 104 to 109.

As at the date of this Report, other than the recent
outbreak of a novel coronavirus disease, COVID-19,
the Board is not aware of any important events
affecting the Group that have occurred since the end of
the year under review. The scope and intensity of the
outbreak of COVID-19 worldwide is expected to create
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disruptions and uncertainties in economic and business
activities of populations in the countries affected.
The extent to which national and global economies
and financial markets would be adversely impacted
would be difficult to predict with any accuracy at this
stage. Any financial impact on the operations of the
Group, should this happen, would be reflected in the
consolidated financial statements of the Group for the
year 2020.

DIVIDEND

No interim dividend was paid during the year (2018:
Nil).

The Board recommends payment of a final dividend of
HK$0.04 per share of the Company (the “Share(s)”) for
the year ended 31st December, 2019 (2018: HK$0.04
per Share).

Subject to the shareholders’ approval at the forthcoming
annual general meeting of the Company, the record date
and time for entitlement to the proposed final dividend
for 2019 would be Tuesday, 9th June, 2020 at 4:30
p.m.. In order to qualify for the proposed final dividend,
all transfer documents accompanied by the relevant
share certificates must be lodged with the Company’s
share registrar, Tricor Secretaries Limited (the “Share
Registrar”), not later than 4:30 p.m. on Tuesday, 9th
June, 2020 for registration.

ANNUAL GENERAL MEETING
AND CLOSURE OF
REGISTER OF MEMBERS

The annual general meeting of the Company is
scheduled for Thursday, 4th June, 2020 (the “2020
AGM”). For determining the shareholders’ entitlement
to attend and vote at the 2020 AGM, the register of
members of the Company will be closed from Monday,
1st June, 2020 to Thursday, 4th June, 2020, both days
inclusive, during which period no transfer of Shares will
be effected.

In order to be eligible to attend and vote at the 2020
AGM, all transfer documents accompanied by the
relevant share certificates must be lodged with the
Share Registrar not later than 4:30 p.m. on Friday, 29th
May, 2020 for registration.
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EERRESE

MAJOR CUSTOMERS AND
SUPPLIERS

Other than the dividend income of HK$44,514,000
from equity instruments at fair value through other
comprehensive income, less than 30% of the gross
proceeds from operations and purchases of the
Group for the year under review was attributable to
the Group’s five largest customers and suppliers
respectively.

DONATIONS

During the year ended 31st December, 2019, the
Group donated HK$10,000 for charitable causes.

FIXED ASSETS

During the year ended 31st December, 2019, the
Group neither added nor disposed of nor wrote off
any assets (2018: added assets of HK$34,000 and
wrote off assets with an aggregate net book value of
HK$1,000 but did not dispose of any assets).

Movements in fixed assets of the Group during the
year are shown in Note 15 to the consolidated financial
statements on pages 115 and 116.

A schedule of the principal properties held by the

Group, for sale or investment purposes, is set out on
page 135.

BORROWINGS AND DEBENTURES

There were no bank loans and other borrowings of the
Group as at 31st December, 2019.

No debentures of any class were issued by the
Company or any of its subsidiaries, or were in issue, at

any time during the year.

No interest expenses of the Group were capitalized
during the year.
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SHARE CAPITAL

As at 31st December, 2019, 2,608,546,511 Shares
with no par value were in issue and were fully paid, and
the total amount of share capital of the Company was
approximately HK$442,244,000. The Company did not
issue any new Shares or buy back any Shares during
the year under review.

Details of the share capital of the Company are shown
in Note 22 to the consolidated financial statements on
page 122.

PURCHASE, SALE OR REDEMPTION
OF LISTED SECURITIES

During the year ended 31st December, 2019, there
was no purchase, sale or redemption made by the
Company, or any of its subsidiaries, of the Company’s
listed securities.

EQUITY-LINKED AGREEMENTS

Other than the share option scheme of the Company as
disclosed in this Report, no equity-linked agreements
were entered into by the Company during the year under
review or subsisted at the end of the year.

RESERVES

The distributable reserves of the Company as at 31st
December, 2019 amounted to HK$1,015,351,000
(2018: HK$1,102,742,000).

Movements in reserves of the Group and of the Company
during the year are shown in the Consolidated Statement
of Changes in Equity and Note 28 to the consolidated
financial statements on pages 73 and 131 respectively.

FINANCIAL SUMMARY

A summary of the results and financial position of the
Group for the preceding five financial years is set out
on page 139.
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EERBESE

DIRECTORS

The Directors of the Company as at the date of this
Report and those who were in office during the year
under review are:

Non-Executive Chairman
Madam Liu Ying

Executive Directors
Madam Hsu Feng
Mr Albert Tong
Mr Tong Chi Kar Charles
(appointed on 17th August, 2019)
Mr Zhao Haisheng
(appointed on 17th August, 2019)
Madam Fan Suxia
(resigned on 16th August, 2019)
Mr Wang Fahua
(resigned on 17th August, 2019)

Non-Executive Director
Mr Sung Tze-Chun

Independent Non-Executive Directors
Mr Zhang Hong Bin
Mr Ng Chi Him
(appointed on 23rd July, 2019)
Mr Hung Wai Lung Ricky
(resigned on 23rd July, 2019)
Mr Sit Hing Kwok
(deceased on 16th January, 2020)

A profile of the existing Directors of the Company as at
the date of this Report is shown on pages 40 to 44.

Information relating to emoluments paid to the
Company’s Directors during the year is set out in Note
12(a) to the consolidated financial statements on pages
112 and 113.

The emoluments of the executive Directors of the
Company were determined by the remuneration
committee of the Board (the “Committee”) and the
fees of the non-executive Directors of the Company
(whether independent or not) were fixed by the
Board under the authorization of the shareholders
of the Company and on the recommendation of the
Committee.
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Pursuant to Article 73 of the Company’s Articles of
Association, any Director of the Company appointed
by the Board shall hold office only until the next
following annual general meeting. Mr Ng Chi Him was
appointed an independent non-executive Director of
the Company by the Board in July 2019, and Mr Tong
Chi Kar Charles and Mr Zhao Haisheng were appointed
executive Directors of the Company by the Board in
August 2019, they shall therefore retire at the 2020
AGM in accordance with Article 73 and being eligible,
they offer themselves for re-election.

All Directors of the Company are subject to retirement by
rotation at annual general meetings of the Company in
accordance with the Company’s Articles of Association.
Articles 77 to 79 provide that at every annual general
meeting, one-third of the Directors for the time being or,
if their number is not three or a multiple of three, then
the nearest number to but not more than one-third shall
retire from office by rotation provided that every Director
shall be subject to retirement by rotation at least once
every three years. The Directors to retire in every year
shall be those who have been longest in office since
their last election and shall be eligible for re-election. In
this connection, Mr Albert Tong shall retire by rotation
at the 2020 AGM and, being eligible, offers himself for
re-election.

The re-election of the retiring Directors of the Company
is subject to separate resolutions to be approved by
shareholders at the 2020 AGM and details of these
Directors will be disclosed in a circular of the Company
to be despatched to the shareholders together with the
notice of the annual general meeting.

DIRECTORS’ SERVICE CONTRACT

None of the Directors of the Company proposed for
re-election at the 2020 AGM have an unexpired service
contract with the Company or any of its subsidiaries
which is not determinable by the employing company
within one year without payment of compensation
(other than statutory compensation).
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DIRECTORS OF SUBSIDIARIES

The persons who have served on the boards of the
subsidiaries of the Company during the year ended
31st December, 2019 included Madam Hsu Feng,
Mr Albert Tong, Mr Tong Chi Kar Charles, Mr Zhao
Haisheng, Mr Zheng Gang, Mr Chen Xiaoshi, Ms Lu
Ying, Mr Wang Fahua, Mr Yeung Kam Hoi, Ms Lee
Yuen Han and Mr Lau Che Kong, Spencer.

PERMITTED INDEMNITY
PROVISION

Pursuant to the Articles of Association of the Company
and subject to the provisions of the Companies
Ordinance (Chapter 622), every Director of the
Company shall be indemnified by insurance out of
the funds of the Company against any liabilities which
he/she may incur in or about the execution of the
duties of his/her office or otherwise in relation thereto,
provided that such article shall only have effect in so
far as its provisions are not avoided by the Companies
Ordinance. The Company has arranged appropriate
directors’ and officers’ liability insurance coverage for
the directors and officers of the Group during the year
under review.

DIRECTORS’ INTERESTS AND
SHORT POSITIONS IN SECURITIES

As at 31st December, 2019, the interests and short
positions of the Directors of the Company in shares,
debentures and underlying shares of the Company or
any of its associated corporations (within the meaning
of Part XV of the Securities and Futures Ordinance
(Chapter 571) (the “SFQO”)), which were required,
pursuant to Section 352 of the SFO, to be entered in
the register referred to therein (including interests and
short positions which they were taken to have under
Section 344 of the SFO) or which were required to be
notified to the Company and The Stock Exchange of
Hong Kong Limited (the “Stock Exchange”) pursuant
to the Rules Governing the Listing of Securities on the
Stock Exchange (the “Listing Rules”), were as follows:
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EERVESE
(1) The Company (1) X2 F]
Ordinary Shares ZER
Number of Shares
RAHE

Personal Family Corporate Other
Interests Interests Interests Interests
Name of Directors EEps BAER ZEER ARER HittiE s
Madam Liu Ying 3 Bzt Nil & Nil & Nil % (4) Nil &
Madam Hsu Feng (B) % W&t B 317,178,162 (C)() Nil & 652,555,214 (C)(ii, (i) Nil £
Mr Albert Tong (B) #FR%E (B 103,210,000 (D) Nil & Nil £ (C)i), (i) Nil &
Mr Tong Chi Kar Charles (B) mTREE B 103,210,000 (E) Nil £ Nil £ (C)fi) (i) Nil &

(2) The Company’s

associated corporation

Shanghai Zhangjiang Micro-electronics
Port Co. Ltd. (“SZMP”)

Registered capital

(2) AATR 2z B EE

EBEIMETBERAT
(THEFHERT])

AfER

Amount of registered capital of SZMP
WEFBAR 2 EMERE

Personal Family Corporate Other

Interests Interests Interests Interests
Name of Directors EERE B AER REER DEER HiEs
Madam Liu Ying 3 Bzt Nil £ Nil & Nil & (F) Nil &
Madam Hsu Feng (B) % Wt B Nil & Nil & Nil & (G) Nil £
Mr Albert Tong (B) HFREE B Nil £ Nil & Nil & (G) Nil £
Mr Tong Chi Kar Charles (B) HTEEE B Nil & Nil £ Nil & (G) Nil &

Notes: Hiet -

A)

A total of 779,955,407 issued Shares (being
29.900% of the total number of issued Shares) were
beneficially held by Best Central Developments
Limited (“Best Central”). Best Central was a
wholly-owned subsidiary of Shanghai Zhangjiang
Hi-Tech Park Development Co., Ltd. (“Zhangjiang
Hi-Tech”).

Madam Liu Ying was the chairman of the board,
secretary of the party committee and legal
representative of Zhangjiang Hi-Tech.

A)

Best Central Developments Limited ([ Best
Central |) B z= ¥ B 779,955,407 B ¥ 17
A& fn (BIE 817 Ik 9 4 88 229.900% ) ° Best
Central & LR IREHEERMAERNDBRA
A ([RIkGK]) 22EMBAF -

FBULULARRIBNZESER BERECLNE
ERERA -
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(B)

Madam Hsu Feng is mother of Mr Albert Tong and
Mr Tong Chi Kar Charles.

As at 31st December, 2019, Madam Hsu Feng,
Mr Albert Tong and Mr Tong Chi Kar Charles
were directors of Step Famous Investment Limited
(“Step Famous”). Madam Hsu, Mr Albert Tong and
Mr Tong Chi Kar Charles held an interest in 66%,
17% and 17% of the issued shares of Step Famous
respectively.

In addition, Madam Hsu Feng was entitled to control
the exercise of 33.5% of voting power at general
meetings of Tomson Group Limited (“TGL”) while
Mr Albert Tong and Mr Tong Chi Kar Charles were
substantial shareholders of TGL. Madam Hsu was the
chairman of the board and managing director of TGL
while Mr Albert Tong and Mr Tong Chi Kar Charles
were the vice-chairmen of the board of TGL.

Madam Hsu Feng was interested and deemed to be
interested in an aggregate of 969,733,376 issued
Shares (being 37.175% of the total number of issued
Shares) pursuant to the SFO in the following ways:

()  Madam Hsu held in her capacity as a beneficial
owner an interest in 317,178,162 issued Shares
(being 12.159% of the total number of issued
Shares);

(i) A total of 396,878,888 issued Shares (being
15.215% of the total number of issued Shares)
were beneficially held by Step Famous. By virtue
of her beneficial interest in Step Famous, Madam
Hsu was deemed to be interested in these
Shares through a corporation controlled by her;
and

(i) A total of 255,676,326 issued Shares (being
9.801% of the total number of issued Shares)
were beneficially held by Cosmos Success
Development Limited (“Cosmos Success”), a
wholly-owned subsidiary of TGL. By virtue of
her beneficial interest in TGL, Madam Hsu was
deemed to have an interest in these Shares
through a corporation controlled by her.

Mr Albert Tong held in his capacity as a beneficial
owner an interest in 103,210,000 issued Shares
(being 3.956% of the total number of issued Shares).

Mr Tong Chi Kar Charles held in his capacity as a
beneficial owner an interest in 103,210,000 issued
Shares (being 3.956% of the total number of issued
Shares).
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(F) Zhangjiang Hi-Tech held an interest of RMB183.55
million (being 49.50%) in the registered capital of
SZMP.

Madam Liu Ying was the chairman of the board,
secretary of the party committee and legal
representative of Zhangjiang Hi-Tech.

(G) TGL held an interest of RMB50 million (being
13.50%) in the registered capital of SZMP through its
wholly-owned subsidiary.

Save as disclosed above, none of the Directors of
the Company and their associates had any interests
or short positions in the shares, debentures and
underlying shares of the Company or any of its
associated corporations as at 31st December, 2019,
which were required, pursuant to Section 352 of the
SFO, to be entered in the register referred to therein
(including interests or short positions which they were
taken to have under Section 344 of the SFO) or which
were required to be notified to the Company and the
Stock Exchange pursuant to the Listing Rules.

SHARE OPTION SCHEME

The Company adopted a share option scheme (the
“2012 Scheme”) on 1st June, 2012. Under the 2012
Scheme, there were no options granted, exercised,
cancelled or lapsed during the year ended 31st
December, 2019, nor was there any option outstanding
at the beginning or at the end of the year.

The major terms of the 2012 Scheme are as follows:

Purpose

The purpose of the 2012 Scheme is to provide
incentives or rewards to selected persons for their
contribution to any member of the Group or any entity
in which any member of the Group holds any equity
interest (“Invested Entity”).

Participants
The participants of the 2012 Scheme include, inter alia:

(i) any employee or proposed employee (whether full
time or part time) of any member of the Group
or any Invested Entity, including any executive
director of any of these entities; or
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(i) any non-executive director (including independent
non-executive director) of any member of the
Group or any Invested Entity; or

(iiiy any customer of or supplier of goods or services to
any member of the Group or any Invested Entity;
or

(iv) any adviser or consultant of any member of the
Group or any Invested Entity; or

(v) any person or entity that provides research,
development or other technological support to any
member of the Group or any Invested Entity; or

(vi) any shareholder of any member of the Group or
any Invested Entity or any holder of any securities
issued by any member of the Group or any
Invested Entity.

Maximum number of Shares
available for issue

The maximum number of Shares in respect of which
options may be granted under the 2012 Scheme must
not exceed 260,854,651 Shares, being 10% of the
total number of Shares in issue as at the date of this
Report, unless shareholders’ approval of the Company
has been obtained.

Maximum entitlement of
each participant

The total number of Shares issued and to be issued
upon exercise of the options granted and to be
granted to each participant (including exercised and
outstanding options) in any 12-month period up to
the date of grant of option shall not exceed 1% of the
Shares in issue at the date of grant (the “Individual
Limit”). If any further grant of options to a participant
would result in the Shares issued and to be issued
upon exercise of all options granted and to be granted
to such person (including exercised, cancelled and
outstanding options) in the 12-month period up to
and including the date of such further grant to be in
excess of the Individual Limit, such further grant must
be subject to shareholders’ approval in general meeting
of the Company with such participant and his or her
associates abstaining from voting.
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Exercise period of options

An option may be exercised at any time during a period
as the Board may determine which shall not be more
than 10 years commencing from the date of grant of
the option.

Minimum holding period of an option
before exercise

Save as determined by the Board and stated in the
offer of the relevant options, there is no minimum
period for which an option must be held before it can
be exercised.

Acceptance of an option

The acceptance of an offer of granting an option
must be made within 28 days from the date on which
such offer is made with a non-refundable payment of
HK$1 from the grantee to the Company by way of a
consideration for the grant thereof.

Basis of determining the
subscription price

The subscription price per Share in respect of any
option that may be granted under the 2012 Scheme
shall be such price as the Board in its absolute
discretion shall determine, save that such price will not
be less than the higher of:

()  the closing price of the Shares as stated in the
daily quotations sheet of the Stock Exchange on
the date of offer of the option, which must be a
business day; and

(i) the average of the closing prices of the Shares as
stated in the Stock Exchange’s daily quotations
sheets for the 5 business days immediately
preceding the date of offer of the option.

Remaining life

Subject to earlier termination by the Company in
general meeting or by the Board, the 2012 Scheme
shall be valid and effective till 31st May, 2022. After
the expiry of such valid period, no further options will
be offered or granted but in all other respects the
provisions of the 2012 Scheme shall remain in full force
and effect.
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DIRECTORS’ INTERESTS IN
ARRANGEMENTS TO ACQUIRE
SHARES OR DEBENTURES

Apart from the 2012 Scheme, at no time during the
year nor at the end of the year ended 31st December,
2019, was the Company or any of its subsidiaries a
party to any arrangements to enable the Directors
of the Company to acquire benefits by means of the
acquisition of shares in, or debentures of, the Company
or any other body corporate.

DIRECTORS’ INTERESTS IN
COMPETING BUSINESS

The following Directors of the Company are considered
to have interests in business which may compete or is
likely to compete, either directly or indirectly, with the
business of the Group, other than that business where
the Directors have been appointed/were appointed as
directors to represent the interests of the Company
and/or the Group, pursuant to the Listing Rules:

()  Madam Liu Ying is the chairman of the board,
secretary of the party committee and legal
representative of Zhangjiang Hi-Tech. Zhangjiang
Hi-Tech together with its subsidiaries and associates
have participated in property development and
investment in the Mainland, including, inter alia,
in Zhangjiang Hi-Tech Park of Pudong New Area
(“Zhangjiang Park”) in Shanghai; and

(i) Madam Hsu Feng is the chairman of board and
managing director and controlling shareholder
of TGL. Mr Albert Tong and Mr Tong Chi Kar
Charles are the vice-chairmen of the board and
substantial shareholders of TGL. TGL has through
its subsidiaries taken part in property development
and investment in the Mainland, mainly in Pudong
New Area of Shanghai, as well as in Macau.
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Property development and investment is one of
the principal activities of the Group. The Company
participates in property development and investment in
the Zhangjiang Park and Fengxian District of Shanghai
through its subsidiaries and an associated company.
Accordingly, the business of Zhangjiang Hi-Tech
and TGL (collectively the “Potential Competitors”)
in the property sector in Shanghai (the “Excluded
Business”) may potentially compete with the Group’s
business. Zhangjiang Hi-Tech is a listed company in
Shanghai and TGL is a listed company in Hong Kong.
The Group’s business and the Excluded Business
are managed by independent management and
administration respectively. Besides, the Board is
independent of the boards of directors of the Potential
Competitors and the independent non-executive
Directors of the Company assist in monitoring the
operation of the Group. The Group is therefore capable
of carrying on its business independently of, and at an
arm’s length from, the Excluded Business.

DIRECTORS’ INTERESTS IN
TRANSACTIONS, ARRANGEMENTS
AND CONTRACTS

No transactions, arrangements or contracts of
significance to the business of the Group to which
the Company or any of its subsidiaries was a party
and in which a Director of the Company or any entity
connected with him (within the meaning of Section 486
of the Companies Ordinance) had a material interest,
whether directly or indirectly, were entered into during
the year ended 31st December, 2019 or subsisted at
the end of the year or at any time during the year.

MANAGEMENT CONTRACTS

Save for the arrangement for sharing of administrative
expenses with TGL as disclosed in Note 23(b) to the
consolidated financial statements on page 124, no
contracts for the management and administration of
the whole or any substantial part of any business of the
Group were entered into or subsisted during the year
ended 31st December, 2019.
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PENSION SCHEMES

The Company participates in a pension scheme,
which was registered under the Mandatory Provident
Fund Schemes Ordinance (Chapter 485) (the “MPF
Ordinance”), for all its employees in Hong Kong. The
scheme is a defined contribution scheme effective from
November 2002 and is funded by contributions from
employer and employees pursuant to the provisions
of the MPF Ordinance. Should the employer make
any voluntary contributions for the employees under
the scheme, forfeited contributions in this nature can
be applied to reduce the amount of future voluntary
contributions payable by the employer.

In addition, the employees of the Group in the Mainland
are members of respective state-managed defined
contribution retirement benefits schemes operated by
the local government. The employer and the employees
are obliged to make contributions at a certain
percentage of the payroll under rules of the schemes.

During the year under review, the total amount
contributed by the Group to the above schemes and
charged to the Consolidated Statement of Profit or
Loss amounted to HK$36,000 (2018: HK$41,000) and
no contributions were forfeited.

RELATIONSHIPS WITH
EMPLOYEES, CUSTOMERS AND
SUPPLIERS

The Group understands that employees are valuable
assets to the Group’s business. The Group provides
competitive remuneration package and makes regular
review to attract and motivate the employees.

The Group also understands that relationship is a
fundamental element of business. Therefore, the Group
maintains close relationship with its suppliers and
customers. To maintain the Group’s competitiveness,
the Group aims at delivering constantly quality
products and services to its customers. During the year
ended 31st December, 2019, there was no material
and significant dispute between the Group and its
suppliers and/or customers.
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EZRHEE

SHAREHOLDERS’ INTERESTS RRZEZRAR

AND SHORT POSITIONS

As at 31st December, 2019, the following shareholders R-_ZT—h&E+-_A=+—H  THRE (LKL
(other than the Directors of the Company) were RIEEZERIN BEEXBHEMESARAT 2D BT
interested, directly or indirectly, in 5% or more of the &% RIBIRMD & B E5% A FAREZS - %=
number of issued shares and underlying shares of EZSBER(ES RIS EN)EI361E 7 HESH
the Company and those interests were required to §ERBTHEFE 2 ELMHA :

be recorded in the register required to be kept under

Section 336 of the SFO:

(1) Substantial Shareholders of

the Company

(1) XQFEEKRR

Number of Shares held
(proportion to the
number of issued Shares)

B RHEE
Name of shareholders BEAE (HERTRABEZEDEL)
Shanghai Zhangjiang (Group) Co., Ltd. EBRI(RE)BRATA 779,955,407  (29.90%)
(“Zhangjiang Group’) (a) (IRIER]) @)
Shanghai Zhangjiang Hi-Tech Park BRI EEERERR 779,955,407  (29.90%)
Development Co., Ltd. BER AT
(“Zhangjiang Hi-Tech”) (a) (TRIRMH ) (8
Step Famous Investment Limited EBREABAT 396,878,888  (15.21%)
(“Step Famous”) (b) (TEZ]) )
(2) Other Person (2) Hft A
Number of Shares held
(proportion to the
number of issued Shares)
FRERAHE
Name of shareholder BRREAE (EERTROBEZESL)
Tomson Group Limited (“TGL") (c) HEEEERAR(TNEEEE] 0 255,676,326  (9.80%)
Btaz -

Notes:

(@)

The references to 779,955,407 issued Shares (a) _FitFriE &% 2779,955,4070% B #1T% JThi8

were related to the same block of Shares which [ —#AXD  ZE WD B Best Central B
was beneficially held by Best Central. Best Central B ° Best Central & Shanghai (Z.J.) Hi-Tech
was a wholly-owned subsidiary of Shanghai (Z.J.) Park Limited ([ Shanghai (Z.J.)]) 22 &K B
Hi-Tech Park Limited (“Shanghai (Z.J.)”) which was DA MEEBRIRNEZERE RIS
in turn wholly owned by Zhangjiang Hi-Tech in which BB RIIGD 2 8B50%# % o Bt - Best
Zhangjiang Group held more than 50% interest. Central * Shanghai (Z.J.) * &) TI& D &R T £ H
Therefore, Best Central, Shanghai (Z.J.), Zhangjiang BIE(EENEERINEESR TR AEEZS
Hi-Tech and Zhangjiang Group were interested or R0 B FEE & o

were taken to be interested in these Shares pursuant

to the SFO.
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(b) Step Famous beneficially held 396,878,888 issued
Shares, which constituted a part of the total interests
of Madam Hsu Feng in the issued Shares as
disclosed in Note (C) to the above paragraph headed
“Directors’ Interests and Short Positions in Securities”
in this Report.

() The 255,676,326 issued Shares were beneficially
held by Cosmos Success. Cosmos Success was
a wholly-owned subsidiary of Hoffman Enterprises
Corp. (“Hoffman”) which was in turn wholly owned
by Tomson Corporation in which TGL held the entire
interest. Therefore, Cosmos Success, Hoffman,
Tomson Corporation and TGL were interested or
were taken to be interested in these Shares pursuant
to the SFO. The aforesaid Shares constituted a part
of the total interests of Madam Hsu Feng in the
issued Shares as disclosed in Note (C) to the above
paragraph headed “Directors’ Interests and Short
Positions in Securities” in this Report.

Save for the above interests, the Directors of the
Company are not aware of any person (other than
the Directors of the Company) who had, directly or
indirectly, interests or short positions in the number
of issued shares and the underlying shares of the
Company and those interests or short positions were
required to be recorded in the register kept under
Section 336 of the SFO as at 31st December, 2019.

SUFFICIENCY OF PUBLIC FLOAT

Subsequent to the close of the voluntary unconditional
general cash offer made by Able Capital Partners
Limited on behalf of Step Famous (the “Offeror”) to
acquire all the issued Shares (other than those already
owned by or to be acquired by the Offeror and the
parties acting in concert with it) at an offer price of
HK$0.55 in cash per Share (the “Offer’) at 4:00 p.m.
on 25th February, 2019 and due registration of the
transfer of those Shares of which valid acceptances
were received by the Offeror under the Offer,
the minimum public float requirement of 25% as
prescribed under Rule 8.08(1)(a) of the Listing Rules
(the “prescribed minimum public float requirement”)
was no longer satisfied. The Company applied to the
Stock Exchange for a temporary waiver from strict
compliance with the prescribed minimum public float
requirement (the “Waiver”) and was granted the Waiver
for the period from 25th February, 2019 to 15th
June, 2019. The Waiver was further extended to 15th
September, 2019 after application by the Company.
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As disclosed in the announcement of the Company on
9th July, 2019, the prescribed minimum public float
requirement was satisfied immediately after the Offeror
completed its disposal of a total of 130,136,000 issued
Shares through sales on the open market and placing
down during the period from May to July 2019.

Save as disclosed above, based on information that
is publicly available to the Company and within the
knowledge of the Directors as at the date of this
Report, at least 25% of the total issued Shares were
held by the public (i.e. the prescribed public float
applicable to the Company under the Listing Rules)
during the year under review and up to the date of this
Report.

ENVIRONMENTAL POLICIES AND
PERFORMANCE

During the year ended 31st December, 2019, the
Group has mainly engaged in the sale and leasing of
car parking spaces in Shanghai and securities trading
in Hong Kong, so the principal activities of the Group
did not give arise to any material adverse influences on
the environment.

The Group is committed to acting in an environmentally
responsible manner. The conscientious use of
resources and adoption of green office practices in
the Group’s offices, such as double-sided printing and
copying, promoting re-cycling principle and reducing
energy consumption by switching off idle lightings
and electrical appliances, underlie its commitment to
safeguarding the environment.

COMPLIANCE WITH LAWS AND
REGULATIONS

The Group commits itself to comply with the
relevant laws and regulations including, inter alia,
the Companies Ordinance, the Listing Rules, and
other applicable local laws and regulations in various
jurisdictions in which it operates. Except for the
temporary insufficiency of public float as disclosed in
the above paragraph headed “Sufficiency of Public
Float” in this Report and non-compliance with certain
rules under Chapter 3 of the Listing Rules following
the passing away of an independent non-executive
Director of the Company in January 2020, the Group
was not aware of any non-compliance with any relevant
laws and regulations that had a significant impact on it
during the year ended 31st December, 2019 and up to
the date of this Report.

Report of the Directors
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AUDITOR

The consolidated financial statements of the Group
for the year ended 31st December, 2019 have been
audited by the Auditor of the Company, Messrs Deloitte
Touche Tohmatsu and there was no change in the
Auditor of the Company in previous three financial
years.

They will retire at the conclusion of the 2020 AGM and,
being eligible, offer themselves for re-appointment.

On behalf of the Board
Albert Tong
Executive Director

Hong Kong, 18th March, 2020

RIVERA (HOLDINGS) LIMITED JI|JAI £ E B R A &)

B Em

AEEBE_T-NFT_A=1t—HLFEN
MEMBHRRARAAZEEN — Y e MERT
SEEITEZ ARARBE=ZEMREFRERE
B BRETD o

ZEFEITER T _EFERFAGHERER
T EeERLBEEFIEEL -

REREER
HITEF
% T

B8 —T-ZEF=A+/\H



Independent Auditor’s Report

Deloitte

TO THE MEMBERS OF RIVERA (HOLDINGS) LIMITED
(incorporated in Hong Kong with limited liability)

OPINION

We have audited the consolidated financial statements
of Rivera (Holdings) Limited (the “Company”) and its
subsidiaries (collectively referred to as the “Group”)
set out on pages 70 to 134, which comprise the
consolidated statement of financial position as at 31st
December, 2019, and the consolidated statement
of profit or loss, consolidated statement of profit or
loss and other comprehensive income, consolidated
statement of changes in equity and consolidated
statement of cash flows for the year then ended,
and notes to the consolidated financial statements,
including a summary of significant accounting policies.

In our opinion, the consolidated financial statements
give a true and fair view of the consolidated financial
position of the Group as at 31st December, 2019,
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
Hong Kong Companies Ordinance.

BASIS FOR OPINION

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

Interest in an associate

We identified the interest in an associate as a key audit
matter due to the significance of the Group’s interest in
the associate to the consolidated financial statements
as a whole.

As disclosed in Note 17 to the consolidated financial
statements, the Company held 37% interest in the
associate, Shanghai Zhangjiang Micro-electronics Port
Co. Ltd., which is the Group’s strategic investment
in Shanghai. The Group’s share of results from the
associate for the year ended 31st December, 2019
is HK$45,791,000 which is approximately 41% of the
Group’s profit for the year and the Group’s share of the
associate’s net assets is HK$739,250,000 as at 31st
December, 2019 which is approximately 28% of the
Group’s total assets.

As further disclosed in Note 17 to the consolidated
financial statements, the principal activities of the
associate are property development and investment.
The Group’s share of results of an associate is highly
dependent on the associate’s revenue recognised for
the year ended 31st December, 2019. We also focused
on the properties held for sale and land appreciation
tax payable which represented approximately 7% of the
total assets of the associate and approximately 91% of
the total liabilities of the associate, respectively as at
31st December, 2019.
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How our audit addressed the key audit matter

Our procedures in relation to the interest in an
associate included:

o Discussing with the management of the Group
and working with the component audit team to
understand the associate’s business performance
and significant events for the year to identify and
assess risks that are significant to the audit of the
Group’s consolidated financial statements;

o Evaluating the sufficiency and appropriateness of
the component audit team’s work by reviewing
their underlying audit documentation;

° Discussing with the component audit team
to further understand results of their work in
particular those on the associate’s revenue,
properties held for sale and land appreciation tax
payable; and

o Evaluating the accuracy of financial data of the
associate used by the management of the Group
by comparing them with financial information
audited by the component audit team.

OTHER INFORMATION

The Directors of the Company are responsible for the
other information. The other information comprises the
information included in the annual report, but does not
include 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.
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RESPONSIBILITIES OF
DIRECTORS AND THOSE
CHARGED WITH GOVERNANCE
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 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.

Those charged with governance are responsible for
overseeing the Group’s financial reporting process.

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 solely to you, as a body,
in accordance with section 405 of the Hong Kong
Companies Ordinance, 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.
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As part of an audit in accordance with HKSAs,
we exercise professional judgment and maintain
professional skepticism throughout the audit. We also:

e |dentify 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.

e  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.

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

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

e FEvaluate the overall presentation, structure and
content of the consolidated financial statements,
including the disclosures, and whether the
consolidated financial statements represent the
underlying transactions and events in a manner
that achieves fair presentation.
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e Obtain sufficient appropriate audit evidence
regarding the financial information of the entities or
business activities within the Group to express an
opinion on the consolidated financial statements.
We are responsible for the direction, supervision
and performance of the group audit. We remain
solely responsible for our audit opinion.

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

We also provide those charged with governance with
a statement that we have complied with relevant
ethical requirements regarding independence, and to
communicate with them all relationships and other
matters that may reasonably be thought to bear on
our independence, and where applicable, related
safeguards.

From the matters communicated with those charged
with governance, we determine those matters
that were of most significance in the audit of the
consolidated financial statements of the current period
and are therefore the key audit matters. We describe
these matters in our auditor’s report unless law or
regulation precludes public disclosure about the
matter or when, in extremely rare circumstances, we
determine that a matter should not be communicated
in our report because the adverse consequences of
doing so would reasonably be expected to outweigh
the public interest benefits of such communication.

The engagement partner on the audit resulting in the
independent auditor’s report is Sze On Tat.

Deloitte Touche Tohmatsu
Certified Public Accountants
Hong Kong

18th March, 2020

RIVERA (HOLDINGS) LIMITED 1| /A5 [E % BR A &)

e B EXEBAERIAXFEINUKES
ERREE  BENETRE ABGEAMHK
BREXREBR -RMAE EREFINT
[ BEEMEMIT - RFISBFBREAELE
BfE-

REMERN  RMAREEEBRETAENES
BE KHEHLH BEAESERS  S8RRMAE
AT A EREE IR Y (T (AT K BRFG o

BMEMBEEERIER -
B EMWEEERERER  WEMMERE R
REEEMWRAEXERMBE L TN BEBERM
HMEE UREEANBRAT  HEEE
i o

HARMENTEAH

ftEEEERABNTAT RMAETWLSHEE
ARG AEPBHREANEARAER - AMEXEH
REAHFH BRMAERBOREETHAELES
5 Eﬁ?#iﬂiiﬂﬁT\ﬁ%”AﬁT&Ei%%E =
EERmFERNBERAT  MREEBEAERMBRE
ETRBRFHRENNEERRBEEENAR
Mk BPARETERERSETBEBZEHE -

ZlKﬁ_LV%IEﬁME ENETHB AR AL

Xt EE
ﬁﬁw jm

mE e BMERSEAIIT
B EEATHD
B

—E_ZTF=A+/\H



Consolidated Statement of Profit or Loss

mEEER

For the year ended 31st December, 2019 BE—Z—NF+-_A=+—HIFE

2019 2018
—E-hF —E-)\F
Notes HK$°000 HK$’000
B 5 FERT FAT
Gross proceeds from operations 4% 5 UG 25 48 A 7&8 181,421 219,662
Revenue e A 788 1,556 38,119
Cost of sales 5 B AR (297) (2,457)
Gross profit EA 1,259 35,662
Dividends from equity instruments R AFE A {2 H
at fair value through other WamzBRATHEZ
comprehensive income g B A 44,514 100,172
Other income H b g A 9 22,717 18,978
Selling expenses HEEH (13) (367)
Administrative expenses THEA (13,543) (13,473)
Exchange losses MEH &8 (566) (1,177)
Net gain on financial assets at BRATEGABRZ
fair value through profit or loss W EE W F5E 14,772 7,497
69,140 147,292
Share of results of an associate JE(E — KB R AR 45,791 47,299
Profit before taxation & B A1 s A 114,931 194,591
Taxation 7518 10 (3,046) (17,609)
Profit for the year FE i 11 111,885 176,982
Profit (loss) for the year FEmMN(BE)
attributable to: DB
Owners of the Company RATERFZAE A 111,747 177,053
Non-controlling interests FEVE IR AR R R 2 138 (71)
111,885 176,982
Earnings per share (HK cents) BRAEF (B)
— Basic — &K 14 4.28 6.79
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Consolidated Statement of Profit or Loss and Other Comprehensive Income

GeEsEkAEMEENER

For the year ended 31st December, 2019 & —ZT— W E+_A=1+—HILFE

2019 2018
—E-NEF —E-)N\F
HK$’000 HK$’000
FET FAT
Profit for the year FE A 111,885 176,982
Other comprehensive expense: EfrmEHEX
Items that may be subsequently HER B 78 &
reclassified to profit or loss: ZHEE -
Exchange differences arising from BETIEREREELZ
translation of: PEH ZERE -
— other foreign operations — H g INEFS (2,518) (8,740)
- an associate ——XBE R T (14,676) (45,393)
Item that will not be reclassified to T EEH 7 E S
profit or loss: ZHEE -
Fair value losses on equity instruments 32 AF(EzT A HEM 2 EILER
at fair value through other ZBATEREZ A AFEERE
comprehensive income (67,043) (299,336)
Other comprehensive expense FEHEMEAERY
for the year (84,237) (353,469)
Total comprehensive income FE>EWE (BX)EHE
(expense) for the year 27,648 (176,487)
Total comprehensive income FHENE (AX) R
(expense) attributable to: DBEWAR ¢
Owners of the Company RAA=EFE A 27,690 (173,874)
Non-controlling interests FEFE AR IR R = (42) (2,613)
27,648 (176,487)
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Consolidated Statement of Financial Position

e BN R

At 31st December, 2019 R=ZE—hE+=-_A=+—H

2019 2018
—E-hEF —E-N\F
Notes HK$’°000 HK$’000
B 5 FET FAT
Non-current Assets IRBEE
Property, plant and equipment ME - BENREE 15 3,593 4,459
Investment property KEME 16 28,563 28,563
Interest in an associate R—REE RN A 2w 17 739,250 755,406
Deferred tax assets EIERIBE E 24 - 17,885
Equity instruments at fair value through 32 A F{Est A H b 2 M|
other comprehensive income WamzBRATER 18 490,319 557,569
1,261,725 1,363,882
Current Assets REBEE
Properties held for sale FEYHE 15,045 15,634
Financial assets at fair value through  #Z QA F{EF ABRZ
profit or loss B 75 & B 19 222,659 114,964
Other receivables and prepayments H 1 U BR TN B A5 FRIE 16,764 21,379
Tax recoverable JER T IE 17,348 484
Cash and bank balances e MIRITE 20 1,088,873 1,313,034
1,360,689 1,465,495
Current Liabilities REBAE
Trade and other payables and ERE SRR - HMER
accruals RANTERER 21 11,376 18,963
Tax payable JE S H TR - 122,519
11,376 141,482
Net Current Assets REBEEZFE 1,349,313 1,324,013
Total Assets less Current Liabilities BEERAREBEE 2,611,038 2,687,895
Capital and Reserves BEARER #E
Share capital AR A 22 442,244 442,244
Reserves f#1& 2,137,049 2,213,701
Equity attributable to owners RARERFERA
of the Company FE {5 K 25 2,579,293 2,655,945
Non-controlling interests FE 15 A% A% B RE 2 8,548 8,590
Total Equity R 2,587,841 2,664,535
Non-current Liability ERBEE
Deferred tax liabilities REFHIBERE 24 23,197 23,360
2,611,038 2,687,895

The consolidated financial statements were approved 4 & B &HRER
and authorised for issue by the Board of Directors on

18th March, 2020 and are signed on its behalf by:

“ECEF=RAT/N\BEEZER
HOEXRETE - X H NIESFRERE

Liu Ying Albert Tong
2 = &= E
Chairman Director
*E EZE
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Consolidated Statement of Changes in Equity
MeEREER

For the year ended 31st December, 2019 &% —

—NEF+A=+—HILFE

Attributable to owners of the Company

ADREREEARLE
Foreign Other Total
currency Investment non- capital Non-
Share translation revaluation distributable  Retained and controlling Total
capital reserve reserve reserve profits  reserves interests equity
pe RE  EfAT . -0.914 #Eﬂ_% .
ke AERE EMRE OREE  REEN  BEEE  RRE& ks
(Note &) (Note b)
(hita)  (Witb)
HKSO00  HKS000  HKS000  HKSO00  HKSO0D  HKSO00  HKSO00  HKS000
TEn TEn TEn TEn TiEn Thn Tén ThL
Balance at 1st January, 2018 RZE-N\F-F-BEH 4204 131,831 316,990 41,630 2014509 2,947,204 11,208 2,968,407
Fair value loss on equity instruments AT EF ARMRESE
at fair value through other RETANTEER
comprehensive income - - (97,39 - - (97,39 (1977)  (299,330)
Exchange differences arising from AE MR REL L
{ranslation of; BHER:
- other foreign operations -EfaoER - (8,175) - - - (8,175) (565 (8,740)
- an associate ——FBE AT - (463%) - - - [453%) - [453%)
Other comprehensive expense EREpRERY
forthe year - B35y (97359 - -0 (5 (353,469
Profit (loss) for the year EFEH (BB = - - - 177088 177,088 (1) 176,982
Total comprehensive (expense) EERE(R)NasE
income for the year - (63,068) (297,359 - 17083 (173874) (2618 (176,481)
Dividend paid (Note 13) TR E (H313) = = = - (1788 (117,385) - (117389)
Balance at 31t December, 2018 RZE-\FTZ 7
“t-BEH 442,244 78,263 19,631 41,630 2074177 2,695,945 8,590 2,664,535
Fair value loss on equity instruments— RAZEF AR MR ENEZ
at fair value through other RETANTEER
comprehensive income ) - - (67,026) - - (67,026) (17) (67,043)
Exchange differences arising BETIERREE
from translation o EE:
- other foreign aperations -EfasnER - (2,350) - - - (2,355) (163 (2,518
- an associate ——FBERA - (14676) - - - (14676) - (14676)
Other comprehensive expense FEEMEARY
for the year - 03 (67,00 - - B05) (180) (84237
Proft for the year EERT - . - N AN W 198 111,88
Total comprehensive (expense) ER2E(FX) ha6%
income for the year - (17,081) (67,026) - 11,747 27,690 (42) 27,648
Transfer from retained profits —FHBAAAERR AN
of a subsidlary to other ERANATHRRE
non-distributable reserve - - - 309 (309) - - -
Divdend paid (Note 18] ARE (Hi13) - - - - [10434) (104342 - (10434
Balance at 31st December, 2019 ~ R=Z-AE1=F
ZT-R&# 442,244 61,232 (47,395) 41,939 2,081,273 2,579,293 8,548 2,587,841
Note a: Other non-distributable reserve represents enterprise ~ ffita © HE Al pkf@EEIIE—RRHPEARL
expansion fund and statutory reserve of a subsidiary FME R ([REAM]) 2B AR 2%
in the Mainland of the People’s Republic of China BERESNETHE -
(the “Mainland China”).
Note b: At 31st December, 2019, included in retained ffzzb: R-_ZE—hE+_A=+—H i AKRZ

profits with aggregate amount of HK$167,869,000
(2018: HK$167,356,000) is the appropriation to
enterprise expansion fund and statutory reserve
by an associate established in the Mainland
China attributable to the Group.
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Consolidated Statement of Cash Flows

For the year ended 31st December, 2019 &% —

mERTRER

E-NF+-_A=t—HLFE

2019 2018
—E-hF —\F
HK$’000 HK$’000
FERT FAET
OPERATING ACTIVITIES REED
Profit before taxation B A% A& A 114,931 194,591
Adjustments for: BLATHAE :
Interest income B U A (22,658) (18,942)
Dividends from equity instruments BAFEFAEMEE RS
at fair value through other ZBRATHZRKRERKA
comprehensive income (44,514) (100,172)
Depreciation of property, plant and mME BMENMEZEITE
equipment 865 865
Fair value (gain) loss on financial assets ?E’AWE.#)\TE s NGB E
at fair value through profit or loss NEE(WKE) BB (947) 2,867
Written-off property, plant and equipment — Hi$5% % - = M & - 1
Share of results of an associate FEfR—REE R RIEE (45,791) (47,299
Operating cash flows before movements LEESEHAI
in working capital KEIBVERE 1,886 31,911
Decrease in properties held for sale FEYER D 293 2,425
Increase in financial assets at fair value BAFEFAEBR 2
through profit or loss B 75 & E S N (106,748) (60,544)
Decrease in other receivables H b e Y BR SR R TR 3K
and prepayments Vo 791 486
(Decrease) increase in trade FER B SRR - e
and other payables and accruals AR R TERE A O 2) 10 (2,366) 2,427
Cash used in operations RIEEEB 2 RS (106,144) (23,299)
Income taxes paid BT (120,404) (1,296)
NET CASH USED IN OPERATING ARKE TR 2
ACTIVITIES BHEFH (226,548) (24,591)
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Consolidated Statement of Cash Flows

HmEEERER
For the year ended 31st December, 2019 BE—Z—NF+-_A=+—HIFE
2019 2018
—E-NEF —E-)N\F
HK$’000 HK$’000
FHET FAT
INVESTING ACTIVITIES REZED
Dividends received from an associate BER—FRBEARZKRE
(net of withholding tax) (EHMBRMETH) 44,907 210,695
Interest received B UF B 21,104 17,653
Dividends received from BEAFEFAEMBEERES
equity instruments at fair value ZRATAZEREE
through other comprehensive income 44,514 18,014
Purchase of property, plant and equipment B EY ¥ - HE L &G - (34)
NET CASH FROM INVESTING REREFTEHZ
ACTIVITIES HEFHE 110,525 246,328
CASH USED IN AN FINANCING ARREEZBHZ2RE
ACTIVITY
Dividend paid BERE (104,342) (117,385)
NET (DECREASE) INCREASE IN BeERBEESEEEE
CASH AND CASH EQUIVALENTS (R A>) 12 b0 5 &8 (220,365) 104,352
CASH AND CASH EQUIVALENTS R—B—HZHERK
AT 1ST JANUARY HEeZEEHEH 1,313,034 1,218,731
EFFECT OF FOREIGN EXCHANGE SNEEZEH o HE
RATE CHANGES (3,796) (10,049)
CASH AND CASH EQUIVALENTS R+=A=+—H%Z
AT 31ST DECEMBER, ReRkBRLEHEER -
represented by cash and bank balances B3R & M IR1T 45 22 1,088,873 1,313,034
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1.

Notes to the Consolidated Financial Statements

e MR M EE

For the year ended 31st December, 2019 BE—Z—NF+-_A=+—HIFE

GENERAL

The Company is a public limited company
incorporated in Hong Kong and its shares are
listed on The Stock Exchange of Hong Kong
Limited (the “Stock Exchange”). The address of its
registered office and principal place of business is
Rooms 1501-2 and 1507-12, 15th Floor, Wing On
Centre, 111 Connaught Road Central, Hong Kong.

The principal activities of the Company and its
subsidiaries (collectively the “Group”) are property
development and investment, and securities
trading and investment.

APPLICATION OF NEW AND
AMENDMENTS TO HONG KONG
FINANCIAL REPORTING
STANDARDS (“HKFRSs”)

The Group has applied the following new HKFRSs
and amendments to HKFRSs issued by the Hong
Kong Institute of Certified Public Accountants
(“HKICPA”) for the first time in the current year:

HKFRS 16 Leases

HK(IFRIC)-Int 23  Uncertainty over Income Tax
Treatments

Amendments to  Prepayment Features with

HKFRS 9 Negative Compensation
Amendments to Plan Amendment, Curtailment
HKAS 19 or Settlement
Amendments to  Long-term Interests in
HKAS 28 Associates and Joint

Ventures
Annual Improvements to
HKFRSs 2015-2017 Cycle

Amendments to
HKFRSs

The application of the above new HKFRSs and
amendments to HKFRSs in the current year has
had no material effect on the consolidated financial
statements of the Group for current or prior
accounting periods.

1.

—RER
ARA/B—RRBBEMK L2 ARBRA
A EEROREEBMERXZAER AR ([H
R EW e ARBZEMPER R TEE
2 MU REETHEPTIIIHRKLH
2 1511501-2 K% 1507-12%F o

ARBARENBAR (HIAEE]) 2T 2
EBROEFERERENBLFEERKE -

EAM(ERUBHREED)
R EAZFT A

R
b

AEEERAFEERERUATHE RS
B AR B 5 2 37 5T (BB B 1 3R 2 B R B
BT -

(EEMBRELER) BE
F16%5%
(BB (BBRTEHRE FEEATEEE
Z2EBZEE)) EHERIE
— 2B E235
(ERMBREAER) BAEAHENRA
F95% (BRI AN) BIEMN
(EEZFTERD HEMELE - MR ek
F195% (BFTA) w®E
(EEZFTERD REERRRAEE
F285% (BFTA) PENRBAEZ
(BERMBRELER) —E—RFZE
(BT A) —E—+FRAH
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Notes to the Consolidated Financial Statements

e M RARMEE

For the year ended 31st December, 2019 HE2—F— &+ _A=+—HIFE

2. APPLICATION OF NEW AND
AMENDMENTS TO HONG KONG

FINANCIAL REPORTING
STAN DAR DS (Continued)

The Group has not early applied the following new
HKFRSs and amendments to HKFRSs that have

been issued but are not yet effective:

HKFRS 17 Insurance Contracts’

Amendments to Definition of a Business?

HKFRS 3

Amendments to  Sale or Contribution of Assets
HKFRS 10 and between an Investor and its
HKAS 28 Associate or Joint Venture?®

Amendments to Definition of Material*
HKAS 1 and
HKAS 8

Amendments to Interest Rate Benchmark

HKFRS 9, Reform*
HKAS 39 and
HKFRS 7

Effective for annual periods beginning on or after
1st January, 2021.

Effective for business combinations and asset
acquisitions for which the acquisition date is on
or after the beginning of the first annual period
beginning on or after 1st January, 2020.
Effective for annual periods beginning on or after
a date to be determined.

Effective for annual periods beginning on or after
1st January, 2020.

In addition to the above new HKFRSs and
amendments to HKFRSs, a revised Conceptual
Framework for Financial Reporting was issued
in 2018. Its consequential amendments, “the
Amendments to References to the Conceptual
Framework in HKFRS Standards”, will be effective
for annual periods beginning on or after 1st
January, 2020.

The Directors of the Company anticipate that the
application of all the above new HKFRSs and
amendments to HKFRSs will have no material
effect on the Group’s consolidated financial
statements in the foreseeable future.
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Notes to the Consolidated Financial Statements

R B IRARMIEE

For the year ended 31st December, 2019 BE—Z—NF+-_A=+—HIFE

3. SIGNIFICANT ACCOUNTING

POLICIES

The consolidated financial statements have been
prepared in accordance with HKFRSs issued by
the HKICPA and comply with the requirements
of the Hong Kong Companies Ordinance which
concern the preparation of consolidated financial
statements. In addition, the consolidated financial
statements include applicable disclosures required
by the Rules Governing the Listing of Securities on
the Stock Exchange (the “Listing Rules”).

The consolidated financial statements have been
prepared on the historical cost basis, except for
certain financial instruments, which are measured
at fair value, as explained in the accounting
policies set out below.

Historical cost is generally based on the fair value
of the consideration given in exchange for goods
and services.

Fair value is the price that would be received to
sell an asset or paid to transfer a liability in an
orderly transaction between market participants
at the measurement date, regardless of whether
that price is directly observable or estimated using
another valuation technique. In estimating the fair
value of an asset or a liability, the Group takes
into account the characteristics of the asset or
liability if market participants would take those
characteristics into account when pricing the asset
or liability at the measurement date. Fair value for
measurement and/or disclosure purposes in these
consolidated financial statements is determined
on such a basis, except for share-based payment
transactions that are within the scope of HKFRS
2 “Share-based Payment”, leasing transactions
that are accounted for in accordance with HKAS
16 “Leases” (since 1st January, 2019) or HKAS 17
“Leases” (before application of HKFRS 16), and
measurements that have some similarities to fair
value but are not fair value, such as net realisable
value in HKAS 2 “Inventories” or value in use in
HKAS 36 “Impairment of Assets”.

3. TESHHEE

RNiZEMBERRIIZBEL SRR G M
(BB BEREERDREANEREE
CRAMGH) B MRS & M IS MR AER R
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BELRAEERR EETERTAZR
FEF BRI

FE S AR —RARIEE ) S RS RSB
ZAFEMEE -

NFERNRAERHMS2EEREFRS
HE—REEMSKEER —RE B
X2 B MAm&EREE A EREE
HAEM S —EAERMIEL G - W5
S2EENFERMHEEXARATERSE
BEESREZIRH  AAXAKERGTEE
FBREZRAFERKERZFEHH - LER
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Notes to the Consolidated Financial Statements
A SRR

For the year ended 31st December, 2019 BE—Z—NF+-_A=+—HIFE

3. SIGNIFICANT ACCOUNTING 3. TESHHEXw®

PO L I C I ES (Continued)

A fair value measurement of a non-financial asset
takes into account a market participant’s ability to
generate economic benefits by using the asset in
its highest and best use or by selling it to another
market participant that would use the asset in its
highest and best use.

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

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

e |evel 2 inputs are inputs, other than quoted
prices included within Level 1, that are
observable for the asset or liability, either
directly or indirectly; and

e Level 3 inputs are unobservable inputs for the
asset or liability.

The principal accounting policies are set out
below.

Basis of consolidation

The consolidated financial statements incorporate
the financial statements of the Company and entities
controlled by the Company and its subsidiaries.
Control is achieved when the Company:

e has power over the investee;

e s exposed, or has rights, to variable returns
from its involvement with the investee; and

e has the ability to use its power to affect its
returns.
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Notes to the Consolidated Financial Statements

R B IRARMIEE

For the year ended 31st December, 2019 BE—Z—NF+-_A=+—HIFE

3. SIGNIFICANT ACCOUNTING

POLICIES (Continued)
Basis of consolidation (continued)

The Group reassesses whether or not it controls
an investee if facts and circumstances indicate
that there are changes to one or more of the three
elements of control listed above.

Consolidation of a subsidiary begins when the
Group obtains control over the subsidiary and
ceases when the Group loses control of the
subsidiary. The results of subsidiary acquired or
disposed of during the year are included in the
consolidated statement of profit or loss from the
date of the Group gains control until the date when
the Group ceases to control the subsidiary.

Where necessary, adjustments are made to the
financial statements of subsidiaries to bring their
accounting policies into line with those used by the
Group.

All significant inter-group transactions, balances,
income and expenses are eliminated on consolidation.

Non-controlling interests in the net assets of
consolidated subsidiaries are presented separately
from the Group’s equity therein.

Profit or loss and each item of other comprehensive
income are attributed to the owners of the
Company and to the non-controlling interests even
if this results in the non-controlling interests having
a deficit balance.

Interest in an associate

An associate is an entity over which the Group has
significant influence and that is neither a subsidiary
nor an interest in a joint venture. Significant influence
is the power to participate in the financial and
operating policy decisions of the investee but is
not control or joint control over those policies.

3. TESTHE

mEREE

HESERBRBER LA =TAEFRERH
—IAA L HIREE  AAEE BTG
HREOHRIRE D EE G -

EAEBESHMME QR 2 R R n Y
HGa AR YEASERIHHBARZ
ZHERHER LGRS AR - RERKEK
HEMBRARZXEBAKEISHE AR
%|J$’Z£ZEIH;ﬁfLEi$EITET il B B
Al BIERER S Ba R NIk

HMEFE AEESHHBLAZHBEHREK
EHAE  RESABRREASEMRAE
REF—B o

AEBARRZHEAMBERR S - & K
ARG ER A A E R -

REMBAREERED 2 FERRRER
HEAKEMEZESENIFRES

BE e REREEBRAR
MAREERSEMEEKEEAR R %E@$
NEEETA AR IR R

R—XBEQT 2R

ERAEASEHETEEAZENE
HI?FEW% AN ECENE
3o BAFERENIRETNMBREE
BERE LB 2 EE - BB TS ARE
i E R e

min o
kDIE E

‘/

\

ANNUAL REPORT 2019 S/Z &R

80



81

Notes to the Consolidated Financial Statements
A SRR

For the year ended 31st December, 2019 BE—Z—NF+-_A=+—HIFE

3. SIGNIFICANT ACCOUNTING 3. TESHHEXw®

POLICIES (Continued)
Interest in an associate (continued)

The results and assets and liabilities of associates
are incorporated in these consolidated financial
statements using the equity method of accounting.
Under the equity method, interest in an associate
is initially recognised in the consolidated statement
of financial position at cost and adjusted thereafter
to recognise the Group’s share of the profit or loss
and other comprehensive income of the associate.
When the Group’s share of losses of an associate
equals or exceeds its interest in that associate,
the Group discontinues recognising its share of
further losses. Additional losses are recognised
only to the extent that the Group has incurred legal
or constructive obligations or made payments on
behalf of that associate.

The associate’s financial statements used for the
application of equity method of accounting are
prepared using uniform accounting policies with
the Group for transactions and events in similar
circumstances. Where necessary, adjustments are
made to the financial statements of the associate to
bring its accounting policies into line with those used
in the Group’s consolidated financial statements.

The Group assesses whether there is an objective
evidence that the interest in an associate may be
impaired. When any objective evidence exists, the
entire carrying amount of the investment (including
goodwill) is tested for impairment in accordance
with HKAS 36 as a single asset by comparing its
recoverable amount (higher of value in use and fair
value less costs to sell) with its carrying amount.
Any impairment loss recognised forms part of the
carrying amount of the investment. Any reversal of
that impairment loss is recognised in accordance
with HKAS 36 to the extent that the recoverable
amount of the investment subsequently increases.

When a group entity transacts with its associate,
profits or losses resulting from the transactions
with the associate are recognised in the Group’s
consolidated financial statements only to the
extent of interests in the associate that are not
related to the Group.
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Notes to the Consolidated Financial Statements

R B IRARMIEE

For the year ended 31st December, 2019 BE—Z—NF+-_A=+—HIFE

3. SIGNIFICANT ACCOUNTING

POLICIES (Continued)
Financial instruments

Financial assets and financial liabilities are
recognised when a group entity becomes a party
to the contractual provisions of the instrument. All
regular way purchases or sales of financial assets
are recognised and derecognised on a trade
date basis. Regular way purchases or sales are
purchases or sales of financial assets that require
delivery of assets within the time frame established
by regulation or convention in the market place.

Financial assets and financial liabilities are initially
measured at fair value. Transaction costs that
are directly attributable to the acquisition or issue
of financial assets and financial liabilities (other
than financial assets or financial liabilities at fair
value through profit or loss (“FVTPL”) are added
to or deducted from the fair value of the financial
assets or financial liabilities, as appropriate, on
initial recognition. Transaction costs directly
attributable to the acquisition of financial assets or
financial liabilities at fair value through profit or loss
are recognised immediately in the consolidated
statement of profit or loss.

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

e M RARMEE

For the year ended 31st December, 2019 BE—Z—NF+-_A=+—HIFE

3. SIGNIFICANT ACCOUNTING
POLICIES (Continued)

Financial instruments (continueq)

Financial assets

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

e the financial asset is held within a business
model whose objective is to hold financial
assets in order to collect contractual cash
flows; and

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

All other financial assets are subsequently measured
at FVTPL, except that at the date of initial application
of HKFRS 9 “Financial Instruments”/initial recognition
of a financial asset the Group may irrevocably elect to
present subsequent changes in fair value of an equity
investment in other comprehensive income if that
equity investment is not held for trading.

A financial asset is held for trading if:

e it has been acquired principally for the purpose
of selling in the near term; or

e on initial recognition it is a part of a portfolio of
identified financial instruments that the Group
manages together and has a recent actual
pattern of short-term profit-taking; or

e |t is a derivative that is not designated and
effective as a hedging instrument.
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Notes to the Consolidated Financial Statements

R B IRARMIEE

For the year ended 31st December, 2019 BE—Z—NF+-_A=+—HIFE

3. SIGNIFICANT ACCOUNTING
POLICIES (Continued)

Financial instruments (continueq)

Financial assets (Continued)

(i)

(i)

Amortised cost and interest income

Interest income is recognised using the
effective interest method for financial assets
measured subsequently at amortised cost.
Interest income is calculated by applying the
effective interest rate to the gross carrying
amount of a financial asset.

Equity instruments designated as at fair
value through other comprehensive income
(“FVTOCI”)

Investments in equity instruments at FVTOCI
are subsequently measured at fair value with
gains and losses arising from changes in fair
value recognised in other comprehensive
income and accumulated in the investment
revaluation reserve and are not subject to
impairment assessment. The cumulative
gain or loss will not be reclassified to the
consolidated statement of profit or loss on
disposal of the equity investments, and will be
transferred to retained profits.

Dividends from these investments in equity
instruments are recognised in the consolidated
statement of profit or loss when the Group’s
right to receive the dividends, unless the
dividends clearly represent a recovery of
part of the cost of the investment. Dividends
are separately disclosed in the consolidated
statement of profit or loss.

Financial assets at FVTPL

Financial assets that do not meet the criteria
for being measured at amortised cost or
designated as FVTOCI are measured at
FVTPL.

Financial assets at FVTPL are measured at
fair value at the end of each reporting period,
with any fair value gains or losses recognised
in the consolidated statement of profit or
loss. The net gain or loss recognised in
the consolidated statement of profit or loss
includes any dividend or interest earned on
the financial asset and is separately disclosed
in the consolidated statement of profit or loss.
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Notes to the Consolidated Financial Statements
A SRR

For the year ended 31st December, 2019 EZ ==

3. SIGNIFICANT ACCOUNTING

PO L I C I ES (Continued)

Financial instruments (continueq)

Financial assets (Continued)

Impairment of financial assets

The Group performs impairment assessment under
expected credit loss (“ECL”) model on financial
assets which are subject to impairment under
HKFRS 9 (including other receivables and bank
balances). The assessment on ECL is updated at
each reporting date to reflect changes in credit risk
since initial recognition.

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

Significant increase in credit risk

In assessing whether the credit risk has increased
significantly since initial recognition, the Group
compares the risk of a default occurring on the
financial instrument as at the reporting date with
the risk of a default occurring on the financial
instrument as at the date of initial recognition.
In making this assessment, the Group considers
both quantitative and qualitative information that
is reasonable and supportable, including historical
experience and forward-looking information that is
available without undue cost or effort.
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Notes to the Consolidated Financial Statements

R B IRARMIEE

For the year ended 31st December, 2019 BE—Z—NF+-_A=+—HIFE

3. SIGNIFICANT ACCOUNTING

PO L I C I ES (Continued)

Financial instruments (continueq)

Financial assets (Continued)

Significant increase in credit risk (Continued)

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

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

e significant deterioration in external market
indicators of credit risk, e.g. a significant
increase in the credit spread or the credit
default swap prices for the debtor;

e existing or forecast adverse changes in
business, financial or economic conditions
that are expected to cause a significant
decrease in the debtor’s ability to meet its
debt obligations;

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

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

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

When a financial instrument is determined to have
low credit risk, the Group assumes that the credit
risk on the financial instrument has not increased
significantly since initial recognition.

The Group considers that default has occurred
when the financial instrument is more than 90
days past due unless the Group has reasonable
and supportable information to demonstrate that a
more lagging default criterion is more appropriate.
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Notes to the Consolidated Financial Statements
A SRR

For the year ended 31st December, 2019 BE—Z—NF+-_A=+—HIFE

3. SIGNIFICANT ACCOUNTING 3. TESHHEXw®

PO L I C I ES (Continued)

Financial instruments (continueq)

Financial assets (Continued)

Measurement and recognition of ECL

The measurement of ECL is a function of the
probability of default, loss given default (i.e.
the magnitude of the loss if there is a default)
and the exposure at default. The assessment
of the probability of default and loss given
default is based on historical data adjusted by
forward-looking information.

Generally, the ECL is estimated as the difference
between all contractual cash flows that are due to
the Group in accordance with the contract and all
the cash flows that the Group expects to receive,
discounted at the effective interest rate determined
at initial recognition.

The Group recognises on impairment gain or loss
in the consolidated statement of profit or loss
for all financial assets by adjusting their carrying
amount.

Financial liabilities and equity

Debt and equity instruments are classified as either
financial liabilities or as equity in accordance with
the substance of the contractual arrangements
and the definitions of a financial liability and an
equity instrument.

Equity instruments

An equity instrument is any contract that evidences
a residual interest in the assets of the Group after
deducting all of its liabilities. Equity instruments
issued by the Company are recognised at the
proceeds received, net of direct issue costs.

Repurchase of the Company’s own equity
instruments is recognised and deducted directly
in equity. No gain or loss is recognised in the
consolidated statement of profit or loss on the
purchase, sale, issue or cancellation of the
Company’s own equity instruments.
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Notes to the Consolidated Financial Statements

R B IRARMIEE

For the year ended 31st December, 2019 BE—Z—NF+-_A=+—HIFE

3. SIGNIFICANT ACCOUNTING

PO L I C I ES (Continued)

Financial instruments (continueq)

Financial liabilities and equity (Continued)

Financial liabilities

All financial liabilities (representing trade and other
payables) are subsequently measured at amortised
cost using the effect interest method.

Derecognition

The Group derecognises a financial asset only
when the contractual rights to the cash flows from
the asset expire, or when it transfers the financial
asset and substantially all the risks and rewards of
ownership of the asset to another entity.

On derecognition of a financial asset measured at
amortised cost, the difference between the asset’s
carrying amount and the sum of the consideration
received and receivable is recognised in the
consolidated statement of profit or loss.

On derecognition of an investment in equity
instrument which the Group has elected on initial
recognition to measure at FVTOCI, the cumulative
gain or loss previously accumulated in the
investment revaluation reserve is not reclassified to
the consolidated statement of profit or loss, but is
transferred to retained profits.

The Group derecognises financial liabilities when
and only when, the Group’s obligations are
discharged, cancelled or have expired. The difference
between the carrying amount of the financial
liability derecognised and the consideration paid
and payable is recognised in the consolidated
statement of profit or loss.
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Notes to the Consolidated Financial Statements
A SRR

For the year ended 31st December, 2019 BE—Z—NF+-_A=+—HIFE

3. SIGNIFICANT ACCOUNTING 3. TESHHEXw®

PO L I C I ES (Continued)

Investment properties

Investment properties are properties held to earn
rentals and/or for capital appreciation.

On initial recognition, investment properties
are measured at cost, including any directly
attributable expenditure. Subsequent to initial
recognition, investment properties are stated at
cost less subsequent accumulated depreciation
and any accumulated impairment losses.
Depreciation is charged so as to write off the cost
of investment properties using the straight-line
method. Freehold lands are not depreciated
and are measured at cost less accumulated
impairment losses.

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

Property, plant and equipment

Property, plant and equipment are stated in the
consolidated statement of financial position at cost
less subsequent accumulated depreciation and
accumulated impairment losses, if any.

Depreciation is recognised so as to write off the
cost of items of property, plant and equipment,
other than freehold land over their estimated useful
lives and after taking into account their estimated
residual value, using the straight-line method.

An item of property, plant and equipment is
derecognised upon disposal or when no future
economic benefits are expected to arise from the
continued use of the asset. Any gain or loss arising
on derecognition of the asset is determined as the
difference between the net disposal proceeds and
the carrying amount of the item and is included in
the consolidated statement of profit or loss in the
period in which the item is derecognised.
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Notes to the Consolidated Financial Statements

R B IRARMIEE

For the year ended 31st December, 2019 BE—Z—NF+-_A=+—HIFE

3. SIGNIFICANT ACCOUNTING

PO L I C I ES (Continued)

Impairment on tangible assets

At the end of the reporting period, the Group
reviews the carrying amounts of its tangible assets
to determine whether there is any indication that
those assets have suffered an impairment loss. If
the recoverable amount of an asset is estimated
to be less than its carrying amount, the carrying
amount of the asset is reduced to its recoverable
amount. An impairment loss is recognised
immediately in the consolidated statement of profit
or loss.

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

Properties held for sale

Properties held for sale are stated at the lower of
cost or net realisable value.

Revenue from contracts with
customers

The Group recognises revenue when (or as) a
performance obligation is satisfied, i.e. when
“control” of the goods underlying the particular
performance obligation is transferred to the
customer.

A performance obligation represents a goods (or
a bundle of goods) that is distinct or a series of
distinct goods that are substantially the same.

Revenue from sales of properties is recognised at
a point in time when the customer obtains control
of the distinct goods.
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Notes to the Consolidated Financial Statements
A SRR

For the year ended 31st December, 2019 BE—Z—NF+-_A=+—HIFE

3. SIGNIFICANT ACCOUNTING 3. TESHHEXw®

PO L I C I ES (Continued)

Leases

The Group as lessor

Leases for which the Group is a lessor are
classified as finance or operating leases. Whenever
the terms of the lease transfer substantially all
the risks and rewards incidental to ownership of
an underlying asset to the lessee, the contract is
classified as a finance lease. All other leases are
classified as operating leases.

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

Rental income which are derived from the Group’s
ordinary course of business are presented as
revenue.

Foreign currencies

In preparing the financial statements of each
individual group entity, transactions in currencies
other than the functional currency of that entity
(foreign currencies) are recorded in the respective
functional currency at the rates of exchanges
prevailing on the dates of the transactions. At
the end of the reporting period, monetary items
denominated in foreign currencies are retranslated
at the rates prevailing at that date. Non-monetary
items that are measured in terms of historical cost
in a foreign currency are not retranslated.

Exchange differences on monetary items are
recognised in consolidated statement of profit or
loss in the period in which they arise.
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Notes to the Consolidated Financial Statements

R B IRARMIEE

For the year ended 31st December, 2019 BE—Z—NF+-_A=+—HIFE

3. SIGNIFICANT ACCOUNTING

POLICIES (Continued)
Foreign currencies (continued)

For the purposes of presenting the consolidated
financial statements, the assets and liabilities of
the Group’s foreign operations are translated into
the presentation currency of the Group (i.e. Hong
Kong dollars (“HKD”)) at the rates of exchange
prevailing at the end of the reporting period,
and their income and expenses are translated at
the average exchange rates for the year, unless
exchange rates fluctuate significantly during
the period, in which case, the exchange rates
prevailing at the dates of transactions are used.
Exchange differences arising, if any, are recognised
in other comprehensive income and accumulated
in the foreign currency translation reserve. Such
exchange differences are recognised in the
consolidated statement of profit or loss in the
period in which the foreign operation is disposed
of.

Taxation

Taxation represents the sum of the tax currently
payable and deferred tax.

The tax currently payable is based on taxable
profit for the year. Taxable profit differs from
profit before taxation because it excludes items of
income or expense that are taxable or deductible
in other years, and items that are never taxable
or deductible. The Group’s liability for current
tax is calculated using tax rates that have been
enacted or substantively enacted by the end of the
reporting period.

Deferred tax is recognised on temporary differences
between the carrying amounts of assets and
liabilities in the consolidated financial statements
and the corresponding tax base used in the
computation of taxable profit. Deferred tax
liabilities are generally recognised for all taxable
temporary differences, and deferred tax assets
are recognised to the extent that it is probable
that taxable profits will be available against which
deductible temporary differences can be utilised.
Such assets and liabilities are not recognised if
the temporary difference arises from the initial
recognition of the assets and liabilities in a
transaction that affects neither the taxable profit
nor the accounting profit.
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Notes to the Consolidated Financial Statements
A SRR

For the year ended 31st December, 2019 BE—Z—NF+-_A=+—HIFE

3. SIGNIFICANT ACCOUNTING 3. TESHHEXw®

PO L I C I ES (Continued)
Taxation (continued)

Deferred tax liabilities are recognised for taxable
temporary differences associated with investments
in subsidiaries and interest in an associate, except
where the Group is able to control the reversal of
the temporary difference and it is probable that
the temporary difference will not reverse in the
foreseeable future. Deferred tax assets arising from
deductible temporary differences associated with
such investments and interest are only recognised
to the extent that it is probable that there will be
sufficient taxable profits against which to utilise the
benefits of the temporary differences and they are
expected to reverse in the foreseeable future.

The carrying amount of deferred tax assets is
reviewed at the end of the reporting period and
reduced to the extent that it is no longer probable
that sufficient taxable profits will be available to
allow all or part of the asset to be recovered.

The measurement of deferred tax assets and
liabilities reflects the tax consequences that
would follow from the manner in which the Group
expects, at the end of the reporting period, to
recover or settle the carrying amount of its assets
and liabilities.

Deferred tax assets and liabilities are measured
at the tax rates that are expected to apply in the
period when the liability is settled or the asset is
realised, based on tax rate (and tax laws) that has
been enacted or substantively enacted by the end
of the reporting period.

Deferred tax assets and liabilities are offset when
there is a legally enforceable right to set off current
tax assets against current tax liabilities and when
they relate to income taxes levied to the same
taxable entity by the same taxation authority.

Current tax and deferred tax are recognised in the
consolidated statement of profit or loss.
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3.

Notes to the Consolidated Financial Statements

R B IRARMIEE

For the year ended 31st December, 2019 BE—Z—NF+-_A=+—HIFE

SIGNIFICANT ACCOUNTING
POLICIES (Continued)

Retirement benefits schemes

Contributions payable by the Group to its defined
contribution retirement benefits schemes are
charged as an expense to the consolidated
statement of profit or loss when employees
have rendered service entitling them to the
contributions.

Short-term employee benefits

Short-term employee benefits are recognisd at the
undiscounted amount of the benefits expected
to be paid as and when employees rendered the
services. All the short-term employee benefits are
recognised as an expense unless another HKFRS
requires or permits the inclusion of the benefit in
the cost of an asset.

KEY SOURCE OF ESTIMATION
UNCERTAINTY

In the application of the Group’s accounting
policies, which are described in Note 3, the
Directors of the Company are required to make
judgments, estimates and assumptions about
the carrying amounts of assets and liabilities that
are not readily apparent from other sources. The
estimates and associated assumptions are based
on historical experience and other factors that are
considered to be relevant. Actual results may differ
from these estimates.

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

The key source of estimation uncertainty that can
significantly affect the amounts recognised in the
financial information in the next financial year is
disclosed as follows:
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Notes to the Consolidated Financial Statements
A SRR

For the year ended 31st December, 2019 BE—Z—NF+-_A=+—HIFE

UNCERTAINTY (Continued)
Valuation of properties held for sale

Properties held for sale are measured at the lower
of cost or net realisable value. Net realisable value
is determined by reference to Directors’ estimates
based on the prevailing market condition. The
Group has properties held for sale in Shanghai,
which exposes the Group to certain price risk.
If the net realisable value is less than the cost,
impairment on the properties held for sale has to
be made. The management is optimistic about the
prospect of the Group’s investment in the property
sector and it has been cautious in formulating
and reviewing regularly the Group’s business
plan. The carrying amount of properties held for
sale of the Group at 31st December, 2019 was
HK$15,045,000 (2018: HK$15,634,000).

Fair value measurement of
unlisted equity instruments

The fair value of unlisted equity instruments are
determined with reference to the adjusted net
assets values of the investments or arrived at
market approach, which included inputs that are
not based on observable market data. If there
are changes in facts and circumstances which
result in revision of the unobservable market
data, such changes will impact the fair value.
Note 6(c) provide detailed information about the
valuation techniques, inputs and key assumptions
used in the determination of the fair value of the
unlisted equity instruments. The carrying amount
of unlisted equity instruments of the Group at
31st December, 2019 was HK$10,557,000 (2018:
HK$11,036,000).
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Notes to the Consolidated Financial Statements
A HRRMEE

For the year ended 31st December, 2019 BE—Z—NF+-_A=+—HIFE

5. CAPITAL RISK MANAGEMENT 5. X EkEE

The Group manages its capital to ensure that REBZERNEREERRASBAZE
entities in the Group will be able to continue as ERAFHIHELSSE  ARKEBRELER
a going concern while maximising the return to Kz uﬁ%%ﬂxﬁp%jifﬁ@#& AEEZ
shareholders through the optimisation of the debt BB R T EEHITE

and equity balances. The Group’s overall strategy
remains unchanged from the prior year.

The capital structure of the Group consists of KEBE 2 EREE a?EZISQ\ AEmSTA AL
equity attributable to owners of the Company, RS BB BITHRA  FERRE S
comprising issued share capital, reserves and K| o

retained profits.

The Directors of the Company review the capital ARREETFTHRTEARE  ERES
structure periodically by considering the cost of BB N AR N & & N8 Bl B M s ZJ—L(&M N
capital and the risks associated with each class of EEEREEER  FRRMNRE  BETH
capital. When necessary, the Group will balance A% ~ BB () A M B 1T 1E LA%&]E%&%@? =
its overall capital structure through the payment of INZRFE o

dividends, new share issues and share buy-backs
as well as the issue of new debt.

6. FINANCIAL INSTRUMENTS 6. T H
(a) Categories of financial (a) €@t T B 3E 7RI
instruments
2019 2018
—E2-hEF —E-N\F
HK$’000 HK$’000
FExT T& T
Financial assets BEEE
Financial assets at FVTPL BAFEFABRLZ
MBEE 222,659 114,964
Financial assets at amortised cost 1Z#$4 Kk ANt 8 7 M & E 1,105,271 1,334,041
Equity instruments at FVTOCI ERVEFAEMEE
Wz lRATER 490,319 557,569
Financial liabilities BEaE
At amortised cost biog: 1= DN 5,202 12,250
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Notes to the Consolidated Financial Statements

e M RARMEE

For the year ended 31st December, 2019 BE—Z—NF+-_A=+—HIFE

6. FINANCIAL INSTRUMENTS

(Continued)

(b) Financial risks management

objectives and policies

The Group’s major financial instruments
include financial assets at FVTPL, equity
instruments at FVTOCI, other receivables,
cash and bank balances and trade and
other payables. Details of these financial
instruments are disclosed in respective notes.
The risks associated with these financial
instruments include market risk (currency risk,
interest rate risk and equity price risk), credit
risk and liquidity risk. The policies on how to
mitigate these risks are set out below. The
management manages and monitors these
exposures to ensure appropriate measures
are implemented in a timely and effective
manner.

Market Risk

The Group’s activities expose it primarily
to the financial risks of changes in foreign
currency exchange rates, interest rates and
equity prices. Market risk exposures are
further measured by sensitivity analysis. There
has been no significant change to the Group’s
exposure to market risks or the manner in
which it manages and measures the risk.
Details of each type of market risks are
described as follows:

(i) Currency risk

Certain cash and bank balances and
listed equity securities held by the Group
are denominated in Renminbi (“RMB”)
which is a foreign currency other than
functional currency (i.e. HKD) of the
relevant Group entities (see Notes 19
and 20). The Group currently does not
have a foreign currency hedging policy.
However, management monitors foreign
exchange exposure and will consider
hedging significant foreign currency
exposure should the need arises.
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Notes to the Consolidated Financial Statements

For the year ended 31st December, 2019 HZ =%

6. FINANCIAL INSTRUMENTS

(Continued)

(b) Financial risks management
objectives and policies (continued)

Market Risk (continued)

(i)

(ii)

(iii)

Currency risk (Continued)
Sensitivity analysis

The sensitivity analyses below have been
determined based on the exposure to
currency risk at the end of the reporting
period.

The following details the Group’s sensitivity
to a 5% (2018: 5%) appreciation/
depreciation in HKD against RMB.

e post-tax profit for the year ended
31st December, 2019 would
decrease/increase by approximately
HK$1,413,000 (2018: HK$1,332,000).

Interest rate risk

The Group has minimal interest rate risk
as most of the interest bearing financial
assets are bank deposits. As the Group
does not expect material fluctuation in
interest rate movement, the exposure to
interest rate risk is insignificant.

Equity price risk

The Group is exposed to equity price risk
through its investments in listed equity
securities. The management manages
this exposure by maintaining a portfolio
of investments with different risks and
closely monitor the price changes. In
additions, the Group also invested in
certain unquoted equity instruments for
long term strategic purposes which had
been designed as FVTOCI. The Directors
of the Company closely manage the price
risk by regularly reviewing the performance
of the unquoted equity instruments.
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Notes to the Consolidated Financial Statements
A SRR

For the year ended 31st December, 2019 BE—Z—NF+-_A=+—HIFE

6. FINANCIAL INSTRUMENTS 6. @I A
(Continued)
(b) Financial risks management (b) MBEEREEEEREE @
objectives and policies (continued)
Market Risk (continued) g R )
(iii) Equity price risk (Continued) (iii) R EEE L (&)
Sensitivity analysis BBREDN
The sensitivity analyses below have TH 2 BRE DT HIRERE BR
been determined based on the exposure ZEAREBRERSEEMET ° 57
to equity price risk at the end of the AFE=ZBRATFEFEZERERRN
reporting period. Sensitivity analysis for TRZGREDTHIMITE6C)HE -

unquoted equity investments with fair
value measurement categorised within
Level 3 were disclosed in Note 6(c).

If the prices of the respective equity MBI AT B Z B £ T &
securities had been 10% (2018: 10%) 10% (ZZ—\F : 10%)
higher/lower:

e post-tax profit for the year ended 31st e HE_Z-NFt+_A=+-—
December, 2019 would increase/decrease BIEFEAEE 2 H& R
by approximately HK$18,592,000 HRBEA T ET AR 2 M5
(2018: HK$9,599,000) for the Group as BE2ANFEZEME N W
a result of the changes in fair value of 4 #118,592,000% T (= &
financial assets at FVTPL; and — A% : 9,599,000/ 7T) : &

e other comprehensive income would e AEBZHEMPEWZSHR
increase/decrease by approximately BAFEFAEMEAYKE 2
HK$47,976,000 (2018: HK$54,653,000) ETRATEZ AFEZS T
for the Group as a result of the # 0,/ > #947,976,0007 T
changes in fair value of listed equity (ZZ— \F : 54,653,000/%8
instruments at FVTOCI. JL) °
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Notes to the Consolidated Financial Statements

R B IRARMIEE

For the year ended 31st December, 2019 BE—Z—NF+-_A=+—HIFE

6. FINANCIAL INSTRUMENTS

(Continued)

(b) Financial risks management

objectives and policies (continued)

Credit Risk and Impairment
Assessment

As at 31st December, 2019, the Group’s
maximum exposure to credit risk, which will
cause a financial loss to the Group, arises
from the carrying amount of respective
recognised financial assets as stated in the
consolidated statement of financial position
due to failure to perform an obligation by the
counterparties.

In order to minimise the credit risk, the
Group will ensure that follow-up action is
taken to recover any overdue debts. The
Group reviews the recoverable amount of
each individual receivable at the end of the
reporting period to ensure that adequate
impairment losses are recognised for
irrecoverable amounts. In this regard, the
Directors of the Company consider that the
Group’s credit risk is significantly reduced.

As at 31st December 2019, other than those
financial assets whose carrying amounts best
represent the maximum exposure to credit
risk, the Group does not hold any collateral or
other credit enhancements to cover the credit
risks associated with those financial assets.

The Group measures the loss allowance on
other receivables and liquid funds equal to
12-month ECL. Since the Directors of the
Company consider the probability of default
on counterparties is remote and therefore
given they are of low credit risk, the Group
presumes there has been no significant
increase in credit risk. No ECL allowance
has been recognised as the amount is not
considered to be material.

Besides concentration of credit risk on liquid
funds which are deposited with several banks
and security brokers with high credit ratings,
the Group does not have any other significant
concentration of credit risk.
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Notes to the Consolidated Financial Statements

e M RARMEE

For the year ended 31st December, 2019 BE—Z—NF+-_A=+—HIFE

6. FINANCIAL INSTRUMENTS

(Continued)

(b) Financial risks management
objectives and policies (continueq)

Liquidity Risk

The Group expects to have sufficient funds
to meet its financial obligations when they fall
due.

In the management of the liquidity risk,
the Group monitors and maintains a level
of cash and cash equivalents deemed
adequate by management to finance the
Group’s operations and mitigate the effects
of fluctuations in cash flows. The Group will
consider raising bank borrowings when it is
necessary.

Liquidity table

The following table details the Group’s
remaining contractual maturity for its financial
liabilities. The table has been drawn up based
on the undiscounted cash flows of financial
liabilities based on the earliest date on which
the Group can be required to pay.

6. R T A s

(b) HEEMREERERBE =

REBE SR

AEEFARFHATHE S R AR B
ENEBMBER -

EEERBECRRIE  NEEER
LB EEERRARCRAEMAEE
BRENKFUBRNAKEZERST K
BMERERERBNTE - AEEHKR
BREREREMARITEER -

TRFINAKRENTHBRBZHRTEH
BHBER o R IDIBRIBASK BN AT BER
EREEVBABNZF AR RHEE
BemEmla -

Less than

3 months Total

DSR=EA #at

HK$°000 HK$’000

FET F#ERT
As at 31st December, 2019 R=-ZFE—h&E+=-A=+—H

Trade and other payables ERNEZERREAMBEMNER 5,202 5,202
As at 31st December, 2018 RZE—NE+=-_B=+—H

Trade and other payables JEATE 5 BR R M E b R AT BR X 12,250 12,250
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Notes to the Consolidated Financial Statements
A HRRMEE

For the year ended 31st December, 2019 BE—Z—NF+-_A=+—HIFE

6. FINANCIAL INSTRUMENTS 6. TR T R e

(Continued)

(c) Fair value measurements of (c) EMI Az A FEFE
financial instruments
Some of the Group’s financial instruments REEHX e TARNSHERREZA
are measured at fair value at the end of each FEAE TREREBUMNEEZS
reporting period. The following table gives ERMIAEZATEENEMERANMG
information about how the fair values of B L ASE) &R -

these financial instruments are determined (in
particular, the valuation techniques and inputs

used).
Fair value as at
31st December
R+t-A=+—-HZA¥AE
2019 2018 Valuation
—E—-hAE —Z—/\F Fairvalue techniques

Financial instruments HK$’000 HK$’000  hierarchy and key inputs

$RWMIA TER TELT DFERHN GERTRIE@ARE

Financial assets at FVTPL 222,659 114,964 Level 1 Quoted prices in an

BRATEFABE U BEE F—#  active market

RIEBRTS 2 RIE

Equity instruments at FVTOCI

BAFEFAREMEZEKE 2

AT A

- Unlisted equity investments 6,389 6,812 Level 3 Note (a)
FLETRAEKE E=H Hita)

— Unlisted equity investments 4,168 4,224 Level 3 Note (b)
FLETRAKE E=H Hatw)

- Listed equity investment 479,762 546,533 Level 1 Quoted prices in an
ETRAEZE F—#  active market

RIEBTIS 2 RIE
712,978 672,533

Notes: Bt -

(@) The fair value is determined with reference () AFEIZEZIIELTRARE KEFHE
to the adjusted net assets values of the MEEFEMETE - HHEEEQRM
unlisted equity investments. The adjustment B EEEE (B LETRAKRSE)
is applied on the underlying assets held by EX AR AW BEHR
the investee companies, which comprised JEEMRARE 2 AFE 2N R
unlisted equity investments. An increase/ P o

decrease in the adjustment would result in
an increase/decrease in the fair value of the
unlisted equity investments.
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Notes to the Consolidated Financial Statements
A SRR

For the year ended 31st December, 2019 BE—Z—NF+-_A=+—HIFE

6. FINANCIAL INSTRUMENTS 6. R T B

103

(Continued)

(c) Fair value measurements of
financial instruments (continueq)

Notes: (Continued)

(o) The fair value is determined based on market
approach for business enterprises valuation
with reference to the market capitalisation
of listed entities in similar industries with
consideration of marketability discount. A
slight increase in the marketability discount
would result in a significant decrease in
the fair value of the investments, and vice
versa.

Reconciliation of Level 3
fair value measurements

Unlisted equity investments measured at

(c) EMIAZAFENE

Wiet - (&)

(o) RAFEIDRETHEALSEELUITE
ZEMERsMEHEEETHE
YERBHSRBIETEMEE - M5
MBI R c BB NS ERZER
BZRFERERDY  RZIFA -

BE=ZRAFEFEZHE

BAVEFARMEEKAAEZIFLE

FVTOCI: MIRARE :
HK$’000
FTERT
As at 1st January, 2018 R-ZE—N\F—H—H 43,791
Fair value loss recognised in other REMEEYNEERLZ
comprehensive income NFEEE (30,547)
Effect of foreign exchange rate changes GNEEPE R &) 7 & (2,208)
As at 31st December, 2018 N-TE—)\F
+=-—A=+—8H 11,036
Fair value loss recognised in other REMEEYEERZ
comprehensive income N EEE (272)
Effect of foreign exchange rate changes GNEE [ R &) 7 s 2 (207)
As at 31st December, 2019 R-ZZF-h&F
+=HA=+—H 10,557

There were no transfers between Level 1, 2
and 3 in both years.

Except the financial assets that are measured
at fair value on a recurring basis, the Directors
of the Company consider that the carrying
amounts of financial assets and financial
liabilities recognised in the consolidated
financial statements approximate their fair
values.
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Notes to the Consolidated Financial Statements

For the year ended 31st December, 2019 HZ =%

GROSS PROCEEDS FROM
OPERATIONS AND REVENUE

e M BRRME
—hEtZA=t+—ALFE

KEWZBERWA

2019 2018
—E-NF —ZE—)\F
HK$’000 HK$’000
F&T FHET
Sales of properties HEME 969 37,381
Leasing of properties A8 2 587 738
REVENUE PN 1,556 38,119
Gross proceeds from disposal of HERANFEETAERZZ
financial assets at FVTPL M EEZWRiERE 127,924 78,007
Dividends income from equity BAFET AHE 2R
instruments at FVTOCI ZBRATHZKRERWA 44,514 100,172
Dividends income from financial BAFEF AR Z 7%
assets at FVTPL BEZREKRA 7,427 3,364
GROSS PROCEEDS FROM RS WD BT
OPERATIONS 181,421 219,662
Performance obligation for EFEEH2EBHNERE

contracts with customers

Revenue from sales of properties is recognised
at a point in time when the completed property is
transferred to customers, being at the point that
the customer obtains the control of the completed
property and the Group has present right to
payment and collection of the consideration is
probable.

SEGMENT INFORMATION

The Group’s operating and reportable segments,
based on information reported to the chief
operating decision makers, the Executive Directors
of the Company, for the purposes of resources
allocation and performance assessment are as
follows:

Property Development —
and Investment

sales and leasing of
properties

Securities Trading -
and Investment

dealings in financial
assets at FVTPL and
equity instruments
at FVTOCI

HEMENBATTRERTINEERTEP
WREHER  EPERSERIYMEME
w4 - A ER E BIES B A AN AR N AT MR
EBRRERN o

TEEHR

AEBRETBLEREKE (AIARRZHIT
EX)MENAZEHERSEREEANEZ
BRMELRZARBELEERREDENT ¢

MEBRLKE — LERGLEDE

EFEERKRE — BEERAFEAA
BamMBEE
KR FEFFA
Httzmias e
BRATA
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8. SEGMENT INFORMATION

Notes to the Consolidated Financial Statements
A SRR

For the year ended 31st December, 2019 BE—Z—NF+-_A=+—HIFE

8. 7HEER»

(Continued)
Property Securities
Development and Trading and
Investment Investment Total
NERERRE RHIEERRE @t
HK$°000 HK$000 HK$’000
TERT TR TERT
2019 ZB-nF
Gross proceeds from operations  TEWHAE
- segment revenue - ERA 1,556 179,865 181,421
Results ES |
Segment (loss) profit 28 (B1B) &7 (612) 59,264 58,652
Other income Hig A 22,717
Unallocated expenses AEHEHEY (12,229)
Share of results of an associate i NN 45,791
Profit before taxation B A& Al 114,931
2018 ZE-N\F
Gross proceeds from operations ~ RE&WHAE
- segment revenue k1 ON 38,119 181,543 219,662
Results E4
Segment profit PERH 34,099 107,543 141,642
Other income Hlg A 18,978
Unallocated expenses TFHERX (13,328)
Share of results of an associate EE-—FBENRA%E 47,299
Profit before taxation B Tt B A 194,591
Except for the presentation of segment revenue oW ARBGEBRAPHRERAZ

25 F ARSI - |EDE 2 S5 BR LMK

S

which is different from the reported revenue in
the consolidated statement of profit or loss, the
accounting policies of the reportable segments
are the same as the Group’s accounting policies
described in Note 3. For details of reconciliation
of segment revenue to the Group’s revenue of
HK$1,556,000 (2018: HK$38,119,000), please
refer to Note 7. Segment (loss) profit represents
the results of each segment without allocation of
central administrative costs including depreciation
of property, plant and equipment for corporate
function, directors’ salaries, share of results of an
associate and other income. This is the measure
reported to the Executive Directors for the
purposes of resources allocation and performance
assessment.
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Notes to the Consolidated Financial Statements

R B IRARMIEE

For the year ended 31st December, 2019 BE—Z—NF+-_A=+—HIFE

8. SEGMENT INFORMATION 8. 7EEHR

(Continued)

ASSETS AND LIABILITIES EEREE

UNTRAEERBEDBINCEERAR

The following is an analysis of the Group’s assets

and liabilities by reportable segments:

Z T

Property Securities
Development Trading and
and Investment Investment Total
NERRERRE BRFEERRE Foy
HK$’°000 HK$’000 HK$’000
FHET TET THET
2019 —E-hEF
Assets BE
Segment assets DEEE 44,941 714,748 759,689
Interest in an associate RN—FKEL A 739,250
Unallocated assets YR BEEE 1,123,475
Consolidated total assets RERBREE 2,622,414
Liabilities =L
Segment liabilities DEaE 10,068 - 10,068
Unallocated liabilities TFHEEE 24,505
Consolidated total liabilities mAmas 34,573
2018 —E-N\F
Assets BE
Segment assets DHEE 50,676 673,957 724,633
Interest in an associate R—REZERE 2R 755,406
Unallocated assets RFPDEBEE 1,349,338
Consolidated total assets BAREE 2,829,377
Liabilities &8&
Segment liabilities DEEE 15,263 1,894 17,157
Unallocated liabilities TFHRBEAR 147,685
Consolidated total liabilities Temas 164,842
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e M RARMEE

For the year ended 31st December, 2019 BE—Z—NF+-_A=+—HIFE

8. SEGMENT INFORMATION

(Continued)
ASSETS AND LIABILITIES (continued)

For the purposes of monitoring segment performances
and allocating resources between segments:

e all assets are allocated to reportable segments
other than property, plant and equipment for
corporate function, interest in an associate,
deferred tax assets, cash and bank balances,
tax recoverable and other receivables and
prepayments for corporate function; and

e all liabilities are allocated to reportable segments
other than tax payable, deferred tax liabilities
and other payables and accruals for corporate
function.

8. 7HEER»

EEREEGE®
BTEESBERZIBEBERIEER

o KRIFERXRINEZYE BELEE RN
—REEQR IS BERBAEE -
RBe RRTES  BEBBARELED
AE - ELAth FE W R SR M TR BRIRS - PR B
BEOHIREESRENR K

e KREMNKE - BEERBRBRIEERY
EEZHMENERRBERERN B
BEOIREESBRENE

OTHER INFORMATION H fith & 8
Property Securities
Development Trading and
and Investment Investment Total
NEBRRRE BHEERRE o
HK$’000 HK$’000 HK$’000
TR TR TER
Amounts included in the measure of = AFtE RIS
segment profits or segment assets: PEEENFUE :
2019 —E-NE
Depreciation of property, NE - BELRETE
plant and equipment 15 - 15
2018 —E-0\F
Depreciation of property, NE - BERRETE
plant and equipment 15 - 15
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Notes to the Consolidated Financial Statements
A HRRMEE

For the year ended 31st December, 2019 BE—Z—NF+-_A=+—HIFE

8. SEGMENT INFORMATION

(Continued)

REVENUE FROM MAJOR
PRODUCTS AND SERVICES

The following is an analysis of the Group’s revenue
from its major products and services:

8. 7HEER»

TEEMRRBWA

NTIRAREEEZERMREWAZDH

2019 2018

—E-NF —E—)\F

HK$’000 HK$’000

F&T FHET

Sales of properties HEME 969 37,381
Leasing of properties A8 587 738
1,556 38,119

GEOGRAPHICAL INFORMATION

The Group’s operations are located in Hong Kong,
Macau and the Mainland China.

The Group’s revenue from external customers
based on the location of properties sold and
leased out and information about its non-current
assets (excluding deferred tax assets and equity
instruments at FVTOCI) by geographical location
of the assets (including the operation of the
associate) are detailed below:

external customers

tEDRER

AEBZRBURNER R RPEAM -

AEBERMEHEREBEZ MR 2 ¥ 5D
HEWA UARBBIREEME (BREE
RE|EEZMWR)EDZIERBDEE (TE
BRERIBEENIZAFEFALBE2EE

/N

BmBRATR)EMFEINT

Revenue from

Non-current assets

HIMHEBRA FRBEE
2019 2018 2019 2018
ZE-NAF —TN\F ZB-AFE —T)N\F
HK$000 HK$000 HK$000 HK$'000
FTER TAET FERT TAT
Hong Kong E5 - _ _ 151
Macau R P - 33,379 32,154 32,868
The Mainland China B A 1,556 4,740 739,252 755,409
1,556 38,119 771,406 788,428
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Notes to the Consolidated Financial Statements
o

For the year ended 31st December, 2019 EZ ==

BA RS AR MY

—NE+-A=1+—HLEE

8. SEGMENT INFORMATION 8. 7HER W
(Continued)
INFORMATION ABOUT MAJOR FEEFEN
CUSTOMERS
For the year ended 31st December, 2019, revenue HE-_ZT-—NF+T-A=+—HILEFE X
from a single customer in property development BMEREREE A2 E—XP2ZIMA A
and investment segment amounted to HK$597,000 597,000 7T * (G AN E 42U A 4938.37% °
which contributed to approximately 38.37% of the
Group’s total revenue.
For the year ended 31st December, 2018, 22— \F+Z_A=+—"HILFE -
revenue from three largest customers in property ;}( g MEBRRREEESHEIZ=AKEFPZIK
development and investment segment amounted to o Al A21,513, OOO 7 JC 4,418,000/ 7T
HK$21,513,000, HK$4,418,000 and HK$4,220,000 &4 220,000/ 7t + 5 B4 75 £ B 48 g A 4
which contributed to approximately 56.44%, 56.44% ~ 11. 59%&11 07% °
11.59% and 11.07% respectively of the Group’s
total revenue.
9. OTHER INCOME 9. HUg A
Other income included interest income of H b W A B 3E F) B IR A22,658,0007% 7T (=
HK$22,658,000 (2018: HK$18,942,000). ZT— \4F : 18,942,000 7C) °
10. TAXATION 10. % 18
2019 2018
—E-hEF T—\F
HK$’000 HK$’000
FET FAT
Current tax: KHH PIE -
Macau Complementary Tax BFFTIS /T - 2,465
Mainland China EP Bl N AT
Enterprise Income Tax (“EIT”) 827 2,915
Mainland China Hr B A b b 3 (B B
Land Appreciation Tax (“LAT”) 82 692
Mainland China Withholding Tax R A b IR B N A AR 2,364 11,089
(Overprovision) underprovision BEFE (BEEE)
in prior years: BENE
Hong Kong Profits Tax HEBNEH - (30)
Macau Complementary Tax BFTFT SR TR (72) -
Mainland China EIT (Note a) B A1 TS FR
(Htita) (17,540) -
Mainland China LAT PR R A £ B (B AR - 11,323
(14,339) 28,454
Deferred tax charge (credit) (Note 24) EZERIER S (%) (Hizk24) 17,385 (10,845)
Total tax charge for the year AEERERS R 3,046 17,609
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R B IRARMIEE

For the year ended 31st December, 2019 BE—Z—NF+-_A=+—HIFE

10. TAXATION (continved)

Hong Kong Profits Tax is calculated at 16.5%
(2018: 16.5%). No provision for Hong Kong Profits
Tax has been made since there is no assessable
profit for both years.

The Macau Complementary Tax is levied at 12%
(2018: 12%) on the taxable income for the year.

The income tax rate of the subsidiaries in
the Mainland China for the year ended 31st
December, 2019 is 25% (2018: 25%).

Note a:

During the year ended 31st December, 2019,
a subsidiary of the Group paid LAT to local tax
authorities and the related deferred tax asset of
HK$17,540,000 arising from the LAT was charged to
profit or loss. The same amount of overprovision of
EIT in prior years was credited to profit or loss.

The taxation for the year can be reconciled to the
profit before taxation (excluding share of results of

10. B I8 ()

%%%W%WQUGﬁ%ﬁ%%—-“—AE
16.5%) o R EFE W &R A F
It 0 £ A B S 1S B0 B o

AEFEERMAMBH AR IAERRBAZ
12% (ZF — )\F : 12%) Uk -

RABEREZHEBARHE —T— h¢+_
H T+T—BILEFEZBHREE25% (=
— N\ : 25%) o

Htita

REBE_ZT-_NFF_A=+—HILFE &
SE-FMBARD SRS T
AR - IR E B P E A 2 ARBEE IR
B E17,540,0008 TERNEBEE T - HE &
fZﬁEiEﬁ%%ﬁﬁ%%%maﬁkﬁﬁ

REE 2 HIAR R ? B R 2 BB AR
MM BREEE-—KBERRFE) ZHRD

an associate) per the consolidated statement of N
profit or loss as follows:
2019 2018
—2-nF T )\F
HK$’000 HK$’000
FE&T FAT
Profit before taxation (excluding B 7 A1 /Ei A (T BIEE
share of results of an associate) —XEE N R EE) 69,140 147,292
Mainland China EIT H B Wiﬁlmiﬁﬁ iR B =
at the tax rate of 25% (2018: 25%) 25% —N\&F : 25%) 17,285 36,823
Tax effect of income not /,\?EQTR”&)\Z
taxable for tax purpose Mg (17,905) (33,076)
Tax effect of expenses not A 2
deductible for tax purpose Mg 2 690 501
Tax effect of tax losses not recognised RIERTBEE 2 ST & 764 1,914
Utilisation of tax losses EnliE 5‘6}%' RHERZ
previously not recognised TIEE 18 - (236)
(Overprovision) underprovision BEFEARBBRIE 2
of current tax in prior years (EBRE R ) T%%TE (17,612) 11,293
Effect of different tax rates of REMBEERLE 2
subsidiaries operating in other B B & &) S [R B 2R
jurisdictions a4 - (2,667)
Mainland China LAT R A b, - 3 (E AR 82 692
Deferred tax on undistributed earnings HE A —KEE QAT 2 A D
of an associate in the Mainland China JERFIE 4 2 EEF 1B 2,201 2,365
Utilisation of tax effect on LAT AT HEER  RBE 17,541 -
Tax charge for the year AFEEHES H 3,046 17,609

Details of the deferred taxation are set out in Note
24,

EIE IR F IS HN M 24 -
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Written-off property, plant and
equipment

RIVERA (HOLDINGS) LIMITED 1| /A5 [E % BR A &)

mEMBERRME
For the year ended 31st December, 2019 HE =T — N F+=_A=+—HIFE
11.PROFIT FOR THE YEAR M.EERF
2019 2018
—E-NEF —E-)N\F
HK$’000 HK$’000
FERT FAT
Profit for the year has been FEmMNE kR
arrived at after charging:
Staff costs B T A 3,107 3,194
Retirement benefits scheme RRAE A ETE8 2 7K
contributions 36 41
Total staff costs 8 TR AN E
(including Directors’ emoluments) (BREESH2) 3,143 3,235
Auditor’s remuneration Z BN B & 1,180 1,148
Cost of properties held for sales BRERZ 2FEMENRR
recognised as expenses 297 2,457
Depreciation of property, plant and ME BERXENTE
equipment 865 865




Notes to the Consolidated Financial Statements
A HRRMEE

For the year ended 31st December, 2019 BE—Z—NF+-_A=+—HIFE

12.DIRECTORS’ AND NR.ESkEEME
EMPLOYEES’ EMOLUMENTS
(a) Directors’ emoluments (a) EEM <
The emoluments paid or payable to each BHE-_ZE-—NhEFERER-_ZE—N\F+=H
Director for the year ended 31st December, =+ —HEFEENKENTERESZ
2019 and 2018 are set out below: [ N

Salaries, Retirement

allowances benefits Total
and other scheme emoluments
Fees benefits contributions 2019
230 A= 4:1 BREN Z—E-NEF
Name of Director BEEps we REMBR FEZEX WeBE
HK$’000 HK$’000 HK$’000 HK$’000
THER THER THER THER
Non-executive Chairman FHTER
Liu Ying 2 # - - - -
Executive Directors HITES
Hsu Feng %" M - - - -
Albert Tong % F IR - 979 18 997
Tong Chi Kar Charles mtE - - - -
Zhao Haisheng fichistad - - - -
Wang Fahua (resigned) TEE (RHE) - = - -
Fan Suxia (resigned) BERE (BE) - 585 12 597
Non-executive Director FHTES
Sung Tze-Chun RIME - - - -
Independent BIEHET
Non-executive Directors EE
Zhang Hong Bin ELW 132 - - 132
Sit Hing Kwok (deceased) B ) (i) 126 - - 126
Hung Wai Lung Ricky (resigned) /&% (B#(F) 67 - - 67
Ng Chi Him RB# 53 - - 53
378 1,564 30 1,972
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e M RARMEE

For the year ended 31st December, 2019 BE—Z—NF+-_A=+—HIFE

12.DIRECTORS’ AND EMPLOYEES’

E M 0 LU M E NTS (Continued)

(a) Directors’ emoluments (continueq)

Name of Director EENY

1N.EEREEME

(a) EEM <

Salaries, Retirement
allowances benefits Total
and other scheme  emoluments
Fees benefits  contributions 2018

2R EREN  ZT-N\E

we  REMEN  EEZHEK it
HK$’000 HK$’'000 HK$’000 HK$'000
TET TAET TET TET

Non-executive Chairman FHBTERE
Liu Ying 2 # - - - -
Executive Directors BTES
Hsu Feng = - - - -
Albert Tong % T - 979 18 997
Wang Fahua TiaE = = = =
Fan Suxia LTEE - 966 18 984
Non-executive Director FHTES
Sung Tze-Chun RINE - - - -
Independent BAIEHT
Non-executive Directors Ex
Liang Jung-chi (retired) RRE(RIE) 42 - - 42
Zhang Hong Bin =N 124 = = 124
Sit Hing Kwok Er E 118 - - 118
Hung Wai Lung Ricky HER 79 - - 79
363 1,945 36 2,344

No Director waived any emoluments for either
year.

No inducement was paid or payable to
Directors for joining or upon joining the
Company.

The Executive Directors’ emoluments shown
above were for their services in connection
with the management of the affairs of the
Group. The Independent Non-executive
Directors’ emoluments shown above were
their remuneration as Directors of the
Company.
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Notes to the Consolidated Financial Statements

For the year ended 31st December, 2019 HZ =%

12.DIRECTORS’ AND EMPLOYEES’
EMOLUMENTS (Continued)

(b) Five highest paid individuals
During the year, the five highest paid

individuals of the Group included two (2018:
three) Directors whose emoluments are

e M BRRME
—hEtZA=t+—ALFE

1.EEREEME

b) EEESHMAL

RAFE AEBRAUKSHFMALE
BRA(CE-N\F:=ZR)EF KF
ZHMEER EXOMPRER - g8 N =4

reflected in the analysis presented above. For (ZE2E—N\F WB)EaTMALTEZE
the remaining three (2018: two) highest paid Z B N 2 38 1,000,00008 7T E Bl 5F
individuals, their individual emoluments do EROENE
not exceed HK$1,000,000 each and are as
follows:
2019 2018
—E-hF —N\E
HK$’000 HK$’000
FET FAT
Salaries, allowances and Zrm - RN & E M 4E F
other benefits 1,093 826
Retirement benefits scheme RIKEFFE 2 HRK
contributions 2 2
1,095 828

Other than the Directors listed above, there was
no senior management of the Company entitled to
any emoluments for either year.

13.DIVIDEND

The Directors recommend payment of a final
dividend of HK$0.04 (2018: HK$0.04) per share
amounting to approximately HK$104,342,000 for
the year ended 31st December, 2019, subject to
approval by the shareholders at the forthcoming
annual general meeting.

In June 2019, a dividend of HK$0.04 per share
amounting to approximately HK$104,342,000 in
aggregate was paid to shareholders as the final
dividend for the year ended 31st December, 2018.

In June 2018, a dividend of HK$0.045 per share
amounting to approximately HK$117,385,000 in
aggregate was paid to shareholders as the final
dividend for the year ended 31st December, 2017.

RMEFEER - r LAEEI
ZRREEABWREMBME -

W A A 7

13. 1R &

EFERRNEBEE=_ZE—NAF+=A= +—
HIEFEZRBARESR.AB L (=ZF—
F:0.0487T) + & FEH104,342, ooo,%n
HEASRENEEREAFTFRS EitE - 7
AEE -

R-ZE-—NERNAERBEEE _ZT—\F
+=—A=+— JtEJ*Z?EHﬂHﬁ%tHXOOA,
BIL TR - & £#49104,342,0008 7T °

RZE—N\FNAEKREEEZE_ZE—+tF
F+TZ A=+ —HIEFE 2 KRB EFR0.045
BILTFIE - & H£4J117,385,00078 7T °
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Notes to the Consolidated Financial Statements

e M RARMEE

For the year ended 31st December, 2019 BE—Z—NF+-_A=+—HIFE

14.EARNINGS PER SHARE

The calculation of the basic earnings per share is
based on the Group’s profit attributable to owners
of the Company for the year ended 31st December,
2019 of HK$111,747,000 (2018: HK$177,053,000)
and on the number of 2,608,546,511 (2018:
2,608,546,511) shares in issue during the year.

No diluted earnings per share is presented as
there was no dilutive ordinary share outstanding
during both years.

15.PROPERTY, PLANT AND
EQUIPMENT

14.85RER

ERERABNDIBEAEEHEZE -
—hWE+-_A=+—BLEFEARA®E
FHEA AEMLSFMI11,747,00058 7T (=
T — \4F : 177,053,000/ T) RERNZ B
1T 152,608,546,5110% (=T — )\ & :
2,608,546,511%) 5+ & o

HRZMEFEATEE HITAEEL B
B A E 2| BREER AN -

15. % - BERRXE

Land Furniture
and and Motor
buildings  equipment vehicle Total
THREF BRRRE RE BnE
HK$’000 HK$’000 HK$’000 HK$’000
THER THERT THER THER
COST B
At 1st January, 2018 RZZ—-N\E—H—H 9,598 1,061 755 11,414
Addition NE - 34 - 34
Written-off s - (49) - (49)
Exchange realignment P i S % - 2) - )
At 31st December, 2018 RZE-NF+=-A=1+—H 9,598 1,044 755 11,397
Exchange realignment P S % - (1) - 1)
At 31st December, 2019  RZZT—-NE+ZA=+—H 9,598 1,043 755 11,396
DEPRECIATION e
At 1st January, 2018 R-ZE—\E—H—H 4,613 1,058 453 6,124
Provided for the year FEREE 707 7 151 865
Elimination on written-off TS B 58 = (48) - (48)
Exchange realignment JE 5 % - (3) - 3)
At 31st December, 2018 RZE-N\F+_A=1+—H 5,320 1,014 604 6,938
Provided for the year FREE 707 7 151 865
At 31st December, 2019  R=-ZE—-NE+=-A=+—H 6,027 1,021 755 7,808
CARRYING VALUES RHEE
At 31st December, 2019 R-ZE-AF+-A=t+-H 3,571 22 - 3,593
At 31st December, 2018 RZF-\F+=-A=+—H 4,278 30 151 4,459
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For the year ended 31st December, 2019 BE—Z—NF+-_A=+—HIFE

15.PROPERTY, PLANT AND

EQUIPMENT (continuea)

For the land and buildings, within which carrying
value of HK$108,000 (2018: HK$123,000) are
freehold land and buildings and HK$3,463,000
(2018: HK$4,155,000) are leasehold land and
buildings. All land and buildings are located
outside Hong Kong.

Depreciation of the above property, plant and
equipment is provided to their estimated residual
value over their estimated useful lives by equal
instalments at the following rates per annum:

Buildings on freehold land 2.5%
Leasehold land and buildings 8%
Furniture and equipment 10% to 20%

Motor vehicle 20%

15. 9% - BMERXE =

I REFmME  BREIEE F108,000%7T
(ZZ—\£ : 123,000/870) B A KA EHE
2t RS - 3,463,000/ 7T (ZFE— N\
F 1 4,155,0008 L) B E T REF o
B REFHMUREBERIN

B BE R B2 T E DR EHT
EREE A A E RS ES BN
REHF 2B -

KAERZ L MIEF 2.5%
HELHEEF 8%
RN R 7% A 10% Z20%
E 20%
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Notes to the Consolidated Financial Statements
A SRR

For the year ended 31st December, 2019 BE—Z—NF+-_A=+—HIFE

16.INVESTMENT PROPERTY 16. REW =

The cost and carrying value of the Group’s
investment property at 31st December, 2019
and 2018 were HK$28,563,000. The investment
property is a piece of freehold land located in
Macau.

The development controls of the investment
property are subject to change with reference
to revised planning directives under “Urban
redevelopment programme of the Northern
District of Taipa Area” drawn up by the Land,
Public Works and Transport Bureau of Macau
in November 2013. Should the said plan be
implemented, there will be an increase in plot ratio
of the investment property. The fair value of the
Group’s investment property at 31st December,
2019 was estimated as HK$647,000,000 (2018:
HK$675,000,000).

The fair value of the investment property is
categorised as Level 3 under the fair value
measurement hierarchy. There was no transfer
into and out of Level 3 during the year. The fair
value has been arrived at using direct comparison
approach carried out by an independent valuer
not connected with the Group. The valuation was
determined by reference to comparable sales
transactions with due allowance for estimated
construction costs that will be expended to
carry out the development and the estimated
developer’s profit margin. There has been no
change of the valuation technique used in the prior
year.

The highest and best use for the investment
property is development of residential property
and the Group will explore feasible plans to fully
realise the development potential of the investment

property.

RIVERA (HOLDINGS) LIMITED 1| /A5 [E % BR A &)

REB 2HEEMER-_ZE—NLER=ZE
—NE+-_A=+—HBZRALKKEEAL
28,563,000/ 7L - Z I EWE R — BN R
PIAK A ERERFH 2L -

ZEREMEZERESBLBBAM LT
BEGRR _T—=F+— A%l 2(&F
@ E LA EEIT) BT ZEEFR
BIRMFIAZE - W LB FIAETT » 5%
BEMEFEMBBELLR MR _F—HLF
+ZA=+—B AEEREWEZAF
1 fif 5 &647,000,0008 7T (Z T — )\ & :
675,000,000/ 7T) °

REMEZ N TERAFEAESHIER
F-R - -FRAALENEBEALZ=AXIAF=
REE o AFETVIZEAREE N EHE L
MHEMRAZERLBOEEE - BEMGE
D2ERAELRZHER S Kt AR E
RZEARERAEEE REBR - AR
LREEFENBRMEE - A2 BER
M EFEL EEE -

BENE BERBERRABREESY
¥ AEEERNTTZHEUREERE
BEME L ERES -
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R B IRARMIEE

For the year ended 31st December, 2019 BE—Z—NF+-_A=+—HIFE

17.INTEREST IN AN ASSOCIATE 1T R —RBEQT2ER

2019 2018
—E-nFE —T )&
HK$’000 HK$’000
FTERT FHET
Cost of investment in an associate R—FKEE QR ZEEK K 214,224 214,224
Share of post-acquisition profits, FE (G U BE 12 0% ﬂ
net of dividends received (HIRE KR E) 520,392 521,872
Exchange difference arising from BE—REE N S AIRFELZ
translation of an associate (X =% 4,634 19,310
739,250 755,406
Details of the associate of the Group at 31st REBNR-_ZE—hAhER_ZFE—N\F+=A4
December, 2019 and 2018 are as follows: =t+—HZBMERRZFHEB ZZEIT :
Percentage
of interest in
registered
capital and
Place of voting power
registration Paid up indirectly
Form of and registered held by the  Principal
Name of associate business structure operation capital Company activities
ARABERE
ERELR dmExER
HENRER FBEREA REn AREMER RREERE IEXRE
Shanghai Zhangjiang Limited liability company ~ Mainland RMB370,830,000 37%  Property development
Micro-electronics Port (Taiwan, Hong Kong, China and investment
Co. Ltd. Macau and
domestic equity
joint venture)
EERINEFBERAR BAREEATA Bl AR 370,830,000 NEERERRE
(RERERENGE)
The principal activities of the associate are BEeNRZ TEEBAMERRRIRE ]I
property development and investment and it is BREBRNEET(BERNEREHNERRITIS
the Group’s strategic investment in Shanghai, BIEEERE) 2 RBEHERE - BEARTRS
especially in Zhangjiang Hi-Tech Park of Pudong NEBNYETENEBEXR o

New Area. The associate enables the Group to
enhance exposure to the property market.
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Notes to the Consolidated Financial Statements
A SRR

For the year ended 31st December, 2019 BE—Z—NF+-_A=+—HIFE

17.INTEREST IN AN ASSOCIATE 1T R—XBEQTZ2EHZ W

(Continued)

The summarised financial information in respect of
the Group’s associate is set out below:

The associate is accounted for using the equity

method in these consolidated financial statements.

AEBEZBMERRZHHERBAIT

RiZ B M MR GHE R R AR EAR °

2019 2018
—E-hEF —E-N\EF
HK$’000 HK$’000
FET FAET
Current assets MENE E
Properties held for sale FEYXE 216,733 236,998
Properties under development EEAPYE 24,599 24,008
Cash and bank balances e RIRITER 1,802,747 1,795,216
Other current assets Hihme&EE 31,189 31,835
Total current assets BRBEE 2,075,268 2,088,057
Non-current assets EMBEE 927,921 1,002,362
Current liabilities mEEE
LAT payable JE A T I E 909,874 926,523
Other current liabilities HEiRsBE 95,342 122,258
Total current liabilities BRBAE 1,005,216 1,048,781
Non-current liabilities SEMBEE - -
Net assets BEFE 1,997,973 2,041,638
Group’s share of net assets of REBE RGBS A
the associate BEFE 739,250 755,406
Revenue @ 224,185 304,225
Profit for the year F % A 123,760 127,835
Other comprehensive expense FEHEMEEREX
for the year (39,665) (122,684)
Total comprehensive income FEETHWEBERE
for the year 84,095 5,151
Dividend received from FREWHEE R F 2R E
the associate during the year 47,271 221,784
Group’s share of results of REB RGBS A
the associate for the year L FEHEE 45,791 47,299

RIVERA (HOLDINGS) LIMITED 1| /A5 [E % BR A &)




Notes to the Consolidated Financial Statements

For the year ended 31st December, 2019 HZ =%

17.INTEREST IN AN ASSOCIATE

(Continued)

Reconciliation of the above summarised financial
information to the carrying amount of the interest
in the associate recognised in the consolidated
financial statements:

e M BRRME
—hEtZA=t+—ALFE

17T.RA—FBEEQNTZ2ER @

LA BB R RN S M T HRR AR
ZRBERRZEEREEHK

2019 2018

—E-hEF —E—)\F

HK$’000 HK$’000

FET AT

Net assets of the associate BeERNRIEEFE 1,997,973 2,041,638
Proportion of the Group’s ownership REBREESAF 2

interest in the associate A EREZR LD 37% 37%
Carrying amount of the Group’s RE I REtERTRZ

interest in the associate iR E 739,250 755,406

18.EQUITY INSTRUMENTS AT

1. RN EHFAHRMEEZEH KRS 2

FAIR VALUE THROUGH OTHER BRART A
COMPREHENSIVE INCOME
The investments as at 31st December, 2019 and RZE-NEFER-ZE-—\F+=-_A=+—H
2018 comprise: ZIEBIE
2019 2018
—E-NE —E—)N\F
HK$’000 HK$’000
FExT FAET
Equity instruments at FVTOCI BRAFEFAEMEZEUKZE
(Note (a)) ZBRARTH (K5t (a)
— Listed equity investment (Note (b)) — A E (427 b)) 479,762 546,533
- Unlisted equity investments (Note (c)) —3F F R ARIEE (A7 (c)) 10,557 11,036
490,319 557,569

Notes:

(@) The above equity investments are not held for
trading, instead, they are held for long-term
strategic purposes. The Directors of the
Company have elected to designate these
investments as equity instruments as at FVTOCI.

e -

(@) LEMBRAREVIFEESR  MERFR
HIRBEBN - ARAESEEERZETR
BHEERBRAFEAAEMEEYE 2K
RIA-
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Notes to the Consolidated Financial Statements
A SRR

For the year ended 31st December, 2019 BE—Z—NF+-_A=+—HIFE

18.EQUITY INSTRUMENTS AT 1. AFESTAHEMEZEKEZ
FAIR VALUE THROUGH OTHER JRA T B o)
COMPREHENSIVE INCOME

(Continued)

Notes: (Continued) Wit - (%)

(o) The listed equity investment represents 12.547% b) ETRARERESEEBEBERAR(NZE
(2018: 11.879%) of the ordinary shares of SE]) (—KRER S8 S e K iz 3 72 8
Tomson Group Limited (“TGL”) which is a R EMZAR) EMK212.547% (=ZF
company incorporated in the Cayman Islands —N\F :11.879%) % ° %25 EMRAE
and listed on the Stock Exchange. Fair value of BZRTFEDZEMSHREMETE - RZ
listed equity investment has been determined Z-NE+A=+—HB REEEEZ
with reference to quoted market price. As at W AN B 2 & B AN 49 £498,333,00078 70
31st December, 2019, the investment cost (=ZZ—/\ % : 498,333,000/ 7T) °

of the equity investment in TGL amounted
to approximately HK$498,333,000 (2018:
HK$498,333,000).

(€) The unlisted equity investments represent ©) FLTRARERRENILALE -BF
investments in private entities. The valuation N EPT A 2 B BT K R 3% # R0 it 5
techniques and assumptions used in the 6(c) °
determination of the fair value is set out in Note
6 (c).

19.FINANCIAL ASSETS AT 19.RAFEFAEBERZHBEE

FAIR VALUE THROUGH
PROFIT OR LOSS

Financial assets at FVTPL represent equity BAFEFABR PR EETIRRES L
securities listed in Hong Kong of which Mo s iEnm - 18,367,000 L (=&
HK$18,367,000 (2018: HK$20,175,000) are —/\%F : 20,175,000/ 70) THAA REEGTHE o

denominated in RMB.

An analysis of financial assets at FVTPL at = ﬂi&*f—)\EJr*ﬂ =+—
31st December, 2019 and 2018 by industry H BAFEFABRZUMBEERETE
classification is set out below: DO :
2019 2018
—E-hF —E—-N\F
HK$’°000 HK$’000
FH&T FH T
Real estate investment trusts EHERESTES 18,367 21,981
Financials S Eh 153,253 61,208
Conglomerates mAETE 47,865 31,775
Consumer discretionary IEMEMEHEITE 3,174 -
222,659 114,964
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Notes to the Consolidated Financial Statements

R B IRARMIEE

For the year ended 31st December, 2019 BE—Z—NF+-_A=+—HIFE

20.CASH AND BANK BALANCES

21

Included in cash and bank balances are the
following amounts denominated in a currency
other than the functional currency of the entities
(i.e. HKD) to which they relate:

20. R & RIR 1T ER

ERE RRITESKABRE TIINL—BEET
ENER ZEBALFZFERARMERL
s (BlET) -

2019 2018

—E-hEF = o2l \S

HK$’000 HK$’000

FHExT T& T

RMB AR B 12,930 9,803

.TRADE AND OTHER

PAYABLES AND ACCRUALS

As at 31st December, 2018, included in trade
and other payables and accruals were trade
payables amounting to HK$23,000 and their aged

N.BNEZRN - HttEM IR

RFEREHR

RZZE-—NFE+_A=+—HB EENESH
Bk - BN R L TARRER A B REEN
B 5 Rk 5023,000/8 7T M E R REHRRE

analysis based on invoice date as at the end of the

reporting period was as follows:

HEAMZREROTMT

2019 2018
—E-hF —E-N\F
HK$’000 HK$’000
FHExT TH&TT
Over 1 year —F Ak - 23
22.SHARE CAPITAL 22, i 72X
Number of Carrying
shares value
B EE BRHEE
HK$’000
FET
At 1st January, 2018, R=ZZE—-—N\F—H—H"
31st December, 2018 and —E—-N\F+A
31st December, 2019 =t—HK
—E-NAF+=A
=+—H
— Ordinary shares with no par value —EMELBER 2,608,546,511 442,244
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Notes to the Consolidated Financial Statements

e M RARMEE

For the year ended 31st December, 2019 HE2—F— &+ _A=+—HIFE

23.RELATED AND CONNECTED
PARTY TRANSACTIONS

During the year, the Group and the Company
entered into the following significant transactions
with related and connected parties:

(a) Compensation of key
management personnel

WBHAETRBEALRS

AREERARBEANFEHERBETT MEEA
TEUNTEENRS :

(a) T EEBAEME

The remuneration of Directors during the year rEEEEMeLT -
was as follows:

2019 2018
—E-NF —E-NF
HK$’000 HK$’000
FTERT FHET
Short-term benefits SRR 1,942 2,308
Post-employment benefits RIREF 30 36
1,972 2,344

Emoluments payable to the Directors of the
Company are determined by the Board of
Directors of the Company (the “Board”) or its
committee with reference to market terms,
individual responsibilities and performance.

RIVERA (HOLDINGS) LIMITED 1| /A5 [E % BR A &)
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Notes to the Consolidated Financial Statements
A HRRMEE

For the year ended 31st December, 2019 BE—Z—NF+-_A=+—HIFE

23.RELATED AND CONNECTED B.ABEBLRBEAEALRS @

PARTY TRANSACTIONS (continueq)

(b) Sharing of administrative

(b) 7HEITHER

expense

A substantial shareholder of the Company
together with her close family members
control TGL and that substantial shareholder
has significant influence over the Company.
Accordingly, TGL is considered as a related
party of the Company. The Company has entered
into an arrangement with TGL, pursuant to which
the Group was allowed to share the office
premises and administrative resources of
TGL in Hong Kong. In return, the Company
is required to share an attributable portion of
the administrative expense of TGL on a cost
basis.

During the year ended 31st December, 2019,
the administrative expense of TGL shared
by the Company amounted to approximately
HK$5,232,000 (2018: HK$5,183,000). As
at 31st December, 2019, no outstanding
balance (2018: Nil) was owed to TGL.

Under the Listing Rules, TGL is an associate
of a substantial shareholder of the Company.
The above transaction constitutes a continuing
connected transaction for the Company but
is exempted from disclosure and independent
shareholders’ approval requirements under
the Listing Rules.

(c) Trade and other payables and

accruals

As at 31st December, 2019, included
in the consolidated financial statements
under trade and other payables and
accruals, was an amount of approximately
HK$5,122,000 (2018: HK$10,274,000) due to
a non-controlling shareholder with significant
influence over a subsidiary of the Company.
The amount is unsecured, interest-free and
has no fixed repayment terms.

HEEEHARA —UETERRREER
MR MZBEIERREARRBAE
FEN B BREBRESAR
BlZBEE) - ARREZGREBEF Y —
B Bt - AREEEXRERS
EEEEBFEBZIHAEMERTRE
R AR - AR B AR UL R AR E
SR EE N BITHE R ZABEE D -

REBEEZE-_ZE—hLF+-_A=+—81t
FE ARQRRAPEBSEEBZTHRE
A #4) /5,232,000 70 (=& — J\F :
5,183,000 ) - R=ZE—NLF+ A
=+—H ARAVYERGSEEET
AFRB(ZE—N\F: &) -

REC(ETRAD - SREBER/ARRZ
—UEERRZBEAL - ULERFHE
RARBIZFHERERS @ EEHR2E
SCEMRAND) 2 BT R B BRILEZ
MIE °

(c) ENESZIRM - HtENARAR
BRRREH

R-_ZT—hAhFE+-_A=+—H8 ELHA
MR ZENESRK HMEMER
HRTERERT - B—%495,122,000/%
T (ZZF— )\ : 10,274,0005 7T ) FEF
FHARA —RWMBRRAIITFEEAR
27 IR R RIE - ZEREAE
EKH - 2B REBTEND-
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Notes to the Consolidated Financial Statements
A SRR

For the year ended 31st December, 2019 BE—Z—NF+-_A=+—HIFE

24.DEFERRED TAX (ASSETS) 24 FRERIB(EE)ERE

LIABILITIES

The followings are the deferred tax (assets)
liabilities recognised by the Group and movement
thereon during the current and prior reporting
periods:

AT BRARERR M BERS HEARE
ERRBCECHR(EE)ABEREES

Undistributed

earnings of
Mainland
Tax effect China’s
on LAT associate Total
HE At
T EER BENT 2
ZHBEEE KA IKEF #et
HK$’000 HK$’000 HK$’000
TAERT THER THER
At 1st January, 2018 R-ZZT—\F
—H—H (16,594) 32,084 15,490
(Credited) charged to consolidated R4 4 B &
statement of profit or loss (Rt A) 1k 2,121) 2,365 244
Credited to consolidated statement 37 {5t H1 Bl (A 310 iR B,
of profit or loss upon the Mainland HB BT A
China withholding tax paid REBEER = (11,089) (11,089
Exchange realignment P& 3 % 830 = 830
At 31st December, 2018 RZZ—N\F
+=-A=+—~ (17,885) 23,360 5,475
Charged to consolidated statement R 4R A& B 28 & Nk

of profit or loss 17,548 2,201 19,749

Credited to consolidated statement 3t < /1 Bl iy b fi% 2,
of profit or loss upon the Mainland 14 b5 51 A
China withholding tax paid meEBEER - (2,364) (2,364)
Exchange realignment BE XA B 337 - 337
At 31st December, 2019 R-Z-h&
+=A=+-A - 23,197 23,197
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Notes to the Consolidated Financial Statements

R B IRARMIEE

For the year ended 31st December, 2019 BE—Z—NF+-_A=+—HIFE

24. DEFERRED TAX (ASSETS)

LIABILITIES (Continued)

The following is an analysis of the deferred tax
balances for financial reporting purposes:

4ELERE(EE) BEw

MM BREREMIEZBELERIBLRD T
T~

2019 2018

—E-NF —ZE—)\F

HK$’000 HK$’000

F&T FET

Deferred tax assets BRI E B - (17,885)
Deferred tax liabilities FREFIAEFE 23,197 23,360
23,197 5,475

At the end of the reporting period, the Group
had unused tax losses of approximately
HK$38,975,000 (2018: HK$35,932,000) available
for offset against future profits. No deferred tax
asset has been recognised in respect of these tax
losses due to the unpredictability of future profit
streams. Included in unrecognised tax losses are
losses of approximately HK$927,000 that will
expire on or before 31st December, 2022 (2018:
HK$1,112,000 that will expire on or before 31st
December, 2021). Other losses may be carried
forward indefinitely.

No liability has been recognised in respect of the
amount of distributable earnings of the Group’s
subsidiaries in the Mainland China because the
Group is in a position in control the timing of the
reversal of the temporary differences and it is
probable that such differences will not reverse in
the foreseeable future.

RREBR  NEBEA] A ERHE KK EF
Z < F B8 518 4 538,975,000 T (— =
— J\4F : 35,932,000/ 7T) ° AR KK Z 4% F
SHLATER  BIERTIBESERRRELERIE
BE AERTEBEREER - ==
+ZA=+—H3k A EH 2 E51E%1927,000
BIL(ZZE—\F 1,112,000 TR —F
T+ -A=+—Bs®zH3H) - Eith
Ei8 ] T ER AL EE o

WERAEBRHE AN 2 MERE 2D
KENCHREREE  RESAEBERENE
HEMERER o BERRE BEMEE
EETERNA R RRED -

ANNUAL REPORT 2019 S/Z &R

126



127

Notes to the Consolidated Financial Statements
A SRR

For the year ended 31st December, 2019 BE—Z—NF+-_A=+—HIFE

25.SHARE OPTION SCHEME 25 B R FESTE

A share option scheme was adopted by the
Company pursuant to a resolution passed on
1st June, 2012 (the “2012 Scheme”). The 2012
Scheme was set up for the primary purpose to
provide incentives or rewards to selected persons
for their contribution to the Group or any entity
in which the Group holds any equity interest
(“Invested Entity”). Subject to earlier termination by
the Company in general meeting or by the Board,
the 2012 Scheme shall be valid and effective till
31st May, 2022. After the expiry of such valid
period, no further options will be offered or granted
but in all other respects the provisions of the 2012
Scheme shall remain in full force and effect.

Under the 2012 Scheme, the Board may grant
options to (i) any employee or proposed employee
(whether full time or part time) of any member of
the Group or any Invested Entity, including any
executive director of any member of the Group
or any Invested Entity; or (i) any non-executive
director (including independent non-executive
director) of any member of the Group or any
Invested Entity; or (i) any customer of or supplier
of goods or services to any member of the
Group or any Invested Entity; or (iv) any adviser
or consultant of any member of the Group or
any Invested Entity; or (v) any person or entity
that provides research, development or other
technological support to any member of the Group
or any Invested Entity; or (vi) any shareholder of
any member of the Group or any Invested Entity or
any holder of any securities issued by any member
of the Group or any Invested Entity.

The maximum number of shares of the Company
in respect of which options may be granted under
the 2012 Scheme is not permitted to exceed
260,854,651 shares, being 10% of the total
number of shares of the Company in issue as
at 31st December, 2019, unless shareholders’
approval of the Company has been obtained. The
total number of shares of the Company issued and
to be issued upon exercise of the options granted
and to be granted to each participant (including
exercised and outstanding options) in any
12-month period up to the date of grant shall not
exceed 1% of the shares of the Company in issue
at the date of grant (the “Individual Limit”). Any
further grant of options in excess of the Individual
Limit must be subject to shareholders’ approval
in general meeting of the Company with such
participant and his or her associates abstaining
from voting.

RIVERA (HOLDINGS) LIMITED 1| /A5 [E % BR A &)

ARRIREBE-T—=—FXA—BBBKR
BEREN-BEBRESS (T ——F5
) RY—_T——_FHENTBANER
REE 2 AT WK B AE B HEM
Pt 2 ERIEE (PR ERBE]) 2 BRIUE
BB RE - WARR Y EBERRANGIR
PRINEZRUBRFRIZNE - —F
—CFHEBAERE_E_FRA=+—
Bit - REMHERESTEBITRERT
SR BB AHE - =T — —F R RIRRAE
H SR T HSEEEZE AN

RIE_ZT—_F53 EFXRAUMATAL
BB ARE : () NEBEEAKE QA SR
PrREREZEMEENERS (THRE2R
EAFRB)  BRERAEEEAIKE QR SHAEM
iR ERB CERRNITES  SK()AKREE
Ak B A B S AE A AT B R 2 (L JEBTT
EX(BREBYIFNTES) @ (i) AREE
A B ARSI IR ERE 2 ERE P
AR EEAKE AR REMAIRERIER
HEMHIRF 2 FLIER ¢ (v) ARB{EAK
BRAIREM AR ERE 2 AR AR
A Sk(v) MASEIAKE QR RTRE#
BIREM R - RS EMRMN R ZEAA
TS : (Vi) ARBEUEMKE R R R
PR BB 2 EARR - AKBEEAKE
RAIREFARERBARITEMESZE
(CESTEPNE

BRIFEARNBIREBE 2 E  BIE-_FT——F
SPEI IR 2 BB E M B 1T 2 AR A IR 19 &%
SR E4A ST A #R:8260,854,651 % » Bl =
E—NEFE+-_A=+—BARARIZEETK
MBHZ10% - BHRLD2EEEH R L ER
BEBHIEEMNT_@ARN BEREEERZ
BRE (BEETERHRITES) TURITE
METREETZARARMDEE - T58
BIREBERESE A ZAARBEETROHEE
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fEEE R LR e HE - A EEREEARRD
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Notes to the Consolidated Financial Statements

R B IRARMIEE

For the year ended 31st December, 2019 BE—Z—NF+-_A=+—HIFE

25.SHARE OPTION SCHEME

(Continued)

The acceptance of an offer of granting an option
must be made within 28 days from the date on
which such offer is made with a non-refundable
payment of HK$1 from the grantee to the
Company by way of a consideration for the grant
thereof. An option may be exercised at any time
during a period as the Board may determine which
shall not be more than 10 years commencing
from the date of grant of the option. Save as
determined by the Board and stated in the offer of
the relevant options, there is no minimum period
for which an option must be held before it can be
exercised. The subscription price of a share of
the Company in respect of any option that may
be granted under the 2012 Scheme shall be such
price as the Board in its absolute discretion shall
determine, save that such price will not be less
than the higher of (i) closing price of the shares as
stated in the daily quotations sheet of the Stock
Exchange on the date of offer of granting the
option, which must be a business day; and (i) the
average closing price of the shares as stated in the
Stock Exchange’s daily quotations sheets for the
5 business days immediately preceding the date of
offer of granting the option.

No options were granted, exercised, cancelled
or lapsed under the 2012 Scheme during the
year ended 31st December, 2019 and 2018. No
options were outstanding under the 2012 Scheme
as at 31st December, 2019 and 2018.

25. 88 IR REST &l o)

AERAARREZEROBRE 2 AR Z TN\
BARELZRERE  YRARBHE
T ERERTREREZNRE - HRBEK
RO - BEREREEERETE MR AEE
R 1T{E - MR I 115 B X s B B 3
AEBTF BREZRZBRELREAH
BERRBESREOKAEEEIN  LERERE
BAETTE 2 AL AR B &R - RIE—
T _FFEA FRENEABERENS -
AAREEBEONRBEERHEZTREEE
E o MEZRBBENFER)REZ R LB
ER(BWEAREXR) EMIMEBARERAN
SIARR R 2 W B« R(i)E B R IEHR
HEREA B A ESE X EMIME AR
BRAIARRBRODETEZFHE  ME
ZBEE

BEZFT—Z_FHE RBEEZT—LFK
ZE-NF+ZA=ZFT—HLFEARN &
BRERL BITE - SRR - REC
T—_F58 RZZFE-NEFRZZT-N\F
TZA=1+—H8 - WRARKRITEZ BAREE -
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For the year ended 31st December, 2019 HE2—F— &+ _A=+—HIFE

26.

27.

RETIREMENT BENEFITS
SCHEMES

The Group participates in a Mandatory Provident
Fund Scheme (“MPF Scheme”) established
under the Hong Kong Mandatory Provident Fund
Schemes Ordinance in November 2002. The
assets of the MPF Scheme are held separately
from those of the Group, in funds under the
control of an independent trustee. Under the
rule of the MPF Scheme, the employer and the
employees are obliged to make contributions at
the specified rate under the MPF Scheme.

The contributions arising from the MPF Scheme
charged to the consolidated statement of profit or
loss represent contributions paid and payable to
the MPF Scheme by the Group at rates specified
in the rules of the MPF Scheme.

The employees in the Mainland China are
members of respective state-managed defined
contribution retirement benefits schemes operated
by the local government. The employer and the
employees are obliged to make contributions at a
certain percentage of the payroll under rules of the
schemes. The only obligation of the Group with
respect to the retirement benefits schemes is to
make the specified contributions.

MAJOR NON-CASH
TRANSACTION

For the year ended 31st December, 2018, the
Group elected to receive scrip dividends of
approximately HK$82,158,000 in lieu of cash
dividends from the Group’s equity instruments at
FVTOCI in TGL.
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iR K48 A 5 2

AEER-_ZZE_F+— AREFE(ARH
MERTEEAEGIN2E -—HRGERES
e (TREestE]) - BESElcEER
AEBEZEENRTA LA —BIUETA
NESHAEE - RIFBESHEIZHA
BENEEHARTRBBEEEFIANLL
e e

RERBEER MR 2 BRIBE 5 & 2 ]
EAREBRBESSIRANFTHILREN
RN TRiER a8 2 5K

AREE 2 B REE B & E R T BT S
W2 Bl R B IE T O FOR KR A ET 8 2 X
B - REBEFTERA BEREEHEEIR
FeETEDERHK AEREHNZ
FRNBN GBI ZE— B ERIELETRMER -

TEFRERS

BHE-_Z—\F+-_A=+—HItFE K
& B3 12 W B DA RR X 2. 4982,158,0007%8 7T JA
REAEEZRQAFEFAEMERKZEEZ
BATA-SEEEZRERE -



Notes to the Consolidated Financial Statements
A HRRMEE

For the year ended 31st December, 2019 BE—Z—NF+-_A=+—HIFE

28.COMPANY'’S STATEMENT OF 28. & N B M ARk R HE B

FINANCIAL POSITION AND

RESERVES

COMPANY’S STATEMENT OF

FINANCIAL POSITION
At 31st December, 2019

R-ZE-AF+Z-A=+—H

DA AR R

2019 2018
—B-hEFE  —ZEN\F
HK$’°000 HK$’000
FET FAT
Non-current Assets ERBEE
Property, plant and equipment ME - BB RERE - -
Investments in subsidiaries RETB AR ZIEE 1,770 1,770
1,770 1,770
Current Assets REEE
Financial assets at fair value BAFEFABTZZ
through profit or loss MBEE 218,425 110,916
Other receivables and prepayments H th & Uk BR X & TS 5B 2,022 1,756
Amounts due from subsidiaries A NGIE €] 596,687 705,420
Cash and bank balances e RIBITE % 643,561 732,374
1,460,695 1,550,466
Current Liabilities REBEE
Accruals JEiR & H 1,046 3,416
Amounts due to subsidiaries JE A~ B /B A &) FR B 3,824 3,834
4,870 7,250
Net Current Assets RBEERE 1,455,825 1,543,216
Total Assets less Current Liabilities #EER B EE 1,457,595 1,544,986
Capital and Reserves BEARERE
Share capital A& A 442,244 442 244
Reserves G 1,015,351 1,102,742
Total Equity 48 fE 3 1,457,595 1,544,986

The Company’s statement of financial position was
approved and authorised for issue by the Board of

Directors on 18th March, 2020 and are signed on EERKREE
its behalf by:
Liu Ying Albert Tong
2 = = fE
Chairman Director
B 2
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Notes to the Consolidated Financial Statements
A SRR

For the year ended 31st December, 2019 HE2—F— &+ _A=+—HIFE

28.COMPANY’S STATEMENT OF 28. A NE MR R K GEE =
FINANCIAL POSITION AND
RESERVES (continueq)

MOVEMENT IN THE COMPANY'’S AATZ@EET
RESERVES
Retained
profits
RE &R
HK$’000
FET
THE COMPANY VNN
Balance at 1st January, 2018 RZE-—N\F—H—B&#% 838,924
Dividend paid AT AR B (117,385)
Profit for the year F 2% A 381,203
Balance at 31st December, 2018 R-ZE-—NEFE+_A=1+—HBH&EH 1,102,742
Dividend paid AT AR B (104,342)
Profit for the year FEm A 16,951
Balance at 31st December, 2019 R-B-NAF+-ZBR=+—H&H® 1,015,351
At the end of the reporting period, the Company REEBHR  ARQAA#EAEAMHDIRH
had distributable reserves of approximately % 491,015,351,000/8 0 (=& — )\ F
HK$1,015,351,000 (2018: HK$1,102,742,000). 1,102,742,000/8 JT) °

1 31 RIVERA (HOLDINGS) LIMITED JI[5i] &£ @ AR A 7]



Notes to the Consolidated Financial Statements
A HRRMEE

For the year ended 31st December, 2019 BE—Z—NF+-_A=+—HIFE

29.GENERAL INFORMATION OF 9.MBARAZ —KRES

SUBSIDIARIES

KRB NFE+-A=t+—AEHBARZ
HEMT :

Details of subsidiaries at 31st December, 2019 are
as follows:

Paid up issued Proportion of

ordinary issued capital/
Place of share capital/ registered capital
incorporation registered and voting power Principal
Name of subsidiary and operation capital held by the Company activities
AR L R BRERTEER FLOABECEROREK/
WEARARE REnE RE/EMER dMEARRZEL = TEEH
Directly Indirectly
Hi F
% %
Advance Investments Limited Hong Kong HK$2 = 100 Investment holding
REREARAR BE 2T REAR
Celion Corp. British Virgin Islands US$1 100 - Investment holding
REGBREE E REER
Chiefast Development Limited Hong Kong HK$2 = 100 Investment holding
HRERERARA ) 28T REER
Crown Map International Limited Hong Kong HKS$1 100 - Investment holding
0 1T REER
Forty Enterprises Company Limited Hong Kong HK$20,000 100 - Investment holding
ERLEARAR 0 20,000 7 REAR
Giant Hero Limited Hong Kong HK$10,000 100 - Investment holding
55 10,000/ 7T RERR
Jia Feng (Macau) Companhia Macau MOP25,000 - 100 Property holding
Limitada
RE(RM)BERAA 2P 25,0008 ESSEe
Joker Investments Company Limited Hong Kong HK$20,000 100 - Investment holding
BEREAARAR 0 20,0007% 7T REAER
Parklane Industries Limited Hong Kong HK$10,000 100 - Investment holding
AREZEARAA 30 10,000 T REAR
Rivera Holdings (Macau) - Macau MOP100,000 - 60  Property development
Sociedade de Investimentos E and investment
Fomento Predial Limitada
A EE(RMA) BRATE 2P 100,000 3% NERERRE
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Notes to the Consolidated Financial Statements

e M RARMEE

For the year ended 31st December, 2019 HE2—F— &+ _A=+—HIFE

29.GENERAL INFORMATION OF

SU BSI DIARI ES (Continued)

Paid up issued

Proportion of

20.MBRARIZ—MRE R«

ordinary issued capital/
Place of share capital/ registered capital
incorporation registered and voting power Principal
Name of subsidiary and operation capital held by the Company activities
A B L R BRBRAEZER AQAKAERARLY/
MEARER ReEns RE/ERER EMEFRRATELE TEXR
Directly Indirectly
EE Gf:
% %

Rivera Management (H.K.) Limited Hong Kong HK$10,000 100 - Provision of secretarial
and administrative
services to group
companies

IAER (FE)ERAR B 10,000% 7T REWE RITHRE T
SERA

Rivera (Nominees) Limited Hong Kong HK$10,000 100 - Provision of nominee
services to group
companies

I (REBA)BRAR Bif 10,000 7T REREARE T
SERA

Royton Inc. British Virgin Islands USS1 100 - Investment holding

EBARRES (E RERR

Shine Trip Limited Hong Kong HK$4,000,000 - 100 Investment holding and
securities trading

mEERAA Bif 4,000,000 T REBBRREFEE

SOFIL - Sociedade de Fomento Macau MOP2,500,000 60 40 Property holding and

Industrial de Macau, Limitada investment

RATIXERARRA -1 2,500,000/ % NERBRRE

Superwell Development Limited Hong Kong HK$10,000 100 - Investment holding

REERERAA &R 10,0007 7T REAMR

LBXEEERER AT Mainland China US$16,290,000 - 93.53  Property development

(Shanghai Boulevard Real Estate and investment, and

Co., Limited) (Note a) investment holding
TERBEXARAA P ElR 16,290,000 70 NERERRREN

(Hiita) RERR
LBRRREAERARAR Mainland China RMB50,000,000 - 93.53  Investment

(Note b) management

(W##b) P ElR AR 50,000,007 REEE

RIVERA (HOLDINGS) LIMITED 1| /A5 [E % BR A &)



Notes to the Consolidated Financial Statements

R B IRARMIEE

For the year ended 31st December, 2019 BE—Z—NF+-_A=+—HIFE

29.GENERAL INFORMATION OF

SU BSIDIARIES (Continued)

Note a: The subsidiary is a limited liability company
(Taiwan, Hong Kong, Macau and domestic
equity joint venture) established in the
Mainland China.

Note b: The subsidiary is a limited liability company
established in the Mainland China and solely
funded by a foreign invested enterprise.

None of the subsidiaries had any debt securities
outstanding at the end of the reporting period, or
at any time during the year.

30.EVENT AFTER THE

REPORTING PERIOD

The scope and intensity of the recent outbreak
of a novel coronavirus disease worldwide is
expected to create disruptions and uncertainties
in economic and business activities of populations
in the countries affected. The extent to which
national and global economies and financial
markets would be adversely impacted would be
difficult to predict with any accuracy at this stage.
However, one encouraging sign has emerged
in that incumbent governments of developed
economies have implemented aggressive policies
and measures to mitigate the unfavourable effects
and to lend support to their respective economy.
The Group will continue to monitor the situation
closely and any financial impact on the operations
of the Group, should this happen, would be
reflected in the consolidated financial statements
of the Group for the financial year 2020.

29.

30.

B ARz —REFR =

Hiita : WHBRRR—FKETBERMMKILL

EREERAR(BBREFANEE) -

Hiato - UEHIB AR A —RET B ALK
SINERECREANBEEREELRA -

B R 3R SR 4 70 1 (5 0 4
EAREES BHEBS -

BEHREE

ERNFRERBERBORERBEE 2BE
REE BHEARFEBRRIARZEE
MEAREHETRTERTARESE - EIRE
BRENERAASSB R 2B
TS ANTERE - A BATERS AR
SN R T E QBRI T LRIRE
BERNMERARBEINZE  ARELH
BREXE AEEREEZNEENRRN -
W—BERAEEESEELERNPBZE K
RAEB 2 T _TFHRFRE 22U
TR A AR o
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Schedule of Principal Properties

At 31st December, 2019 R —ZE—hFE+—-_A=+—H

PROPERTIES HELD BY KEBEE2ZYE

THE GROUP

Investment property BEWE

Approximate Estimated

Lot Gross gross Lease Group’s Stage of date of

Description number site area floor area Use term interest  completion  completion
(Sq.m.) (Sq.m.)
Ba

#15 WRES HEEERE ABREEE kS BHFE AREzER TRER TR AR
(FHK) (FHK)

Nossa Senhora Do 8869 and 5,255 20,500 Residential Freehold 60%  Vacant land Pending
Carmo, S.J., 10032 for review
Taipa, Macau

RABEMHT 8869 5,255 20,500 fix AR 60% = E i RRESR

10032
Properties held for sale FEYWE
Approximate
Lot gross Lease Group’s
Description number floor area Use term interest
(Sq.m.)
BA rEE
15 i B 4R 5% BEEER Bg HAEH 2R
(F7K)
Carparks, Phase I, Lot 1 and 7,975 Carpark  Long term 93.53%
Tomson Beautiful Space, Lot 3,
No. 56-156, Lane 50, 17 Jiefang,
Guang Lan Road/Long Dong Avenue, Zhangjiang
Zhangjiang Hi-Tech Park, Hi-Tech Park,
Pudong New Area, Shanghai, Pudong
People’s Republic of China New Area
FEARLMBEESTHRNE  BEHERT 7,975 & fiz R 93.53%
L= B E R = BH E =
RER K8, E M BR507F56 % 156K 17THH1 R
mEFE BB k3K

RIVERA (HOLDINGS) LIMITED 1| /A5 [E %5 fR A &)



PROPERTIES HELD BY
AN ASSOCIATE

Schedule of Principal Properties

At 31st December, 2019 R —Z— hFE+_A=+—H

—RBEATREZWE

Properties under development BERYE
Approximate Estimated
Lot Gross gross Lease  Group’s Stage of date of
Description number  site area floor area term interest Use completion completion
(Sg.m.) (Sq.m.)
if Ba A58 st
3 R ET AER AREER HOEH L RE RAKRAR xHRAH
(F5K) (FHK)
Phase I, ZJ Legend, Lot 1, 15,335 27,603 Medium to 37% Commercial Under Note
No. 225, Chen Hui Road, 27 Jiefang, long term planning
Zhangjiang Hi-Tech Park, Zhangjiang
Pudong New Area, Shanghai, Hi-Tech
People’s Republic of China Park,
Pudong
New Area
thiE \RLANE BEHE 1533 27,603 HHZERH 37% Ax REW® Wit
LEmERIE FLa bR
RL =R E R R %2255 e
FIEE_H MR

Note: The development plans are still under review, the

completion time for this property project cannot be

estimated at this stage.

Properties held for sale

TEU=

Approximate

fiat - BRAEDERS T - REEEEF LM E
HEERZEE -

gross floor Group’s
Description Lot number area Lease term interest Use
(Sg.m.)
Ba
B3] WRES AEEER HOFH FEEz#ER B#
(7 %)
Carparks, Zhangjiang Tomson Garden, Lot 1, 29,764 Long term 37% Carpark
Lane 825-828, Chen Hui Road, 27 Jiefang,
Zhangjiang Hi-Tech Park, Zhangjiang
Pudong New Area, Shanghai, Hi-Tech Park,
People’s Republic of China Pudong
New Area
hEARLME FETERTE AR R 29,764 RE 37% Bf
5L = % B & = 1 $5825-828FF FIatRER
FLsEREEML 2T E
Carparks, Tomson Ginkgo Garden Lot P1-P3, 45,213 Long term 37% Carpark
Lane 566, Ze Feng Road, Nangiao, 0002, 0013,
Fengxian District, Shanghali, 2002 Jiefang,
People’s Republic of China Nangiao,
Fengxian District
PEARANE EETEER ZERMEA 45,213 R 37% By
1R 8% 8 5667 0002 * 0013 *
e REEN 2002485
P1-P3f-
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Schedule of Principal Properties

At 31st December, 2019 R —Z— hFE+—_A=+—H

PROPERTIES HELD BY

AN ASSOC IATE (Continued)

Investment properties

—XBEQARBEEZYE

Approximate

gross floor Group’s
Description Lot number area Lease term interest Use
(Sq.m.)
Bma
#15 BRESR AREER BAEH ZEEzER Rz
(F7 %K)
Phase |, Zhangjiang Micro-electronics Lot 1/2, 26 Jiefang, 14,5617 Medium term 37% Commercial
Port, No. 690 Bibo Road, Zhangjiang
Zhangjiang Hi-Tech Park, Hi-Tech Park,
Pudong New Area, Shanghali, Pudong New Area
People’s Republic of China
PEARLME LETERTE HRAE 14,517 8 37% GES
FL =R E & 2 K 3569057 FIEHKER
FIMETFE—H 265 911/2
Phase Il, Zhangjiang Micro-electronics Lot 1/2, 26 Jiefang, 82,457  Medium term 37% Commercial
Port, No. 690 Bibo Road, Zhangjiang
Zhangjiang Hi-Tech Park, Hi-Tech Park,
Pudong New Area, Shanghali, Pudong New Area
People’s Republic of China
hEARANE LETHRINE HRAE 82,457 5 37% [EES
RL = B E & 2 K 3569057 FIHHKER
FIMEFE_H 265 911/2
Phase |, ZJ Legend, Lot 1/6, 26 Jiefang, 26,492 Medium term 37% Commercial
No. 635 Bibo Road, Zhangjiang
Zhangjiang Hi-Tech Park, Hi-Tech Park,
Pudong New Area, Shanghali, Pudong New Area
People’s Republic of China
REARANE LETHRINE BHRAE 26,492 o 5 37% [EES
RL = B E & 2 K 3563557 FIGHKER
FIEH—H 268 571/6x
Phase Il B, Lot 1, 27 Jiefang, 29,372 Long term 37% Residential
Zhangjiang Tomson Garden, Zhangjiang
No. 68, 69, 72, Hi-Tech Park,
Lane 828, Chen Hui Road, Pudong New Area
Zhangjiang Hi-Tech Park,
Pudong New Area, Shanghai,
People’s Republic of China
hEARANE BT BRI R 29,372 R H 37% £%E
RL&HRE ERERK8287 FLRMEER
68+ 69 * 725% 2T

Rz E E= 4B

RIVERA (HOLDINGS) LIMITED 1| /A5 [E % BR A &)



PROPERTIES HELD BY

AN ASSOC IATE (Continued)

Investment properties (continueq)

Schedule of Principal Properties

At 31st December, 2019 R —Z— hFE+_A=+—H

—XBEQARBEEZYE

BEWE w2

Approximate

gross floor Group’s
Description Lot number area Lease term interest Use
(Sg.m.)
B
B2 wRES AREER HOFH rKEzEHZ A&
(A XK)
Phase IV Commercial, Lot 1, 27 Jiefang, 6,366  Medium term 37% Commercial
Zhangjiang Tomson Garden, Zhangjiang
No. 188, Lane 238, Huo Xiang Road, Hi-Tech Park,
Zhangjiang Hi-Tech Park, Pudong New Area
Pudong New Area, Shanghai,
People’s Republic of China
hEARANME LETERTE HRAE 6,366 8 37% GES
%I = BH Bl & 2 F $% 2387 1685 KIEER
FLAEREMSBER 2TEM R
Phase IV, Zhangjiang Tomson Garden, Lot 1, 27 Jiefang, 36,049 Long term 37% Residential
No. 188, Lane 238, Huo Xiang Road, Zhangjiang
Zhangjiang Hi-Tech Park, Hi-Tech Park,
Pudong New Area, Shanghai, Pudong New Area
People’s Republic of China
hEARAME LETERTE HRAE 36,049 RH 37% FE
%)L = BH Bl & 2 F 752387 16885 KIERER
)15 R E M TEINE
Commercial-cum-office building Lot P1-P3, 0002, 11,046 Long term 37% Commercial
Lane 566, Ze Feng Road, Nangiao, 0013, 2002
Fengxian District Shanghai, Jiefang, Nangiao,
People’s Republic of China Fengxian District
PEARANE LETEER ZERMRE 11,046 i 37% GES
1B = 2 K566 0002 + 0013 »
HERBANE 20024
P1-P3E
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Five-Year Financial Summary

EFHBEHRE

CONSOLIDATED STATEMENT OF
PROFIT OR LOSS

mEEmR

Year Ended 31st December
BEt+t-A=t-HLEE

2015 2016 2017 2018 2019
—B-nfF —F-nF —FtFf —F-\F CZF-NF
HK$'000 HK$’000 HK$'000 HK$’000 HK$°000
TET TAL TAEL TEL THERT
Gross proceeds from el
operations 401,178 633,532 140,097 219,662 181,421
Profit before taxation BR B0 A1 & A 169,127 320,023 271,578 194,591 114,931
Taxation Fi1E 5,463 (14,173) 9,743 (17,609) (3,046)
Profit for the year FEEHEF 174,590 305,850 281,321 176,982 111,885
Attributable to: AR :
Owners of the Company ARAERBAA 174,126 305,586 281,142 177,053 111,747
Non-controlling interests e 464 264 179 (71) 138
174,590 305,850 281,321 176,982 111,885
CONSOLIDATED STATEMENT OF ##Z&AMBARRE
FINANCIAL POSITION
At 31st December
R+=BA=+-H
2015 2016 2017 2018 2019
“T-RF TR ZT—+tF TN\ ZE-NE
HK$'000 HK$'000 HK$'000 HK$'000 HK$°000
FEL TET TAEL TAEL THERT
Property, plant and equipment #1% - &= k% E 7,385 6,337 5,290 4,459 3,593
Investment property WEME 28,563 28,563 28,563 28,563 28,563
Interest in an associate R—RBERAZ
T 859,425 921,610 975,284 755,406 739,250
Deferred tax assets BEBEEE 16,245 15,324 16,594 17,885 -
Available-for-sale investments ~ A] fit 1 & & & 334,880 556,689 776,956 - -
Equity instruments at BATET AR
fair value through other 2HEkEGE
comprehensive income RATE - - - 557,569 490,319
Net current assets TEERERE 1,043,340 1,101,279 1,187,804 1,324,013 1,349,313
Total assets less BEER
current liabilities mBBE 2,289,838 2,629,802 2,990,491 2,687,895 2,611,038
Equity attributable to ARAERFAA
owners of the Company FERE S 2,232,101 2,566,614 2,947,204 2655945 2,579,293
Non-controlling interests IR AR R 2 10,681 10,238 11,208 8,590 8,548
2,242,782 2,576,852 2,958,407 2,664,535 2,587,841
Non-current liability FnBEE 47,056 52,950 32,084 23,360 23,197
2,289,838 2,629,802 2,990,491 2,687,895 2,611,038

RIVERA (HOLDINGS) LIMITED 1| /A5 [E %5 fR A &)
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