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Financial Highlights

SUMMARY OF CONSOLIDATED STATEMENT OF PROFIT OR LOSS
For the year ended 31 December 2021

2021 2020
RMB’000 RMB’000
Revenue 1,474,128 1,306,550
(Loss)/profit attributable to equity holders of the Company (883,252) 63,757
Basic earnings per share (RMB) (1.49) (0.29)
SUMMARY OF CONSOLIDATED STATEMENT OF FINANCIAL POSITION
As at 31 December 2021
2021 2020
RMB’000 RMB’000
Cash at bank and on hand 3,331,662 4,274,938
Total assets 26,342,763 25,421,957
Total assets less current liabilities 15,428,357 20,787,543
Equity attributable to equity holders of the Company 8,620,508 9,430,396
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Contract liabilities
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*

The gearing ratio: total borrowings including bills payable and loans divided by total assets.
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Group Structure

Shenzhen Overseas Chinese Town Company Limited
(0069.57)

70.94%

Overseas Chinese Town (Asia) Holdings Limited
(3366.HK)

Investment in the “cultural tourism +
technology” industry and its ecosystem
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. Comprehensive
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/= Projects
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* Include the activity managed funds of the Group and the funds invested by the Group



Chairman of the Board

Zhang Dafan



CHAIRMAN’S
STATEMENT

Dear Shareholders,

On behalf of Overseas Chinese Town (Asia)
Holdings Limited (the “Company”) and its
subsidiaries (the “Group”), | am pleased to
present the business review for the year ended
31 December 2021 (the “Period under Review”
or the “Current Period”) and the outlook for 2022.
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Chairman’s Statement

BUSINESS REVIEW

As changes unseen in a century and the COVID-19
pandemic were intertwined in 2021, the global political
and economic landscape faced increasing instability and
uncertainty, the tide of anti-globalization continuously rose,
the impact of inflation on the global industrial chain spread at
a faster pace, and the global economy recovered unevenly.
Facing the more severe and complex external situation and
various risks and challenges, the Chinese government has
taken a holistic approach and responded calmly, leading
the world in the pace of economic recovery. In 2021, GDP
grew by 8.1% year on year, ranking among the top in major
economies. The Chinese government focused on ensuring
“stability on the six fronts” and “security in the six areas”,
and paid attention to the cross-cycle adjustment of macro
policies, achieving combined results of higher growth, more
jobs and lower prices.

During the Period under Review, China stuck to policy of
“houses should be for living in, not for speculation” and
continuously rectified and standardized the order in the
real estate market while the real estate market was under
the pressure from the COVID-19 pandemic on the demand
side, which led to drastic changes in the fundamentals of
the real estate industry and the continuous acceleration of
the industry clearing and integration, as well as a profound
adjustment for the profit position of the Group’s associate

companies. It had a relatively significant impact on the
operating results of the Group in 2021. Against the backdrop
of sharply declining industry and market expectations,
the Group focused on strengthening post-investment
management, kept improving its risk management and
control capability and internal governance level, and
reduced the negative impact of changes in the industry
and policy environment on the Company’s operations.
In the meantime, the Group proceeded to speed up
the revitalisation and exit of assets in existing projects,
expanded its overseas asset management capability, and
increased the size of and investment in actively managed
funds, striving to build a healthy development pattern with
a reasonable structure on the asset side and sustainable
growth on the profit side.

In 2021, the Group proactively optimised its asset-side
structure and consolidated its overseas asset management
capability. The equity investment and fund management
business showed a steady development trend. During
the Period under Review, the Group make continuous
efforts on the asset side, capital side and project side.
Specifically, it strengthened the linkage and coordination
with industry and capital partners, and strictly implemented
the post-investment management mechanism centring on
risk control and value creation. On the asset side, the




Chairman’s Statement

Group successfully exited projects such as its investment in
shares in Tongcheng-Elong Holdings Limited (“Tongcheng-
Elong”) and Runyu Fund in 2021, which improved the
efficiency of capital reserves and asset turnover. On
the capital side, under the unfavourable background of
the COVID-19 pandemic repeatedly damaging market
confidence, the Group initiated the establishment of
Nantong Zijing Huaxin Industry Master Fund and Foshan
Gaoxin Technology Industry Fund, which has increased the
size of actively managed funds and enriched the types of
fund management business. In terms of the project side,
the Group strategically acquired a stake in Semk Holdings,
and invested in a number of high-quality industrial projects
through its fund, consolidating the Company’s presence in
the “cultural tourism + technology” industrial ecosystem. In
2021, the Group successively won a number of honours in
the capital market, and its professional investment ability
has been recognised.

OUTLOOK FOR 2022

In 2022, the global political and economic environment will
remain complex and severe. The spread of geopolitical risks
will cause severe disturbance to the supply and demand
pattern of the global industrial chain. There will be reinforced
expectations that the liquidity conditions will be marginally
tightening. The global economic recovery will be at risk of
facing a turning point and imbalance. China’s domestic
economic development will face triple pressures of demand
contraction, supply shock and weakening expectations. In
the context of resurgence of the COVID-19 pandemic and
weakening momentum in exports, the Chinese government
has placed stable growth in a more prominent position and
will keep implementing the innovation-driven development
strategy and the strategy of expanding domestic demand.
Technological innovation and domestic demand growth
will become the core drivers of the Chinese government’s
“stable growth” policy. China’s economic growth in the
“post-pandemic” era is still full of resilience and potential.
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Looking forward to 2022, the Group believes that as China
is the world’s second-largest economy and the world’s
second-largest consumer market, there will be a lot of
investment opportunities in industrial chains characterised
by “specialty, refinement, uniqueness and novelty” and
new consumption fields, driven by the wave of industrial
digitalisation and intelligentisation. Under the “stable
growth” policy, the Chinese government will continue to
implement its proactive fiscal policy and prudent and loose
monetary policy. Market liquidity will remain abundant, and
financing costs are expected to decline. The Group will
adhere to the professional, prudent and aggressive business
strategy, strengthen the empowerment management and
risk control of investment projects, and enhance the asset
side, expand the capital side, and optimise the project side,
so as to build a new pattern of sustainable development.
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Chairman’s Statement

Be eclectic, let go of the old, and embrace the new. In
2022, the Group will focus on the strategic positioning of
building itself into a cross-border investment and asset
management company of “cultural tourism + technology”,
and accelerate the implementation of the new development
idea of “adjusting structure, strengthening capabilities,
expanding resources, and shifting the track”: The focus of
“adjusting structure” is to accelerate the revitalisation and
exit of assets in existing projects, and resource allocation
will tilt toward high-quality industrial projects in the fields of
fund management and “cultural tourism + technology”. As
for “strengthening capabilities”, efforts will be concentrated
to build a team of professionals and increase the size of
actively managed funds, through which it will buy the
equity interest of high-quality projects in the “cultural
tourism + technology” industrial chain, and continuously
enhance industrial competitiveness and influence. In
terms of “expanding resources”, priorities will be given
to the establishment of a broad cooperative alliance on
the capital side and the industry side. Through resource
interconnection and exchange, cooperation with strong
partners, etc., it will improve resource linkage capability
and increase the attractiveness and integration of capital
and high-quality industrial resources. As for “shifting the
track”, the focus is on accelerating and increasing the
investment in “cultural tourism + technology” industrial
ecosystem, building competitive barriers for subdivided
tracks, and improving the ability and level to earn a profit.

Itis along and challenging journey, but now we are starting
from scratch. Under the policy of “houses should be for
living in, not for speculation” and the expected declining
industry fundamentals, the Group is expected to face profit
pressure under the constraint of asset structure in 2022.
However, we believe that comprehensively “adjusting
structure” to optimise the allocation of resources and
actively “shifting the track” to build new momentum are the
inevitable choices to achieve the strategic goal of building
ourselves into a cross-border investment and asset
management company of “cultural tourism + technology”
during the “14th Five-Year Plan” period. We believe even
more that after suffering from the pain of adjustment, we
will see improvement in the quality of corporate growth
and the flexibility of performance, and have stronger and
better industrial resource integration and industry influence.
The Group will combine the favourable conditions of Hong
Kong’s international capital market and Mainland China’s
vast economic hinterland. Based on the cross-border
investment and asset management business, it will make
use of high-quality industrial resources to develop areas in
industry digitization and intellectualization, and strengthen,
optimise and expand the “cultural tourism + technology”
industrial ecosystem, with a view to create outstanding
results to give back to shareholders and the society.

Overseas Chinese Town (Asia) Holdings Limited
Zhang Dafan
Chairman of the Board

29 April 2022



Management Discussion
and Analysis

Executive Director and
Chief Executive Officer

Xie Mei

OPERATING RESULTS AND BUSINESS
REVIEW

In 2021, the Group actively seized the investment
opportunities related to consumption upgrade and
technology innovation brought about by the high quality
development of China’s economy, focused as a cross-
border investment and asset management company on
its strategic positioning of “cultural tourism + technology”,
and promoted in-depth strategic transformation; revitalised
existing assets when optimising resource allocation
and enhancing asset turnover; optimised the capital
management closed loop of “fund raising, investment,
management and exit” with industrial advantages and
expertise to build holistic asset management capabilities;
rode on the parent company’s resource advantages in the
cultural tourism industry to strengthen the business synergy
between our portfolio companies and the parent company
to achieve empowerment with capital; and focused on key
investment areas, adjusted the asset structure and steadily
increase the scale of asset management.
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During the period, the Group achieved an operating
revenue of approximately RMB1,474 million, representing
an increase of approximately 12.8% over the corresponding
period of last year; loss attributable to equity holders of
the Group amounted to approximately RMB883 million
during the period, mainly due to a significant increase in
share of loss of certain associates and impairment charges
recorded on their equity interests during the Current Period
as a result of the downturn in the real estate industry.

Equity Investment and Fund Business

In 2021, with the post-pandemic recovery of the
domestic economy and the continuous optimisation of
the macroeconomic environment, there was an increase
in both investment quantity and investment amount. The
Chinese economy was recovering from the pandemic, and
the equity investment market rebounded rapidly, surpassing
the pre-pandemic level and hit a record high. According
to the “Review for 2021 and Prospect of China’s Equity
Investment Market” released by the Zero2IPO Research
Center, the total fundraising amount saw an explosive
growth in 2021, with the figure up 88.6% year-on-year,
and the number of newly raised funds surged 100.7%
year-on-year.
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While the fund market was expanding in 2021, the
fundraising structure was becoming increasingly polarised.
On the one hand, large funds, which were mainly
government-guided funds, large industry funds, M&A funds
and infrastructure funds, were actively established. On the
other hand, newly raised RMB funds managed by state-
backed fund managers in 2021 had significant advantages.
In addition, with the continuous implementation of the
reform of the registration system and the launch of the
Beijing Stock Exchange in 2021, the domestic listing
channel was relatively smooth, and the number of IPOs
of invested companies rose 27.3% year-on-year, which
has promoted the rapid increase in the number of exit
cases in China’s equity investment market, providing new
opportunities for development of the equity investment
and fund business.

Being the only overseas listed company under OCT
Group, the Group has its direct equity investment and
fund business rooted in advantageous areas, such as the
Guangdong-Hong Kong-Macao Greater Bay Area and the
Yangtze River Delta Economic Circle. With its investment
focused on the “cultural tourism + technology” industrial
ecosystem, the Group gave full play to the advantages of
industrial capital investment and mergers and acquisitions,
enhanced investment management capabilities, and
improved the post-investment empowerment effect to
promote the rapid development of the invested companies
to achieve an all-win situation.

Industry Distribution of
Fund Investment Projects

O

The modern services industry includes new consumption,
cultural media, cultural tourism and sports

m Emerging
technology

® Modern
services”

real estate

*

Comprehensive

In terms of equity investment, relying on OCT Group’s
advantage in cultural tourism, the Group invested in Semk
Holdings International Limited (12 Z23% i EFR AR A 7))
(“Semk Holdings”, the authorised operator of the PRC
well-known IP B.Duck) in 2021, with a current shareholding
of approximately 8.36% following Semk Holdings’ listing
on The Stock Exchange of Hong Kong Limited (the “Stock
Exchange”). Currently, Semk Holdings has established
cooperation with the parent company of the Group in
relation to the parent company’s several cultural tourism
projects. In 2021, the Group optimised resource allocation
and completed its exit in its investment in Tongcheng-
Elong, realising approximately HK$1.88 billion in total since
the first disposal in August 2020.

In terms of fund business, the total size of funds managed
and invested by the Group amounted to RMB4.37 billion
by the end of 2021, and the size of actively managed funds
was RMB1.5 billion. During the Current Period, the Group
set up two new funds and acted as the fund manager, which
consisted of a master fund, Nantong Zijing Huaxin Industry
Fund, with a size of RMB1 billion, and the Foshan Gaoxin
Technology Industry Fund, with a size of RMB200 million.
Another actively managed fund of the Group successively
invested in Guangdong ePropulsion Technology Limited,
an electric outboard motor brand, which completed a new
round of financing during the year and nearly tripled its
valuation. One of the companies invested in by a fund
invested by the Group was officially listed, opening up the
main channel for future exits. During the Current Period,
the Group successfully completed the exit from a fund with

The Size of
Actively Managed Funds
(RMB billion)
1.5
[
0.3
/.
2020 2021
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Management Discussion and Analysis

a size of RMB1.5 billion. Asset management companies of
the Group have been granted Types 4 and 9 licenses by the
Securities and Futures Commission of Hong Kong, which
will expand fundraising channels and provide customers
with more diversified cross-border asset management
services to seize investment opportunities in the cross-
border bidirectional capital flows in the PRC.

In 2021, the Group gained recognition from the industry
and won the honours including “China’s Most Growable
Institutional Investor in Big Consumption” (“/2 B ASH & &
B RMIREHIE”) of Chinese Venture, and the Golden
Investment Prize of China Venture Capital Research
Institute — “Top 30 Institutional Investors in the Field of
Culture and Sports Consumption in China” (“f Bl &{EX
BHBERERE #iEop 307).

During the period, the segment loss attributable to equity
holders of the Company amounted to approximately
RMB991 million. As a result of changes in the real estate
market, some of the Group’s associates incurred losses
as a result of large provisions made against their financial
assets, and after careful assessment and consideration, the
Group also recorded a significant increase in impairment
charges against equity interests in some associates with
indications of impairment. Please also refer to note 14 to
the Consolidated Financial Statements included in this
annual report for further details.

Comprehensive Development Business

In 2021, due to the continuous evolution of COVID-19
and the in-depth adjustment of the real estate industry,
industry players accelerated the balance-sheet reduction
and clearing. The sector entered the era of deep cultivation.
As the policy of “houses should be for living in, not for
speculation” became common sense, the regulations on
the real estate market in some regions were strengthened,
and relevant policies were tightened. The real estate market
experienced a heat up at first and then cooled down
throughout the year. Liquidity problems of several property
developers made home buyers and financial institutions
more cautious. Under a stricter policy environment, limited
size growth, increased financing difficulty, and a decline
in profit margins, higher requirements have been imposed
on property developers in respect of their risk control,
operation management, and product quality.

Relying on OCT’s brand and resource advantages in cultural
tourism and urbanisation, the Group made its presence in
cities in the core metropolitan area of the Yangtze River
Delta + Guangdong-Hong Kong-Macao Greater Bay Area.
It holds comprehensive development projects in Hefei,
Shanghai, Chongqging, Zhongshan, etc.

In 2021, the Group successfully bid for approximately
609,000 square metres land parcels in Phase Il of Hefei
Airport International Town for a total of approximately
RMB2.805 billion at a low premium rate of 2.2%, marking
its continuous focus on the operation and development
of industrial supporting projects and urban life supporting
projects. Hefei Airport International Town is located in
the core area of Hefei Xingiao Science and Technology
Innovation Demonstration Zone. The project will develop
along with key enterprises in the artificial intelligence,
new energy vehicle and integrated circuit industries in
the Zone. The Phase | and Phase Il of the Hefei Airport
International Town are expected to complete in 2023 and
2028 respectively.
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The Group’s comprehensive development projects are as follows:

Total
Gross saleablearea  Accumulated 2021 2021
Area of land floor area being launched sales area salesarea  sales amount
Shareholding ~ (tenthousand (ten thousand (tenthousand  (ten thousand  (ten thousand (RMB100
No.  Name of project Location Use of land ratio  m? full calibre)  m? full calibre) ~ Progress of project m?, full calibre) ~ m? full calibre)  m? full calibre) million)
1 Phase | of Hefei Hefei Xingjao Science and ~ Residential + 51% 69.5 848  Being marketed 49.64 38.70 1484 18.42
Airport Technology Innovation Commercial +
International Town Demonstration Zone Hotel
2 Phase Il of Hefei Hefei Xingjao Science and ~ Residential + 51% 60.9 745 Being constructed - - - -
Airport Technology Innovation Commercial
International Town Demonstration Zone
3 Hefel OCT Bantang Chaohu Economic Residential + 51% 415 345 Being marketed 400 0.30 022 032
Hot Spring Town Development Zone Commercial +
Hotel
4 Shanghai Sune Core area of the inner ringin -~ Residential + 50.50% 71 43 Being marketed 22.63 16.88 0.34 252
Creek Project Jing'an District, Shanghai Commercial +
Hotel
5 Chongging OCT Land  Chongging Liangjiang Residential 49% 18 44 Being marketed 44.30 38.40 731 12.38
Project New Area
6 Zhongshan Yuhong Zhongshan Torch Industrial  Residential 21% 91 212 Being marketed 15.50 13.10 8.13 16.33
Project Development Zone

Ml

h\ il m
e
i

H il

1
a il
-1 |
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The Group has three industrial park projects in Huizhou,
Guangdong and Suzhou, Jiangsu. As of the end of 2021,
the leasable area of the industrial parks was approximately
158,100 square metres. Upon completion of Phase | of the
Huizhou OCT Entrepreneurship and Innovation Industrial
Park under planning, the gross floor area is expected to
increase by approximately 160,000 square metres. The
industrial park business operated steadily and well, with a
combined occupancy rate of 91.4%. The total operating
revenue amounted to approximately RMB27.02 million in
2021, an increase of approximately 25.44% over the same
period of last year.

During the Current Period, the Group recorded
revenue of approximately RMB1.452 billion from the
comprehensive development business, a year-on-year
increase of approximately 13.5%. The profit attributable
to equity holders of the Company from the segment was
approximately RMB128 million, a year-on-year decrease
of 64.4% from the profit of approximately RMB360 million
in 2020, primarily due to the recognition of one-off gain
from the disposal of equity interests of certain subsidiaries
during 2020.

Finance Lease Business

The Group will no longer develop new finance lease
business, in a bid to better pool advantageous resources
and focus on its core businesses. During the period, revenue
from financing lease business amounted to approximately
RMB15.8 million and segment profit attributable to equity
holders of the Company amounted to approximately
RMB8.69 million, representing an increase of approximately
20.5% over the corresponding period in 2020, with good
recovery of existing projects. As at the end of 2021, the
total asset size of the Group’s financing lease business
was approximately RMB348 million.

FINANCIAL REVIEW

As at 31 December 2021, the Group’s total assets amounted
to approximately RMB26.343 billion, representing an
increase of approximately 3.6% over that as at 31
December 2020; the Group’s total equity amounted to
approximately RMB12.399 billion, representing a decrease
of approximately 6.2% over that as at 31 December 2020.

For the year ended 31 December 2021, the Group realised
revenue of approximately RMB1.474 billion, representing
an increase of approximately 12.8% compared to the same
period of 2020, of which, revenue of the comprehensive
development business was approximately RMB1.452
billion, representing an increase of approximately 13.5%
compared to the same period of 2020, primarily due to the
increase in revenue carried forward from the Hefei Airport
International Town Project; and revenue of the finance
lease business amounted to approximately RMB15.8
million, representing a decrease of approximately 29.8%
compared to the same period of 2020, primarily due to the
decrease in business during the Current Period.



Annual Report 2021 » OVERSEAS CHINESE TOWN (ASIA) HOLDINGS LIMITED 16

Management Discussion and Analysis

Awards for Investment Business
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2021 Top 30
Institutional Investors
in the Field of Culture and
Sports Consumption in China

For the year ended 31 December 2021, the Group’s gross
profit margin was approximately 20.6% (2020: approximately
24.2%), representing a decrease of 3.6 percentage points
compared to the same period of 2020, of which, the gross
profit margin of the comprehensive development business
was approximately 19.7%, representing a decrease of 3.1
percentage points compared to the same period of 2020,
mainly due to lower gross profit margin of the products
carried forward during the year; and the gross profit
margin of the finance lease business was approximately
74.0%, representing an increase of 16.4 percentage points
compared to the same period of 2020, mainly due to the
decrease in finance costs. The net profit margin of the
comprehensive development business attributable to equity
holders of the Company was approximately 8.8% (2020:
approximately 28.1%), representing a decrease of 19.3
percentage points compared to the same period of 2020,
mainly attributable to the recognition of the disposal gain
realised from disposal of Chengdu OCT Project and Xi’an
OCT Land Project during 2020; and the net profit margin
of the finance lease business was approximately 55.0%
(2020: approximately 32.1%), representing an increase of
22.9 percentage points compared to that of 2020, mainly
due to the decrease in interest expenses and administrative
expenses during the Current Period.

2020-2021 Best CVC of
Chinese Cultural Industry

2020-2021 China’s Most
Growable Institutional Investor
in Big Consumption

For the year ended 31 December 2021, loss attributable
to equity holders of the Company was approximately
RMB883 million (compared to profit attributable to equity
holders of the Company of approximately RMB64 million
for 2020), of which, profit attributable to the comprehensive
development business was approximately RMB128 million
(2020: profit of approximately RMB360 million), representing
a decrease of approximately 64.4% compared to the same
period of 2020, mainly attributable to the recognition of
profit from disposal of Chengdu OCT Project and Xi’an
OCT Land Project during 2020; loss attributable to the
equity investment and fund business was approximately
RMB991 million (2020: loss of approximately RMB277
million), representing an increase of approximately 257.8%
compared to the same period of 2020, mainly attributable
to the increase in share of loss of associates and provision
for impairment of equity interests in associates during
the Current Period; and profit attributable to the finance
lease business was approximately RMB8.69 million (2020:
profit of approximately RMB7.21 million), representing an
increase of approximately 20.5% compared to the same
period of 2020, mainly attributable to the decrease in
administrative expenses and interest expenses.
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Awards for Comprehensive
Development Business

ARCHITECTURE
MASTERPRIZE

DESIGN
AWARDS

OCT INTERNATIONAL TOWN

Hefei Airport International Town
International Design
Awards (IDA) 2021

Hefei Airport International Town
The Architecture MasterPrize
2021 of the USA

As a result of changes in the real estate market, some
of the Group’s associates incurred losses as a result of
large provisions made against their financial assets, and
after careful assessment and consideration, the Group
also recorded a significant increase in impairment charges
against equity interests in some associates with indications
of impairment; except the losses and impairment of equity
interests in these associates, the Group’s share of gains
from other associates amounted to approximately RMB227
million (2020: losses of approximately RMB55 million),
representing an increase of approximately RMB282 million
over the corresponding period in 2020.

For the year ended 31 December 2021, the basic loss
per share attributable to shareholders of the Company
was approximately RMB1.49 (2020: basic loss per share
of approximately RMBO0.29), representing an increase of
approximately RMB1.20 compared to the same period
of 2020. The losses for the year were approximately

PARIS
< DESIGN
AWARDS

2021
DNA PARIS DESIGN
AWARDS

OCT Hot Spring Town

ERBRETHAR
2021

A 1 4
FAIR IN NATURE

RARIHEM
ARCHITECTURE

: PUBLIC ARCHITECTURE

JunDx

Hefei OCT Bantang Hot Spring Town
iF Design Award
2021 of Germany

Hefei OCT Bantang Hot Spring Town

Paris Design Awards
2021 of France

RMB899 million (2020: losses of approximately RMB24
million), representing an increase of approximately RMB875
million compared to the same period of 2020, mainly due
to share of loss of associates and impairment loss on
equity interests of approximately RMB897 million during
the Current Period (2020: share of loss of associates and
impairment losses on equity interests of approximately
RMB137 million).

Distribution Costs and Administrative
Expenses

The Group’s distribution costs for the year ended 31
December 2021 were approximately RMB89 million (2020:
approximately RMB98 million), representing a decrease
of approximately 9.2% compared to the same period of
2020, which was mainly due to the decrease in sales
commissions and advertising expenses.
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The Group’s administrative expenses for the year ended
31 December 2021 were approximately RMB273 million
(2020: approximately RMB352 million), representing a
decrease of approximately 22.4% as compared to the same
period of 2020, of which, administrative expenses of the
comprehensive development business were approximately
RMB189 million (2020: approximately RMB234 million),
representing a decrease of approximately 19.2% as
compared to the same period of 2020, which was mainly
due to the decrease in relevant costs (such as labour costs)
caused by the improvement in administration; administrative
expenses of the finance lease business were approximately
RMBO0.71 million (2020: approximately RMB3.9 million),
representing a decrease of approximately 81.8% as
compared to the same period of 2020, which was mainly
due to the decrease in professional consultant fees and
depreciation and amortisation costs; and administrative
expenses of the equity investment and fund business were
approximately RMB18.27 million (2020: approximately
RMB16.55 million), which were approximate with that of
the same period of 2020.

Interest Expenses

The Group’s interest expenses for the year ended 31
December 2021 were approximately RMB149 million (2020:
approximately RMB183 million), representing a decrease
of approximately 18.6% as compared to the same period
of 2020, of which, interest expenses of the comprehensive
development business were approximately RMB116 million
(2020: approximately RMB100 million), representing an
increase of approximately 16.0% as compared to the same
period of 2020, mainly due to the increase in the weighted
average amount of loans; interest expenses of the finance
lease business were approximately RMB3.99 million (2020:
approximately RMB9.27 million), representing a decrease
of approximately 57.0% as compared to the same period of
2020, mainly due to the decrease in the weighted average
amount of loans and the weighted average ratio of loans;
and interest expenses of the equity investment and fund
business were approximately RMB22.52 million (2020:
approximately RMB69.19 million), representing a decrease
of approximately 67.5% as compared to the same period of
2020, mainly due to the decrease in the weighted average
amount of loans and the weighted average ratio of loans.

Dividends

The Board resolved not to propose payment of a final
dividend for the year ended 31 December 2021 (2020:
Nil) after considering the Company’s annual results and
its long-term development plan and objectives.

Liquidity, Financial Resources and Capital
Structure

The total equity of the Group as at 31 December 2021
was approximately RMB12.399 billion (31 December 2020:
approximately RMB13.225 billion); current assets were
approximately RMB16.454 billion (31 December 2020:
approximately RMB13.633 billion); current liabilities were
approximately RMB10.914 billion (31 December 2020:
approximately RMB4.634 billion). The current ratio was
approximately 1.51 as at 31 December 2021, representing
a decrease of 1.44 as compared to that as at 31 December
2020 (81 December 2020: approximately 2.95), mainly due
to reclassification of certain loans from banks and related
parties from long-term liabilities to short-term liabilities.
The Group generally finances its operations with internally
generated cash flow, credit facilities provided by banks
and shareholder’s loans.

As at 31 December 2021, the Group had outstanding
bank and other loans of approximately RMB5.747 billion,
with fixed rate loans of approximately RMB1.935 billion
(31 December 2020: outstanding bank and other loans of
approximately RMB6.606 billion, with fixed rate loans of
approximately RMB2.078 billion). As at 31 December 2021,
the interest rates of bank and other loans of the Group
ranged from 1.31% to 4.75% per annum (31 December
2020: ranged from 1.33% to 4.75% per annum). Some
of those bank loans were secured by certain assets of
the Group and corporate guarantees provided by certain
related companies of the Company. The Group’s gearing
ratio (being the total borrowings including loans divided by
total assets) was approximately 30.7% as at 31 December
2021, representing a decrease of approximately 4.0
percentage points as compared with that of approximately
34.7% as at 31 December 2020, which was mainly due to
the decrease in bank and other loans.
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As at 31 December 2021, approximately 37.9% of the
total amount of outstanding bank and other loans of the
Group amounting to approximately RMB2.176 billion was
denominated in Hong Kong Dollars (31 December 2020:
approximately 53.8%); and approximately 62.1% amounting
to approximately RMB3.571 billion was denominated in
Renminbi (31 December 2020: approximately 46.2%).
As at 31 December 2021, approximately 0.1% of the
total amount of cash and cash equivalents of the Group
was denominated in United States dollars (31 December
2020: approximately 0.4%); approximately 90.7%
was denominated in Renminbi (31 December 2020:
approximately 59.4%); and approximately 9.2% was
denominated in Hong Kong dollars (31 December 2020:
approximately 40.2%).

The Group’s liquidity position remains stable. The
Group’s transactions and monetary assets are principally
denominated in Renminbi, Hong Kong Dollars and United
States Dollars. For the year ended 31 December 2021,
the Group has not experienced any material difficulties
in or effects on its operations or liquidity as a result of
fluctuations in currency exchange rates. For the year
ended 31 December 2021, the Group did not enter into
any foreign exchange forward contracts and other material
financial instruments for hedging foreign exchange risk
purpose.

Contingent Liabilities

The Group has entered into agreements with certain banks
with respect to mortgage loans provided to buyers of the
property units. Pursuant to the mortgage agreements
signed between the Group and the banks, the guarantee
will be released upon the issuance of the individual property
ownership certificate. Should the mortgagors fail to pay
the mortgage monthly instalment before the issuance of
the individual property ownership certificate, the banks
can draw down the security deposits up to the amount of
outstanding mortgage instalments and demand the Group
to repay the outstanding balance if the deposit balance is
insufficient.

The amount of guarantee deposits required varies among
different banks, but usually within a range of 0% to 5%
of the mortgage loans granted to buyers, with prescribed
capped amount.

The management does not consider it probable that the
Group will sustain a loss under these guarantees over the
term of the guarantee as the bank has the rights to sell the
properties and recovers the outstanding loan balance from
the sale proceeds if the property buyers default payment.
The management also considers that the market value of
the underlying properties is able to cover the outstanding
mortgage loans guaranteed by the Group. Therefore, no
liabilities are recognised in respect of these guarantees.

As at 31 December 2021, guarantees given by financial
institutions for mortgages facilities granted to buyers of the
Group’s properties amounted to approximately RMB498
million in total (31 December 2020: approximately RMB100
million).

EMPLOYEES AND REMUNERATION
POLICY

As at 31 December 2021, the Group employed 311 full-
time employees in total. The basic remunerations of the
employees of the Group are determined with reference to
the industry’s remuneration benchmark, the employees’
experience and their performance, and equal opportunities
are offered to all staff members. Salaries of the employees
are maintained at a competitive level and are reviewed
annually, with reference to the relevant labour market
and the economic situation. The remunerations of the
Directors are determined based on a variety of factors
such as market conditions and responsibilities assumed
by each Director, and their performance. Apart from the
basic remuneration and statutory benefits, the Group also
provides bonuses to the staff based upon the Group’s
results and their individual performance.



Annual Report 2021 ¢ OVERSEAS CHINESE TOWN (ASIA) HOLDINGS LIMITED 20

Management Discussion and Analysis

The Group has not experienced any significant problems
with its employees or disruption to its operations due
to labour disputes nor has it experienced any difficulty
in the recruitment and retention of experienced staff
during the Current Period. The Group maintains a good
relationship with its employees. Most members of the
senior management have been working for the Group for
many years.

IMPORTANT EVENTS

Further Disposal of Listed Securities of
Tongcheng-Elong

A wholly-owned subsidiary of the Company, City Legend
International Limited (“City Legend”), disposed of the listed
securities of Tongcheng-Elong in a series of transactions
on the market. Following the series of disposals and as at
the date of this annual report, the Group no longer holds
any shares of Tongcheng-Elong. For further details, please
refer to the announcements of the Company dated 17
February 2021, 19 February 2021, 25 February 2021 and
31 March 2021 and two circulars of the Company dated
23 April 2021.

Establishment of Xiamen Qiaorun Investment
Partnership (Limited Partnership) (& F3{& ;@&
BEEBLEBERER)

On 23 February 2021, Shenzhen OCT Gangya Holdings
Development Co., Ltd. (RYIEGHETIEREREES
R~ 7A]) (“Shenzhen OCT Gangya”) and Shenzhen
Huayou Investment Co., Ltd. (FYITELIZEBR A F)
(“Shenzhen Huayou”), both of which are indirect wholly-
owned subsidiaries of the Company, Shanghai Xuxiang
Trading Co., Ltd. (L8 M E 5 BR A7), Panxing Capital
Management (Shenzhen) Co., Ltd. (& EEARER(EI)E
fR A2 7]) and Xiamen Zhongmao Yitong Commerce Co.,

Ltd. (EFTFRXmBEE AR A A) entered into a limited
partnership agreement in relation to the establishment
of Xiamen Qiaorun Investment Partnership (Limited
Partnership) (EFIBHEEREARLCEERAEE)). The
total capital contribution subscribed by Shenzhen OCT
Gangya and Shenzhen Huayou to the partnership was
RMB600,010,000. For further details, please refer to the
announcement of the Company dated 23 February 2021
and the circular of the Company dated 23 April 2021.

Entering into the Supplemental Agreement
for Subscription of 49% Interest in Cayman
Fund

On 9 April 2021, the Company, City Legend, HNW
Investment Fund Series SPC, Century Ginwa Retail
Holdings Limited, Kinetic Creation Global Investments
Limited, CCB International Asset Management Limited and
Xi’an OCT Land Co., Ltd. and City Turbo Limited (% B &
A A]) entered into a supplemental agreement to the Private
Placement Memorandum to revise the Private Placement
Memorandum (relating to the Group’s subscription of a
Cayman Fund in December 2020) under which, subject
to all parties to the supplemental agreement obtaining
all requisite approvals, the open period for the transfer
or redemption of the fund shares of such Cayman Fund
is to be amended. For further details, please refer to the
announcement of the Company dated 9 April 2021 and the
circular of the Company dated 26 May 2021.
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Established Shenzhen Qiaoheng No. 1
Investment Enterprise (Limited Partnership)

(RYIBE-FREEXERER))

On 26 April 2021, Shenzhen OCT Gangya and Shenzhen
Huayou entered into a limited partnership agreement with
Shenzhen Haomei Enterprise Co., Ltd. (R T iF X E %A
[& 2 &]) and Shenzhen Jingcheng Enterprise Co., Ltd. (&
P ERER E 2 AR A 7)) in relation to the establishment of
Shenzhen Qiaoheng No. 1 Investment Enterprise (Limited
Partnership) (ZYIE1E -SRI E D (BRE ). The total
capital contribution subscribed by Shenzhen OCT Gangya
and Shenzhen Huayou to the partnership was
RMB719,250,000. For further details, please refer to the
announcement of the Company dated 26 April 2021 and
the circular of the Company dated 26 May 2021. The
partnership has invested in 80% equity interests of /18
HE 2 AR A (Huizhou Kaiyue Zhiye Company Limited*,
the “Project Company”) and provided shareholder’s loans
to develop an urban renewal project (the “Project”).
Subsequently, the implementation progress of the Project
has been delayed because another shareholder of the
Project Company failed to continuously provide funds for
the Project Company as planned. The Group has launched
an arbitration procedure on behalf of the partnership, and
negotiated with the shareholder to push forward the
development of the Project. The relevant arbitration and
negotiation are still ongoing.

Acquisition of Land Use Rights in the Second
Phase of Hefei Airport International Town

Hefei OCT Industry Development Co., Ltd. (& IEZEEBH T
¥3REAMR AT (“Hefei OCT Industry”, an indirect non-
wholly owned subsidiary of the Company) entered into
four state-owned Construction Land Use Right Transfer
Contracts dated 30 June 2021 (and relevant supplemental
agreements dated 30 June 2021) with Hefei Municipal
Bureau of Natural Resources and Planning (& B/ B R E&
JEANEE] D) in relation to the acquisition of land use rights
of four parcels of land, located in the second phase of
Hefei Airport International Town and with a total site area
of approximately 913.05 mu, at a total consideration of

*

For identification purposes only

approximately RMB2,805 million. For further details, please
refer to the announcement of the Company dated 17 June
2021 and the circular of the Company dated 26 July 2021.

Investment in Semk Holdings

On 7 July 2021, City Legend, Semk Holdings, Semk Global
Investment Ltd (fBZIRERILE BB A F]), and Mr. Hui Ha
Lam entered into an investment agreement in relation to
the subscription and acquisition by City Legend of a total
of approximately 9.5% of the enlarged issued share capital
of Semk Holdings after the investment at an aggregate
consideration of HK$142,500,585. City Legend also
entered into a shareholders’ agreement with Semk Holdings
and its shareholders with respect of its shareholder’s right
in the same month.

As of 31 December 2021, the equity acquisition was
completed. Semk Holdings completed its initial public
offering and commenced listing on the Stock Exchange
in January 2022. It also achieved the performance targets
for 2021. Therefore, the relevant special shareholders’
rights under the aforesaid shareholders’ agreement have
lapsed automatically.

For further details, please refer to the announcement of
the Company dated 7 July 2021.

Establishment of Nantong Zijing Huaxin
Industry Master Fund

On 19 July 2021, Shenzhen OCT Huaxin Equity Investment
Management Limited (&I EBHESZREREETEER
A A]) (“Shenzhen OCT Huaxin”, an indirect wholly-owned
subsidiary of the Company), Shenzhen OCT Gangya,
Nantong Zijing Huatong Corporate Management Limited
(FAEAEBRPEETIERBRAF), Nantong Industry
Investment Master Fund Limited (BB MEXRERFES
BBR A 7]), and other independent third parties entered into
a partnership agreement in relation to the establishment
of Nantong Zijing Huaxin Industry Master Fund. The
total capital contribution to be subscribed by Shenzhen
OCT Huaxin and Shenzhen OCT Gangya to the fund is
RMB400,000,000. For further details, please refer to the
announcement of the Company dated 19 July 2021 and
the circular of the Company dated 24 September 2021.
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Establishment of Foshan Gaoxin Technology
Industry Fund

Shenzhen OCT Huaxin, Shenzhen Huajing Investment
Limited (“Shenzhen Huajing”, an indirect wholly-owned
subsidiary of the Company), Guangdong Fogao Private
Equity Management Limited, Guangdong Fogao Holding
Limited, Foshan Nanhai Industry Development Investment
Management Limited and other independent third parties
entered into a limited partnership agreement in relation to
the establishment of Foshan Gaoxin Technology Industry
Fund. The total capital contribution to be subscribed by
Shenzhen OCT Huaxin and Shenzhen Huajing to the fund
is RMB70,000,000. For further details, please refer to the
announcement of the Company dated 15 December 2021.

SIGNIFICANT INVESTMENTS, MATERIAL
ACQUISITIONS AND DISPOSALS

Save as disclosed in this annual report, the Group had no
significant investments held, nor material acquisitions and
disposal of subsidiaries, associates or joint ventures during
the Current Period.

OUTLOOK FOR 2022

In 2022, in terms of its equity investment and fund business,
the Group will rely on OCT’s industrial resource advantages
to strengthen cooperation with government-guided funds,
market-oriented master funds and listed companies, and
expand the size of funds under active management.
Centring on new business formats such as smart cities,
smart homes and new cultural tourism technologies, the
Group will keep an eye on leading institutions in the industry
to screen and reserve high-quality investment targets with
growth potential. It will strengthen the industry-finance
integration and value empowerment, and enhance fund
management capabilities.

Under the long-acting mechanism for real estate, the
Group will continuously accelerate the development of
the comprehensive development business, boost sales,
strengthen risk prevention and control, and promote the
steady and high-quality development of the business
in 2022. The comprehensive development projects are
expected to have a total sales area of approximately
629,500 square metres. Among them, Phase | of the Hefei
Airport International Town will sell properties with an area of
approximately 403,800 square metres, including residential
and commercial products. Phase Il of the project plans to
develop high-rises, foreign-style houses and villas, business
streets and business offices, etc. The business sector
includes business streets, offices and cultural buildings,
which are expected to come into operation from 2024.

In 2022, the Group will seize the opportunities from China’s
economic restructuring and seek development guided by
the idea of “adjusting structure, strengthening capabilities,
expanding resources, and shifting the track”. Efforts will be
made to accelerate the revitalisation of existing assets, and
optimise asset structure and financial resource allocation.
The Group will improve quality and increase efficiency,
strengthen risk prevention and control, and further improve
fine management. It will mainly invest in “cultural tourism +
technology” to further consolidate the results of strategic
transformation.
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DIRECTORS
Executive Directors

Mr. Zhang Dafan, aged 55, is currently the vice president of Shenzhen Overseas Chinese Town Company Limited (“OCT
Ltd.” which is currently listed on the Shenzhen Stock Exchange with stock code: 0069.SZ, and wholly owns Overseas
Chinese Town (HK) Company Limited (“OCT (HK)")), the chairman of the board of OCT (HK) (which wholly owns Pacific
Climax Limited, a controlling shareholder of the Company). He is also the chairman of the Nomination Committee and
the Environmental, Social and Governance Committee of the Company. Since joining OCT Group Limited (“OCT Group”)
in 1991, Mr. Zhang has served as deputy general manager of the import and export division of OCT Group, a director
and the general manager of Chengdu Tianfu OCT Industry Development Co., Ltd. (R & K FTEG K E 23R AR A7)
(an indirectly wholly-owned subsidiary of OCT Ltd.) and deputy general manager of OCT (HK). Mr. Zhang graduated
from Nanjing Aeronautical Institute with a bachelor’s degree in engineering in 1988, majoring in industrial management
engineering, and graduated from Renmin University of China with a master’s degree in economics in 1999, majoring
in industrial economics.

Ms. Xie Mei, aged 54, an executive Director and the chief executive officer of the Company, joined the Group in 2004.
She also holds directorships in various subsidiaries of the Company, including Hefei OCT Industry. Ms. Xie is also the
president assistant of OCT Ltd. and the director and general manager of OCT (HK), and a director of Shenzhen OCT
Capital Investment Management Company Limited* (RIJIZEGHE AN REEEFR A E) (@ wholly-owned subsidiary
of OCT Group), whilst acting as a non-executive director of each of Yuzhou Group Holdings Company Limited (stock
code: 1628.HK) and E-House (China) Enterprise Holdings Limited (stock code: 2048.HK), both of which are listed on the
Main Board of the Stock Exchange. Ms. Xie is also a member of the Environmental, Social and Governance Committee
of the Company. Ms. Xie joined OCT Group in 1994 and she had been a deputy director and director of the strategic
development department of OCT Group. Ms. Xie graduated from the Department of Electrical Engineering of Xi’an
Jiaotong University and obtained a bachelor’s degree in Engineering in 1989. She also obtained a master’s degree in
Economics from the Renmin University of China in 1999.

Mr. Lin Kaihua, aged 55, is an executive director and a vice president of the Company. Mr. Lin holds directorships in
various subsidiaries of the Company and is the chairman of Beijing Guangying Real Estate Development Co., Ltd (3t
REREMWERMI AR AR, an associate of the Company. He is also the deputy general manager of OCT (HK) and
a director of Minsheng Education Group Company Limited (listed on the Main Board of the Stock Exchange, stock
code: 1569.HK). Mr. Lin is also a member of the Environmental, Social and Governance Committee of the Company.
Since joining OCT Group in 1992, Mr. Lin has held a number of positions including the deputy general manager and
the financial officer of Overseas Chinese Town (Shanghai) Land Company Limited (“OCT Shanghai Land”) (a non-wholly
owned subsidiary of the Company), the deputy general manager of Shenzhen Overseas Chinese Town Entertainment
Investment Company Limited (& 3I1ZE &3 &0 i IR 4442 & 2 7)) (a wholly-owned subsidiary of OCT Ltd.), financial officer
of OCT Ltd. and Shenzhen Bay Hotel (now known as “InterContinental Shenzhen”). Mr. Lin holds a bachelor’s degree
and a master’s degree in accounting, and has obtained Certified Public Accountant and Senior Accountant title.
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Non-Executive Director

Mr. Wang Wenijin, aged 54, is now the head of the investment management division of OCT Ltd., a director of OCT
(HK), chairman and general manager of Shenzhen OCT Investment Company Limited and a director of various subsidiaries
of OCT Group, including Shenzhen Guangming Group Co., Ltd. (&¥IT ¥ RBEBE B R 2 7)), and Yunnan World Expo
Tourism Holding Group Company Limited* (& = t1E iR ##E ik &£ E A R 2 7). Mr. Wang is also a member of the Audit
Committee and Remuneration Committee of the Company. Since joining OCT Group in 2006, Mr. Wang worked as the
deputy general manager of Shenzhen OCT Real Estate Company Limited (F3I|ZE B3 = 1 E A R A 7)), the chairman of
the board and general manager of Shenzhen OCT Urban Renewal Investment Company Limited (% 31122 &3 35 T & 5
A BB AT, and the deputy general manager of OCT Huanan Investment Company Limited (FEBMERMEEER A
8]). Prior to joining OCT Group, Mr. Wang served as a practicing lawyer. Mr. Wang graduated from Hunan Normal
University (#4153 B &8 K £2) in 1989, majoring in physics, and graduated from Tsinghua University in 2005 with a Master
of Business Administration.

Independent Non-Executive Directors

Ms. Wong Wai Ling, aged 60, joined the Group in 2007. Ms. Wong holds a Bachelor of Arts degree from the University
of Hong Kong and a Postgraduate Diploma in Accounting and Finance from the London School of Economics and
Political Science, University of London, United Kingdom. Ms. Wong is a fellow member of the Hong Kong Institute of
Certified Public Accountants and the Association of Chartered Certified Accountants, with over 30 years of extensive
experience in accounting, taxation, auditing and business. She has worked in an international accounting firm and a
local accounting firm for more than seven years until she began to be in private practice as a Certified Public Accountant
since 19983. In addition to the Company, she is also an independent non-executive director and chairwoman of the
audit committee and remuneration committee of Yongsheng Advanced Materials Company Limited (stock code: 3608.
HK). Meanwhile, Ms. Wong is also a non-executive director of Hin Sang Group (International) Holdings Co., Ltd ($74£ %
B (B R A& B BR 2 7)) (@ company listed on the Main Board of the Stock Exchange, stock code: 6893.HK). Ms. Wong
previously served as an independent non-executive director and chairwoman of the audit committee of AVIC International
Holdings Limited (stock code: 0161.HK, whose shares were listed on the Main Board of the Stock Exchange and has
been delisted voluntarily since 17 April 2020). She previously served as an independent non-executive director and
chairwoman of the audit committee of China Ruifeng Renewable Energy Holdings Limited (a company listed on the Main
Board of the Stock Exchange, stock code: 0527 .HK), an independent non-executive director of Glory Flame Holdings
Limited (a company listed on the GEM of the Stock Exchange, stock code: 8059.HK) and an executive director of Tonking
New Energy Group Holdings Limited (formerly known as JC Group Holdings Limited) (a company listed on the GEM of
the Stock Exchange, stock code: 8326.HK). Ms. Wong is the chairwoman of the Audit Committee and Remuneration
Committee of the Company and a member of the Nomination Committee.

*

For identification purposes only
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Professor Lam Sing Kwong Simon, aged 63, joined the Group in 2009. He is currently serving as a professor in
management and business strategy at the Faculty of Business and Economics of the University of Hong Kong, the lan
Davies Professorship in Ethics, as well as the director of the Research Centre of Asian Entrepreneurship and Business
Values of the University of Hong Kong. Professor Lam is well known for his studies and research in corporate strategy,
organization development and operations management, and has published a number of academic papers and case
analysis on the said topics. Before joining the University of Hong Kong, Professor Lam had worked as a management
consultant and as a regional manager for a bank. He has gained extensive experience in the area of corporate governance,
strategy development and corporate finance. In addition, he is also an independent non-executive director of Kwan On
Holdings Limited (listed on the Main Board of the Stock Exchange, stock code:1559.HK), Sinomax Group Limited (listed
on the Main Board of the Stock Exchange, stock code: 1418.HK), Jacobson Pharma Corporation Limited (listed on
the Main Board of the Stock Exchange, stock code: 2633.HK) and Qingci Games Inc. (listed on the Main Board of the
Stock Exchange, stock code: 6633.HK). Professor Lam is a member of the Audit Committee, Remuneration Committee
and Nomination Committee of the Company.

Mr. Chu Wing Yiu, aged 64, joined the Group in 2019. Mr. Chu is a life insurance administrator of the Life Office
Management Association. Mr. Chu is currently the independent non-executive director and chairman of the risk committee
of Zurich Life Insurance (Hong Kong) Limited, and the independent non-executive director and chairman of the risk
committee of SCOR Reinsurance Co. (Asia) Limited (/Z Bl B4R k2 (2 M)A BR 22 7). Mr. Chu entered the insurance industry
in Hong Kong in 1981, and is equipped with rich management experience. In the past, he acted as the director, chief
executive officer of BOCI — Prudential Trustee Limited (4 & BIBR 2 B {R 34 {Z 5B PR 22 &) and the director of BOC Group
Trustee Company Limited (SR £ BE{=5E A B R A 7)), director and head of employee benefits of HSBC Insurance (Asia)
Limited, and a director of BOC Insurance Company Limited. In the insurance industry, Mr. Chu is also currently the vice
chairman of the Insurance Advisory Committee, a member of the Independent Police Complaints Council, a member
of the Independent Commission Against Corruption’s Corruption Prevention Advisory Committee and a Trustee of the
Hospital Authority Provident Fund Scheme. He is a member of the Company’s Environmental, Social and Governance
Committee.

SENIOR MANAGEMENT

Ms. Xie Mei, aged 54, the Chief Executive Officer of the Company. For a brief introduction, see Page 23 of this annual
report.

Mr. Lin Kaihua, aged 55, a vice president of the Company. For a brief introduction, see Page 23 of this annual report.

Mr. Chen Hongjiang, aged 40, is a vice president of the Company. He currently also serves as directors and deputy
general manager of OCT (HK), a director of Hefei OCT Huanchao Cultural Tourism Real Estate Development Company
Limited, OCT Shanghai Land and several other subsidiaries of the Company, Guangdong ePropulsion Technology
Limited, and Semk Holdings (listed on the Main Board of the Stock Exchange, stock code: 2250.HK). Mr. Chen joined
OCT Group in 2004, and had acted as the deputy general manager of the strategic planning division of OCT Group
and the deputy director of the investment management division of OCT Ltd.. He graduated from Harbin Institute of
Technology in 2004 with a bachelor’s degree in economics. He obtained a master’s degree in business administration
from Nankai University in 2011.
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Mr. Zhang Xiaojun, aged 51, is a vice president of the Company and also holds various positions including director,
supervisor or general manager in various subsidiaries of the Company. Mr. Zhang joined OCT Group in 1993. He served
as the general manager of Shenzhen OCT Gangya Holdings Development Co., Ltd. (formerly known as Shenzhen
Huali Packing & Trading Co., Ltd.) and has been the deputy general manager of the Company since 2007. Mr. Zhang
graduated from Zhuzhou Institute of Technology of Hunan (now known as Hunan University of Technology) and obtained
his bachelor’s degree in engineering.

Ms. Qi Jianrong, aged 50, is a vice president, an accountant and an economist of the Company. Ms. Qi also holds
directorships or supervisor positions in various subsidiaries of the Company. Ms. Qi joined OCT Group in 1994, and
had served as manager of financial securities department and finance department, accounting manager of the finance
department and the assistant to the financial officer of InterContinental Shenzhen, manager of financial operation
department and chief accountant of the Venice Hotel Shenzhen and the supervisor of the finance department of OCT
(HK). Ms. Qi also served as the vice financial officer of Seaview Hotel (58 /&) and deputy general manager, financial
officer and the secretary to the board of Shenzhen City Rough Diamond Trading Centre Company Limited. Ms. Qi
graduated from the Department of International Finance of Jinan University in 1994, where she obtained her bachelor’s
degree in economics.

Ms. Cheng Mei, aged 49, is a vice president of the Company. She also holds directorships or supervisor positions in
various subsidiaries of the Company. Ms. Cheng joined the Company in 2005, and had served as a vice supervisor
and a supervisor of the Office of the Secretary to the Board of the Company. Prior to joining the Group, Ms. Cheng
had successively worked for a tourism group and OCT (HK). Ms. Cheng graduated from Beijing International Studies
University and obtained her bachelor’s degree of Arts in 1995.

COMPANY SECRETARY

Mr. Fong Fuk Wai, aged 58, is the company secretary and qualified accountant of the Company. He concurrently serves
as a supervisor of various subsidiaries of the Company. Mr. Fong joined the Group in 2005. Prior to joining the Group,
Mr. Fong worked with an international CPA firm and members of companies listed in Hong Kong. He had held the
positions of senior accountant, manager and financial controller. Mr. Fong graduated from the Hong Kong Polytechnic
University and obtained a bachelor’s degree in Accountancy in 1994, and subsequently obtained a master’s degree in
business administration at the Chinese University of Hong Kong in 1999. Mr. Fong is a fellow member of the Association
of Chartered Certified Accountants and the Hong Kong Institute of Certified Public Accountants.
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The Company believes that high standard corporate governance and highly efficient management team are very
important to the Company’s culture and objective to enhance the investors’ confidence and safeguard interests of the
shareholders, and can also increase long-term share value. Therefore, the Company is committed to implementing and
maintaining a high standard of corporate governance based on the principles under the Corporate Governance Code
(the “Code”) while incorporating the Company’s own individuality, focusing on good communication with shareholders
and investors, and nurturing the corporate culture of strict code of conduct, with a view to continuously improving the
Company’s transparency in management. This includes timely, comprehensive and accurate disclosure of information
of the Company to safeguard the shareholders’ interests and to increase long-term share value.

During the year ended 31 December 2021, the Company had complied with the applicable provisions of the Code.

BOARD OF DIRECTORS

Board Responsibilities and Delegation

The Board is responsible for the leadership and governance of the Company and ultimately assumes responsibility for
the Company’s business, financial performance and preparation of financial statements. The Board formulates strategies,
policies and business plans of the Group, controls corporate risks and monitors the operation and financial performance
of the Company. The Board endeavors to make decisions in the interests of the shareholders and the Company as a
whole, and delegates powers and responsibilities to the management led by the chief executive officer of the Company
to carry out the daily management and operation of the Group. The Board reserves for its decisions all major matters
relating to strategies, overall objectives and policies, financial results and budgets, material transactions, appointment
of directors, share capital and other significant operational matters of the Company. All Board members have separate
and independent access to the senior management, and are provided with full and timely information about the operation
and business development of the Company, including monthly reports. In order to assist the directors to perform their
duties, the Board has established procedures to enable the Directors to seek independent professional advice upon
reasonable request under appropriate circumstances at the Company’s expense.

The Board is also responsible for overseeing the preparation of annual financial statements.

Corporate Governance Functions

The Board is responsible for performing the corporate governance functions set out in provision A.2.1 of the Code. The
Board has reviewed and monitored: (a) the Company’s corporate governance policies and practices, (b) training and
continuous professional development of Directors and senior management, (c) the Company’s policies and practices
in compliance with laws and regulations, (d) the Company’s code of conduct and (e) the Company’s compliance with
the disclosure requirements set out in the Code.

Composition of the Board

The Board currently comprises seven members, including three executive directors, one non-executive director and
three independent non-executive directors. The number of independent non-executive directors is more than one-
third of the members of the Board. Independent non-executive directors are experienced professionals with profound
expertise and experience in various fields including accounting, financial, economic and risk management aspects. The
Board considers that all the independent non-executive directors are independent in their judgment. They ensure that
the Board has attained the strict standards in financial and other statutory reporting areas and they provide sufficient
check and balance to safeguard the interests of the shareholders and the Company as a whole.
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As at the date of this report, the Directors are as follows:

Executive Directors

Mr. Zhang Dafan (Chairman of the Board)
Ms. Xie Mei (Chief Executive Officer)
Mr. Lin Kaihua

Mr. Zhang Dafan was re-elected as an executive director of the Company at the Company’s annual general meeting
held on 21 May 2021, and entered into a service contract with the Company for a term commencing from 21 May 2021
until the conclusion of the 2023 annual general meeting of the Company to be held in 2024.

Ms. Xie Mei has been re-elected as an executive director at the annual general meeting of the Company held on 19
June 2020, and has entered into a service contract with the Company for a term of three years commencing from 19
June 2020 until the conclusion of the 2022 annual general meeting of the Company to be held in 2023.

Mr. Lin Kaihua has been re-elected as an executive director at the annual general meeting of the Company held on 21
May 2021, and has entered into a service contract with the Company for a term of three years commencing from 21
May 2021 until the conclusion of the 2023 annual general meeting of the Company to be held in 2024.

Non-Executive Director

Mr. Wang Wenjin

Mr. Wang Wenjin was appointed as a non-executive director at the annual general meeting of the Company held on 19
June 2020, and has entered into a service contract with the Company for a term of three years commencing from 19
June 2020 until the conclusion of the 2022 annual general meeting of the Company to be held in 2023.

Independent Non-Executive Directors

Ms. Wong Wai Ling
Professor Lam Sing Kwong Simon
Mr. Chu Wing Yiu

Ms. Wong Wai Ling and Professor Lam Sing Kwong Simon have been re-elected as independent non-executive directors
at the annual general meeting of the Company held on 21 May 2021 and have entered into service contracts with the
Company for a term of three years commencing from 21 May 2021 until the conclusion of the 2023 annual general
meeting of the Company to be held in 2024. Although each of Ms. Wong Wai Ling and Professor Lam Sing Kwong
Simon have served as independent non-executive directors for more than nine years, the Board considers that each of
Ms. Wong Wai Ling and Professor Lam Sing Kwong Simon is a person of integrity and independent in judgement and
character. They are independent of the management and free from any business or other relationships or circumstances
which could materially interfere with the exercise of their independent judgement. The Board considers that each of Ms.
Wong Wai Ling and Professor Lam Sing Kwong Simon meets the independent guidelines set out in Rule 3.13 of the
Listing Rules, and is of the view that their independence is not affected by their tenure with the Company.
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Mr. Chu Wing Yiu has been re-elected as an independent non-executive director of the Company at the annual general
meeting of the Company held on 19 June 2020, and has entered into a service contract with the Company for a term of
three years commencing from 19 June 2020 until the conclusion of the 2022 annual general meeting of the Company
to be held in 2023.

The biographies of each Director are set out on pages 23 to 25 of this annual report.

The Company has complied with Rules 3.10(1) and 3.10A of the Listing Rules. During the year ended 31 December 2021,
there were three independent non-executive Directors in the Board, accounting for at least one-third of the Board. The
Company has also complied with Rule 3.10(2) of the Listing Rules, which stipulates that one of the independent non-
executive Directors must possess appropriate professional qualifications or accounting or related financial management
expertise. The Board considers that the independent non-executive Directors are all independent or professional persons
with appropriate qualifications or expertise and the Company has also complied with the relevant requirements of the
Listing Rules.

The Company has established a Nomination Committee. The Nomination Committee evaluates the independence of all
independent non-executive Directors each year and makes sure that they comply with the independence requirement
under Rule 3.13 of the Listing Rules. Other than their roles and positions as set out in their biographies in this annual
report, all members of the Board are not related to one another in all aspects, including finance, family and business.

Chairman and Chief Executive Officer

The chairman and chief executive officer of the Company are settled as two independent positions assumed by different
persons in order to ensure that their independence, accountability and power are clear. Mr. Zhang Dafan, the Chairman,
is responsible for the operation of the Board and the formulation of the Company’s strategies and policies. Ms. Xie
Mei, the Chief Executive Officer, with the assistance of other members of the Board and the senior management, is
responsible for the management of the Group’s business, the implementation of significant policies, the daily operational
decisions as well as the coordination of the overall operation.

Appointment and Re-election of Directors

The Nomination Committee identifies appropriate individuals qualified to become Board members and provides advice to
the Board in respect of nominating such persons to the Board. The Nomination Committee also makes recommendations
to the Board on the appointment and re-appointment of Directors and succession planning for Directors, in particular
the Chairman and the Chief Executive Officer. The Board is responsible for formulating the procedures for appointing
Directors, and nominating suitable candidates for approval at the annual general meetings so as to fill vacancies due
to resignation of Directors.

When selecting candidates for appointment as Directors, the Board will consider the candidates’ integrity, achievements,
experience, expertise and educational background in the relevant industry and whether they have sufficient time to
assume the post of Directors of the Company.

Pursuant to the articles of association of the Company, every Director, including those appointed for a specific term, shall
be subject to retirement by rotation at least once every three years. A retiring Director shall be eligible for re-election.
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Number of Board Meetings Held and Procedures

The Board convened 11 meetings for the year ended 31 December 2021.

The Board has established meeting procedures and has complied with the provisions of the Code. The procedures of
Board meetings provide that the Board shall meet at least four times each year and can convene additional meetings
when necessary. The agenda and other reference documents shall be distributed prior to the Board meeting to allow
sufficient time for the Directors to review. Directors can express different opinions at Board meetings. Important decisions
will be made only after detailed discussions by the Board. Directors who have conflicts of interest or material interests in
the relevant transactions will not be counted in the quorum of the meeting and shall abstain from voting on the relevant
resolutions. Minutes of Board meetings and other committee meetings will be drafted by the Company Secretary and
will be sent to all members for their comment or record. Directors are entitled to inspect the minutes at any time.

THE ATTENDANCE OF DIRECTORS AND COMMITTEE MEMBERS

The Directors’ attendances of the meetings of the Board, the Audit Committee, the Remuneration Committee, the
Nomination Committee and general meetings of the Company for the year ended 31 December 2021 are as follows
(Note 1)

Number of meetings attended/Number of meetings

Board of Audit Remuneration Nomination General
Name of Directors Directors Committee Committee Committee meetings
Zhang Dafan 11/11 N/A N/A 1/1 2/2
Xie Mei 11/11 N/A N/A N/A 2/2
Lin Kaihua 11/11 N/A N/A N/A 2/2
Wang Wenjin 11/11 2/2 1/1 N/A 1/2 (Note 2)
Wong Wai Ling 11/11 2/2 11 11 2/2
Lam Sing Kwong Simon 11/11 2/2 11 11 2/2
Chu Wing Yiu 11/11 N/A N/A N/A 2/2
Notes:
1. The Environmental, Social and Governance Committee did not hold any formal meetings during the year ended 31 December

2021.

2. Code Provision C.1.6 of the Code provides that independent non-executive Directors and other non-executive Directors generally

should attend general meetings to gain and develop a balanced understanding of the views of shareholders. Mr. Wang Wenjin
was unable to attend one general meeting of the Company held in 2021 due to other unavoidable business engagements. Other
Board members who attended the general meetings were already of sufficient calibre and number for answering questions
raised by the shareholders at the general meetings.
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DIRECTORS’ CONTINUING PROFESSIONAL DEVELOPMENT PROGRAMME

Each newly appointed Director is provided with necessary induction and information to ensure that he/she has a proper
understanding of the Company’s operations and businesses as well as his/her responsibilities under the relevant statutes,
laws, rules and regulations.

Directors’ training is an ongoing process. During the year ended 31 December 2021, Directors were provided with monthly
updates on the Company’s performance, position and prospects to enable the Board as a whole and each Director to
discharge their duties. In addition, all Directors are encouraged to participate in continuing professional development to
develop and refresh their knowledge and skills. The Company updates Directors on the latest development regarding the
Listing Rules and other applicable regulatory requirements from time to time, to ensure compliance with and enhance
their awareness of good corporate governance practices.

During the year ended 31 December 2021, the Company also organised director responsibilities training conducted
by Hong Kong permanent legal advisers for directors. The content includes, but is not limited to, the Guidelines on
Directors’ Responsibilities and interpretation on the terms concerning directors’ responsibilities in the Listing Rules.

Based on the records provided by the directors, a summary of the training received by the directors for the year ended
31 December 2021 is as follows:

Reading Listing
Rules and training
materials on the
SFC’s Enquiries
and Investigations
into Directors

and Senior Watching
Name of Directors Management training videos
Executive Directors
Zhang Dafan 4 4
Xie Mei 4 v
Lin Kaihua v 4
Non-Executive Director
Wang Wenjin v v

Independent Non-Executive Directors

Wong Wai Ling v v
Lam Sing Kwong Simon
Chu Wing Yiu 4 4

AN
AN
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SPECIAL COMMITTEES UNDER THE BOARD

The Board has established the following committees:

Audit Committee

As of 31 December 2021, the Audit Committee consists of three members, including two independent non-executive
Directors, namely Ms. Wong Wai Ling and Professor Lam Sing Kwong Simon, and one non-executive Director, namely
Mr. Wang Wenjin. Ms. Wong Wai Ling is the chairman of the Audit Committee.

The principal terms of reference of the Audit Committee are as follows:

(@) to be primarily responsible for making recommendations to the Board on the appointment, re-appointment or
removal of the external auditors, and the approval of remuneration and terms of engagement of the external
auditors;

(b) reviewing risk management and internal control systems and monitoring the work of the internal audit department;

(c) reviewing the financial statements of the Company, the Company’s annual reports and accounts, interim reports
and quarterly reports (if any);

(d) examining financial statements and reporting to the Board for any significant opinions in relation to financial
reporting;

(e) conferring with external auditors on any problems and matters of doubt arising from the audit process, as well
as other issues the external auditors may like to discuss (if necessary, such discussions may be undertaken in

the absence of the management); and

(f) reviewing correspondences addressed to the management by the external auditors and responses from the
management.

The Audit Committee held two meetings during the year ended 31 December 2021, and performed, among other things,
the major works as below:

1. reviewed the annual audited financial results and report for the year ended 31 December 2020 and the interim
financial results and report for the six months ended 30 June 2021;

2. reviewed the internal audit department’s report regarding the review and procedures of the internal control and
risk management (including the whistleblowing policy) of the Company, as well as the internal audit function; and

Sk provided opinions to the Board in respect of the re-appointment of external auditors.

The Audit Committee has reviewed this annual report, and confirmed that it is complete and accurate and complies
with the Listing Rules.
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Remuneration Committee

As of 31 December 2021, the Remuneration Committee consists of three members, including two independent non-
executive Directors, namely Ms. Wong Wai Ling and Professor Lam Sing Kwong Simon, and one non-executive Director,
namely Mr. Wang Wenjin. Ms. Wong Wai Ling is the chairman of the Remuneration Committee.

The main roles and terms of reference of the Remuneration Committee are as follows:
(@) consulting the chairman of the Board on remuneration recommendations concerning other executive Directors;

(b) making recommendations to the Board on matters relating to the overall remuneration policy and structure for the
Directors and senior management of the Company, as well as establishing a formal and transparent remuneration
policy of the Company;

(c) with authority delegated by the Board, establishing compensation packages for all executive Directors and senior
management and making recommendations to the Board on remuneration for non-executive Directors; and

(d) reviewing and approving compensations paid to executive Directors and senior management, for loss or termination
of their office or appointment, in order to ensure that the compensations are paid in accordance with relevant
contractual terms.

The Remuneration Committee held one meeting during the year ended 31 December 2021, and performed, among
other things, the major works as below:

1. reviewed and discussed the remuneration policy and structure of the Company and the remuneration and
performance of duties of the executive Directors, senior management and other staff of the Company; and

2. reviewed and discussed the remuneration of the newly re-elected Directors, established remuneration package
for executive Directors and made recommendations to the Board on remuneration for re-elected non-executive
Directors.

Nomination Committee

As of 31 December 2021, the Nomination Committee consists of three members, including one executive Director,
namely Mr. Zhang Dafan, and two independent non-executive Directors, namely Ms. Wong Wai Ling and Professor Lam
Sing Kwong Simon. Mr. Zhang Dafan is the chairman of the Nomination Committee.

The Board has adopted the board diversity policy (the “Board Diversity Policy”). All Board appointments will be based
on meritocracy, and candidates will be considered against selection criteria based on a range of diversity perspectives,
including but not limited to gender, age, cultural and educational background, professional experience, skills, knowledge
and term of service. The ultimate decision will be based on merit and contribution that the selected candidates will
bring to the Board.
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The Company embraces the benefits of having a diverse Board to enhances the overall effectiveness of the Board and
thereby the shareholders’ value. Currently, the Board comprises five male Directors and two female Directors, and
half of the Company’s senior management (including executive Directors) are female. The Company believes that the
current Board composition reflects a balance of skills, experience and expertise appropriate for the requirements of the
Company’s business development and for effective leadership. All the executive Directors (including male and female)
possess extensive experience in the Company’s industry while the non-executive Directors (including independent
non-executive Directors) possess professional knowledge and broad experience in diversified areas including business
management, finance and accounting, cover different gender and age group. With the contribution of the other senior
management members, the present structure provides effective channel for opinion from different diversity aspects to
be considered, ensuring the independence and objectivity of the Board. The balanced composition of the Board and
committees, combining with the fixed-fee remuneration structure of non-executive Directors, the conflict management
mechanism, transparent and timely information distribution to all Directors, and availability of access to processional
advice provided to all Directors, ensure that independent views and input are available to the Board. These mechanism
remains effective during 2021.

The Group has a fairly balanced workforce in terms of gender. As of 31 December 2021, out of 311 full-time employees
(including senior management), around 40.5% were female. Further information about the Group’s staff by gender and
other employment and labour practices are set out in the Environmental, Social and Governance (ESG) Report.

The Board believes that the Board and the Group’s overall workforce is diverse in terms of gender, and intends to
continue the current balance of gender diversity on the Board and senior management level, and on the level of its overall
workforce. The Company will also review its Board Diversity Policy (including gender diversity) and re-visit its above
gender diversity objectives from time to time to promote the implementation of its Board Diversity Policy, the overall
effectiveness of the Board. To support diversity at different levels, the Group is enhancing diversity awareness through
employee networks, hiring and recruitment practices, and awareness raising promotions and training for all employees.

The Board has also adopted a director nomination policy (“Nomination Policy”) in compliance with the Code, which
establishes criteria and procedures for the nomination committee to identify and consider individuals suitably qualified
to become Board members and make recommendations to the Board on the selection of individuals nominated
for directorships with reference to the formulated criteria. The Board is ultimately responsible for the selection and
appointment of new Directors.

The Board, through the delegation of its authority to the nomination committee, has used its best efforts to ensure that
Directors appointed to the Board possess the relevant skills, experience and diversity of perspectives critical to the
Group’s business to enable the Board to make sound and well considered decisions. The Board, with the support from
the Nomination Committee, reviews the Board composition from time to time to promote the overall effectiveness and
sustainability of the management with diversity. In considering the Board’s succession, the Company would deploy
multiple channels as may be appropriate in that circumstances to identify suitable candidates (for examples, internal
promotions, referral from management, officers, stakeholders and external advisors of the Company).
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Nomination Process

When receiving the proposal to appoint a new Director, the nomination committee shall (i) assess the candidate with
reference to the selection criteria as set out in the Nomination Policy to determine the eligibility of the candidate to
serve as a Director; (ii) if there are more than one desirable candidates, rank them in accordance with the needs of
the Company and the merits of each candidate; and (iii) make recommendations to the Board on the appointment of a
suitable candidate to serve as a Director (if applicable).

When a retiring Director, being eligible, offers himself/herself for re-election, the nomination committee shall (i) review
the overall contribution and services of the retiring Director and the performance and level of participation of the retiring
Director; (i) assess whether the retiring Director satisfies the selection criteria as set out in the Nomination Policy;
and (iii) if considered appropriate, make recommendations to the Board, which may make a recommendation to the
Shareholders to re-elect the retiring Director at a general meeting.

Selection Criteria

The Nomination Committee (if considering the candidate for independent executive directors) will take into account the
Board Diversity Policy, a candidate’s (i) character (in terms of his/her honesty, integrity, motivation or reputation), (i)
merits (in terms of his/her qualifications (including professional qualifications), skills, knowledge, accomplishment and
experience related to the business and strategy of the Company and the diversity in skill set of the Board in accordance
with Board Diversity Policy of the Company), (iii) business expertise, (iv) whether sufficient time can be devoted to properly
discharge its duties as a member of the Board and a member of the board committees; and (v) his/her independence.

The Board shall review and reassess the Nomination Policy and its effectiveness on a regular basis or as required.

The main roles and terms of reference of the Nomination Committee are as follows:

(@) reviewing the structure, size and composition (including the skills, knowledge and experience) of the Board
annually and making recommendations on any proposed changes to the Board to complement the Company’s

corporate strategy;

(b) reviewing the Board Diversity Policy of the Company and the implementation progress of targets set by such
policy;

(c) identifying individuals suitably qualified to become Board members and selecting or making recommendations
to the Board on the selection of individuals nominated for directorships;

(d) assessing the independence of independent non-executive Directors; and

(e) making recommendations to the Board on the appointment or re-appointment of Directors and succession
planning for Directors, in particular the Chairman and the Chief Executive Officer.
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The Nomination Committee held one meeting during the year ended 31 December 2021 and performed the major
works as below:

1. examined the structure, size and composition of the Board, to ensure the Directors have the expertise, skills and
experience required to meet the Company’s business;

2. reviewed the Board Diversity Policy of the Company and the implementation progress of targets set by such
policy;

& assessed the independence of all independent non-executive Directors; and

4. reviewed and discussed the re-election of Mr. Zhang Dafan and Mr. Lin Kaihua as executive Directors, and

Ms. Wong Wai Ling and Professor Lam Sing Kwong Simon as independent non-executive Directors, and make
recommendations to the Board.

Environmental, Social and Governance Committee

As at 31 December 2021, the Environmental, Social and Governance Committee had four members, including three
executive Directors, namely Mr. Zhang Dafan, Ms. Xie Mei, Mr. Lin Kaihua, and one independent non-executive Director,
Mr. Chu Wing Yiu. Mr. Zhang Dafan is the chairman of the Environmental, Social and Governance Committee.

The main roles and terms of reference of the Environmental, Social and Governance Committee are as follows:

(@) formulating and reviewing the ESG strategy, vision, tactics, principles and policies of the Group, and implementing
ESG policies and measures approved by the Board;

(b) reviewing and determining the ESG management structure and mechanism optimisation operation plan of the
Group, reviewing the ESG management structure and policies of the Group, and providing suggestions to the
Board on the related ESG management structure of the Group;

(c) reviewing material ESG issues involved in the business operations of the Group, confirming the identified risks and
opportunities related to ESG, reviewing and approving the material ESG issues on a regular basis, and reviewing
whether the ESG risks of the Group are effectively managed and controlled;

(d) monitoring communication with the stakeholders and ensuring that there are policies established to effectively
promote the relationship between the Group and the stakeholders, and identifying the communication results
with the stakeholders;

(e) monitoring incorporation of ESG principles into the business decision-making procedures;

() monitoring the ESG performance of the Group in compliance with regulators’ and investors’ requirements and
recommend to the Board;
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(9) identifying the formulation of the ESG goals of the Group, the corresponding implementation rules and effectiveness,
to regularly reviewing and reporting to the Board the progress regarding the achievement of ESG goals, and
identifying corresponding initiative and measures on actions required to improve performance;

(h) ensuring that the Company prepares and discloses the ESG Report in accordance with the requirements of the
Hong Kong Listing Rules, and identifying the ESG Report and ESG data analysis results of the Company, and
reporting to the Board that the annual disclosure of ESG is in compliance with relevant listing requirements; and

(i) reporting the Board the ESG-related governance matters and identifying the issuance of the “ESG Statements
of the Board”.

The Environmental, Social and Governance Committee did not hold any formal meeting during the year ended 31
December 2021.

Risk Management and Internal Control

The Company’s management pays high attention to comprehensive risk management. The management believes that
all-around risk management and internal control systems play an important role in achieving the Company’s strategic
goals. The Board acknowledges its ultimate responsibility to establish and maintain appropriate risk management and
internal control systems for the business of the Company. For this purpose, the Board ensures that the Company
has established a robust framework of ongoing risk management procedures in identifying, evaluating and managing
significant risks faced by the Company to promote the long-term success of the Company.

Meanwhile, the Board is responsible for maintaining and reviewing the effectiveness of the Company’s internal control
systems. The Board fully recognises that good risk management and internal control systems are designed to manage
rather than eliminate the risks, and the systems and procedures that have been put in place do not provide an absolute
shield against factors including unpredictable risks and uncontrollable events such as natural catastrophes or errors
of judgment. Accordingly, they can only provide reasonable but not absolute assurance against misstatement of
management and financial information and records or against financial losses or fraud.

The Company has not encountered any significant risk incident in the capital market since its listing. There has been
no significant error or weakness in respect of internal control, nor such condition or consequence which may have a
material impact on the truthfulness, accuracy and fairness on the financial matters of the Company.

The Company’s risk control and compliance management department is responsible for internal audit and it is independent
from other departments of the Company. The department conducts special audit of subsidiaries based on the annual
audit plan, and submits reports on its results of internal audit to the management of the Company. Meanwhile, its opinions
and recommendations in respect of the existing problems of the subsidiaries are included in the results of internal audit,
which will be issued to the relevant subsidiaries. The relevant subsidiaries will then be required to make rectification
within a specific period. By conducting comprehensive inspection to the risk management system, control measures
and governance procedures of the Company, the risk control and compliance management department monitors the
effectiveness of internal control of the Company.
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In addition, the risk control and compliance management department, on an annual basis, submits the comprehensive
risk management report at the beginning of the year, and submits the interim report in the middle of the year. The
comprehensive risk management report comprehensively describes the integrity and effectiveness of the risk management
system of the various departments of the Company and its subsidiaries, the results of internal and external risk assessment
on the strategy, finance, regulation and compliance, market and operation, identifies the significant risks which could
have material impacts on the Company, and activates the supervision and improvement mechanisms for principal
risk management strategies and solutions with respect to the aforementioned risks. The interim report presents the
standardised operation procedures of the Company’s business as well as the risk control and compliance management
department’s supervision on business. The report describes how the Company prevents project risks before, during and
after project investment in a comprehensive manner and formulates new system and procedures for new businesses
and situations to control risks efficiently. The existing control measures may not only identify and address all principal
risks but also contribute to improving the skKills, interests and costs required, thus helping the Board to assess the actual
control status and effectiveness of risk management of the Company.

Three Lines of Defence

With respect to its existing businesses and under the risk management framework of the Stock Exchange regarding
regulatory requirements for listed companies in Hong Kong, we have established and improved the three lines of defence
for our risk management organisational system which cover decision making and monitoring of comprehensive risk
management, implementation of comprehensive risk management measures and assessment of comprehensive risk
management.

The framework of the Group’s risk management and internal control systems is guided by the “Three Lines of Defence”
model:

First Line of Defence: Defence line for decision-making and monitoring of comprehensive risk management

As the first line of defence for the Company’s comprehensive risk management organisational system, the line of defence
for decision-making and monitoring of comprehensive risk management comprises of the Board and the management.
As the decision-making and monitoring authorities of comprehensive risk management, the Board and the management
of the Company are mainly responsible for (among others) approving the organisational structure and functions of risk
management of the Company; approving the risk management policies, risk management measures and significant risk
solutions of the Company; and monitoring and supervising the comprehensive risk management system as well as the
establishment and implementation of internal control assessment mechanisms.

Second Line of Defence: Defence line for implementation of comprehensive risk management measures

All functional departments, subsidiaries, special teamwork groups and the “risk manager” system of the Company
constitute the second line of defence for implementation of comprehensive risk management measures, mainly responsible
for conducting and implementing comprehensive risk management and internal control systems and relevant affairs,
and strictly implementing day-to-day risk management measures; organising all departments and subsidiaries to identify
and evaluate the actual risk management of their respective businesses; and promptly reporting risks in relation to the
implementation of management strategies and solutions for significant risks.
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Third Line of Defence: Defence line for assessment of comprehensive risk management

As the third line of defence for comprehensive risk management, the Company’s risk control and compliance management
department is mainly responsible for supervising and assessing the implementation and quality of comprehensive risk
management measures, and on-going effectiveness of risk countermeasures in combination with audit projects, and
issuing reports on supervision, assessment and audit, etc.

Management Procedures for Significant Risks

In order to improve the monitoring and management of significant risks and fully leverage the effect of the three lines
of defence for the Company’s risk management organisational system, the Company organises all departments and
subsidiaries to conduct risk assessment under the lead of the risk control and compliance management department.

Based on risk management provisions and actual corporate status, the Company conducts risk assessment mainly
focusing on four aspects: strategic risk, financial risk, operational risk, as well as legal and compliance risk. To identify
the abovementioned risks, potential significant risks are ultimately determined with qualitative and quantitative standards,
while risk factors are identified and assessed based on the Company’s core business. The Company monitors and
aims to minimise the occurrence of risk events by tracking and managing the whole process of risk assessment and
relevant significant risks during the year, implementing the supervision and improvement mechanisms for significant risk
management strategies and solutions, and establishing and implementing relevant solutions.

Measures and Means of Defence Lines

With an aim to improve the Company’s risk management and internal control systems while enhancing management
standards and ability to mitigate risks, the risk control and compliance management department organises all functional
departments and subsidiaries of the Company for promoting and training on self-assessment of internal control and
comprehensive risk management, requiring all departments and subsidiaries to carry out risk assessment as required
and penetrate risk management in their daily operations in combination with their actual conditions, so as to create
an unified cultural atmosphere for risk management within the Company. In addition, the Company is equipped with
a certain cultural base for risk management due to the development of comprehensive risk assessment and response
mechanisms.

In order to further improve the risk management awareness of all employees, the Company strives for innovative model
for establishment of internal control system, trains the internal control personnel through the model of “sharing of
experience”, and provides support for employees in respect of their training courses and relevant budgets involved. A
“risk manager” mechanism has been established within the Company. The “risk managers” are under supervision of
the Company’s risk managing unit, namely the risk control and compliance management department, and have been
deployed in each department and subsidiaries. The mechanism systematically improved the effectiveness of the internal
control system and risk management, thus achieving smooth and standardised business flow between the headquarters
and subsidiaries of the Company.
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Principal Risks

A number of factors may affect the results and business operations of the Group. The Group focuses on addressing
the following principal risks and uncertainties.

Principal Risks and Control Measures in 2022

Type of Risk Description Key Control Measures Caused by
Investment management risk In terms of policies, the real estate- 1. Keep abreast of the latest policies Changes in policies for the real estate
related regulatory policies introduced and market trends in the real estate industry, as well as changes in the global
and implemented by the State have led industry, follow up the fund reserve economic environment.
to uncertain risks in the real estate and use, development and sales
industry. In terms of market, due to the progress of the integrated development
impact of the economic environment, projects invested by the Company, and
the tightening of monetary supply and the understand the major difference from
downturn in the market have affected the the planned progress;

progress of project development and sales

of some real estate companies. 2. Actively communicate and negotiate
with the local government, project
companies and relevant partners to
formulate and implement solutions to
defuse project risks, in respect of those
projects that are significantly different

from the planned schedule.

Post-investment project risk The investee enterprises have business 1. Strengthen the tracking and anticipation - Adverse changes in the market environment
operation risks and contingent agency of the industry market in which investee  and industry policies of the industry in
risks during the holding period by the enterprises are located and related which investee enterprises are located;
Company. policies, predict risks in a timely misjudgment of operation decision by the

manner, and provide sufficient buffer operation team of investee enterprises and

time for subsequent risk response and unstable management team, etc.
risk disposal;

2. Strengthen the communication with the
management of investee enterprises,
and timely follow up and conduct
research and analysis to minimise
the contingent agency risk caused by
information asymmetry.
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Principal Risks and Control Measures in 2022

Type of Risk Description

Key Control Measures

Caused by

Safety risk With the increasingly severe COVID-19
prevention and control, the increased
difficulties in pandemic prevention
and control and no recent significant
improvement in the global pandemic
situation, the daily operations of the
Company and the work and life of its
employees will undergo huge tests. It
may endanger the health of the
Company’s employees and affect its

normal operation.

Strictly implement the relevant policies and

quidelines for pandemic prevention and
control, with constant efforts to be made
to improve the Company's long-acting
anti-pandemic mechanism; distribute
anti-pandemic supplies on time, and
provide care and support to employees
amid the pandemic to ensure their
defenses against the pandemic; formulate
an emergency plan for COVID-19
prevention and control to minimise the
harm, ensure the health and life safety of
all employees, and guarantee the normal
office and work order of the Company,
with a view to promote the development
and stable operation of the Company.

Due to the resurgent outbreaks in some
parts of the country, there is a risk that
the Company’s employees may be
infected due to business trips, reception
of visitors, or confirmed cases in the
communities where they live.
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Principal Risks and Control Measures in 2022

Type of Risk Description

Key Control Measures

Caused by

Macroeconomic risk The weakening of global economy and
the complicated situation of epidemic
management and control may cause
domestic economy to face greater
downward pressure. The business
performance of enterprises invested
directly or through funds by the Company

may be affected.

1.

Step up efforts on the in-depth and
forward-looking research at the macro
and industry level, predict risks in
atimely and accurate manner, and
provide sufficient buffer time for
subsequent risk response and risk
treatment;

Optimise the investment screening
model and prioritise the selection

of high-quality leading companies
with strong anti-risk ability and good
profitability stability for direct equity

investment, in a bid to reduce the risk of
operating income fluctuations from the

source.

Strengthen the resource coordination
and empowerment of the investee
enterprises, and give full play to the
advantages of OCT's brand, capital,
management and industrial resources,
in order to help improve the business

performance and anti-risk capabilities of

the enterprises;

Deepen cooperation with capital market

institutions, enhance the efficiency of
using innovative financial tools, and

promptly dispose of equity projects with

relatively high operational risks.

The risk of regional geopolitical emergencies
around the world may spread, there are
repeated outbreaks of the pandemic
and the Fed's interest rate hike signals
aturning point in the market expectations
of the liquidity, which may inhibit domestic
economic growth.

In 2022, the Audit Committee of the Company will continuously improve and optimise its risk management process in

line with the Corporate Governance Code and the best industry practices. In addition, it will focus on communication

on internal risks, raise awareness on risks and determine ownership of risks.

The Company considers its risk management and internal control systems remain effective and adequate in evaluating,

determining and managing significant risks that the Group may take in achieving its strategic objectives.
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Financial Reporting

The Directors are responsible for overseeing the preparation of the financial statements, to ensure that the annual
report gives a true and fair view of the financial position, results and cash flow of the Group for the year. In preparing
the financial statements for the year ended 31 December 2021, the Directors have:

° selected appropriate accounting policies and applied them consistently; and

° made judgments and estimates that are reasonable. The Company recognises that high quality corporate reporting
is very important in reinforcing mutual trust between the Company and its stakeholders and aims at presenting
a balanced, clear and comprehensive assessment of the Company’s performance, position and prospects in all
corporate communications. In order to achieve timely and effective communications with its shareholders, the
Company publishes its annual results in a timely manner within the limit of four months after the end of a financial
year.

The auditors’ responsibilities are set out in the Auditor’s Report on Page 67. Through the Audit Committee, the Board
has reviewed the internal control system in respect of finance, operations and compliance of the Company and its
subsidiaries. The Audit Committee considers that the Company and its subsidiaries have established all necessary
mechanisms. The above control mechanism has ensured compliance in respect of the Company’s operations. The
Board considers that the Company has complied with the provisions of the Code on internal control.

REMUNERATION OF DIRECTORS AND SENIOR MANAGEMENT

The Group paid total Directors’ remuneration amounts of approximately RMB2.368 million, RMB1.775 million, RMB0.199
million, RMBO0.199 million and RMBO0.199 million to Ms. Xie Mei, Mr. Lin Kaihua, Ms. Wong Wai Ling, Professor Lam
Sing Kwong Simon and Mr. Chu Wing Yiu respectively for the year ended 31 December 2021. Mr. Zhang Dafan and Mr.
Wang Wenjin did not receive any Director’s remuneration from the Group as of 31 December 2021. Details in relation
to the Director’s remuneration payment of the Group for the year ended 31 December 2021 are set out on Page 119
of this annual report.

Directors’ remuneration is determined based on a variety of factors such as market conditions and responsibilities
assumed by each Director. Senior management’s remuneration payment of the Group for the year ended 31 December

2021 falls within the following bands:

Number of People

RMB1,000,001 to RMB2,000,000 2
RMB2,000,001 to RMB3,000,000 4

SECURITIES TRANSACTIONS BY DIRECTORS

The Board has adopted the Model Code for Securities Transactions by Directors of Listed Issuers as set out in Appendix
10 of the Listing Rules (the “Model Code”). The Board confirms that, having made specific enquiry of all Directors, the
Directors have complied with the required standards set out in the Model Code and its code of conduct regarding
Directors’ securities transactions during the year ended 31 December 2021.
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SECURITIES TRANSACTIONS BY SENIOR MANAGEMENT AND STAFF

The senior management and staff who may be involved in handling confidential price-sensitive inside information have
been notified and advised about the Model Code by the Company.

The Company has in place written measures and procedures on guiding Directors, officers and relevant employees
regarding handling of confidential and inside information.

COMPANY SECRETARY

The Company Secretary of the Company reports directly to the Board, Chairman and Chief Executive Officer. All Directors
have easy access to the Company Secretary and the responsibility of the Company Secretary is to ensure that the Board
meeting procedures are properly followed and the Company complies with applicable laws and regulations. The Company
Secretary is also responsible for giving advice to the Board with respect to the Directors’ obligations on securities
interest disclosure, disclosure requirements of notifiable transactions, connected transactions and inside information. The
Company Secretary shall provide advice to the Board with respect to strict compliance with the laws, requirements and
the Company’s articles of association as appropriate. As the Company’s principal channel of communication with the
Stock Exchange, the Company Secretary assists the Board in implementing and strengthening the Company’s corporate
governance so as to bring the best long-term value to the shareholders of the Company. In addition, the Company
Secretary also provides relevant information updates and continuing professional development to the Directors with
respect to legal, supervisory and other continuing obligations for being a director of a listed company as appropriate.
The Company Secretary is also responsible for supervising and managing the investor relations of the Group.

The Company Secretary has complied with Rule 3.29 of the Listing Rules in respect of professional training requirements
for the year ended 31 December 2021.

EXTERNAL AUDITOR

KPMG will retire at the forthcoming annual general meeting of the Company.
For the year ended 31 December 2021, the audit and non-audit (including reporting accountant services for notifiable
transactions) fees paid to the external auditor, KPMG were approximately RMB4.44 million and approximately RMB1.98

million respectively.

The auditor’s responsibilities to the shareholders of the Company are set out on Page 61 of this annual report.
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SHAREHOLDERS COMMUNICATION AND INVESTOR RELATIONS

The Board and senior management recognise the responsibility of safeguarding the interests of the shareholders of the
Company. The Company adopts a Shareholders’ Communication Policy with an aim to provide ready, equal and timely
access to balanced and understandable information on the Company, so as to keep the shareholders of the Company
and investors abreast of the Company’s position and help them exercise their rights in an informed manner, and to
allow the Shareholders and the investors to engage actively with the Company. The Company believes that maintaining
good and effective communication with shareholders of the Company can facilitate their understanding of the business
performance and strategies of the Group. In order to safeguard the interests of the shareholders of the Company, the
Company reports its financial and operating performance to the shareholders of the Company through annual reports
and interim reports. In addition, the Company has numerous communication channels, such as press conferences and
seminars and visits to the Group, to hold dialogue with the media, analysts, fund managers and investment community,
so as to keep them abreast of the Group’s business and latest developments. Shareholders of the Company can also
obtain information of the Group in time through annual reports, interim reports, announcements, circulars, press releases
and the Company’s website at www.oct-asia.com.

The annual general meetings and other general meetings of the Company provide an appropriate platform for direct
communication between the Board and the shareholders of the Company. Shareholders of the Company may directly
raise questions to the Board concerning the performance and future direction of the Group.

There were no significant changes in the Company’s memorandum of association and articles of association in 2021.

The Board reviewed the Group’s shareholders and investor engagement and communication activities conducted in
2021 and was satisfied with the implementation and effectiveness of the Shareholders Communication Policy.

SHAREHOLDERS’ RIGHTS

Procedures for convening an extraordinary general meeting, putting forward proposals and
proposing directors candidate by shareholders

In accordance with the requirements under Article 64 of the articles of association of the Company, extraordinary
general meetings shall be convened on the requisition of one or more shareholders of the Company holding, at the date
of deposit of the requisition, not less than one-tenth of the paid up capital of the Company having the right of voting
at general meetings. Such requisition shall be made in writing to the Board or the Company Secretary for the purpose
of requiring an extraordinary general meeting to be called by the Board for the transaction of any business specified
in such requisition. If within twenty-one days after such deposit, the Board fails to proceed to convene such meeting,
the requisitionist(s) himself (themselves) may do so in the same manner, and all reasonable expenses incurred by the
requisitionist(s) as a result of the failure of the Board shall be reimbursed to the requisitionist(s) by the Company.
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Pursuant to Article 113 of the articles of association of the Company, no person, other than a retiring Director, shall,
unless recommended by the Directors for election, be eligible for election to the office of Director at any general meeting,
unless notice in writing of the intention to propose that person for election as a Director and notice in writing by that
person of his willingness to be elected shall have been lodged at the Head Office or at the Registered Office of the
Company. The minimum length of the period, during which the notices required under the articles of association of the
Company, will commence no earlier than the day after the dispatch of the notice of the general meeting appointed for
such election and end no later than 7 days prior to the date of such general meeting.

Procedures for directing shareholders’ enquiries to the Board

Shareholders may at any time send their enquiries and concerns to the Board by email or by post through the Company
Secretary whose contact details are as follows:

Recipient: Company Secretary

Overseas Chinese Town (Asia) Holdings Limited

59/F., Bank of China Tower, 1 Garden Road, Hong Kong
Email: ir-asia@chinaoct.com

The Company Secretary shall forward the shareholders’ enquiries and concerns to the Board and/or relevant Board
committees of the Company, where appropriate, to answer the questions of the shareholders of the Company.
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The Board is pleased to present the annual report together with the audited consolidated financial statements for the
year ended 31 December 2021.

PRINCIPAL PLACE OF BUSINESS

The Company was incorporated as an exempted company with limited liability in the Cayman Islands on 28 February
2005. The registered office and the principal place of business are Ocorian Trust (Cayman) Limited, Windward 3, Regatta
Office Park, PO Box 1350, Grand Cayman KY1-1108, Cayman Islands and 59/F., Bank of China Tower, 1 Garden
Road, Hong Kong, respectively.

PRINCIPAL ACTIVITIES AND BUSINESS REVIEW

The Company is an investment holding company. During the Period under Review, the Group is principally engaged in
the comprehensive development, equity investment and fund management.

Further discussion and analysis of the business review required by Schedule 5 to the Hong Kong Companies Ordinance
(Chapter 622 of the Laws of Hong Kong), including an analysis of financial key performance indicators, possible future
development plans for the Group’s business, employment policy and subsequent event(s), can be found in “Chairman’s
Statement” and “Management Discussion and Analysis” set out on Pages 7 to 22 of this annual report. A summary of
the Group’s key risks is set out in the “Corporate Governance Report” on Pages 40 to 42 of this annual report. The
discussion forms part of the “Directors’ Report”.

RESULTS AND DISTRIBUTIONS

The results of the Group for the year are set out in the consolidated statement of profit or loss on Page 70.

The Board has adopted a dividend policy (the “Dividend Policy”) to enhance the transparency of dividends distributed by
the Company and to facilitate the Shareholders and potential investors to make informed investment decisions. There
is no guarantee or assurance that dividends of any amount will be declared or distributed in any given period and the
Company does not have a predetermined dividend payout ratio. The declaration, payment and form of dividends are
at the absolute discretion of the Board, and the final dividend to be declared shall be subject to the approval of the
Shareholders, memorandum and articles of association (the “Articles”) of the Company, the laws of Cayman Islands,
any other applicable laws and regulations, and the provision of this Dividend Policy.

The Board in determining the level of dividends will consider factors including: 1. distributable profits; 2. earnings; 3.
current financial position; 4. capital requirements and expense planning; 5. past financial performance; 6. past and
forecasted cash flows; 7. business status and strategies; 8. future operations and profitability; 9. shareholder interests;
10. restrictions on dividend payments (including contractual restrictions such as restrictions stipulated in any financing
agreement). Subject to Shareholders’ approval at a general meeting and to the relevant laws and regulations of the
PRC, any applicable rules and regulations, and the Articles, and after taking consideration of the factors above, the
Company may also declare interim dividends, final dividends, special dividends and/or any distributions that are
considered appropriate by the Board in addition to the annual distributions. The Board will review the Dividend Policy
from time to time.

The Directors do not propose the distribution of a final dividend of ordinary share for the year ended 31 December 2021.

There was no arrangement under which a shareholder has waived or agreed to waive any dividends during the year
ended 31 December 2021.
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FINANCIAL STATEMENTS

The profit of the Group for the year ended 31 December 2021 and the financial position of the Group as at that date
are set out in the consolidated financial statements on Pages 70 to 74.

TRANSFER TO RESERVES

The loss attributable to Shareholders of the Company before dividend payment of approximately RMB1.112 billion (2020:
approximately RMB219 million) has been transferred to reserves. Other movements in the reserves are set out in the
consolidated statement of changes in equity and Note 28 to the consolidated financial statements.

FIXED ASSETS

During the Period under Review, the Group invested approximately RMB85 million for the acquisition of fixed assets
(including construction in progress). Details of the movements of fixed assets and construction in progress are set out
in Note 11 to the consolidated financial statements.

TAX RELIEF

The Company is not aware of any tax relief available to the Shareholders by reason of their holdings in the Company’s
securities.

SHARE CAPITAL

As of 31 December 2021, the total number of the issued ordinary shares of the Company was 748,366,000 shares,
which is equal to the number of the prior year.

Details of the movements in the share capital of the Company during the year are set out in Note 28 to the consolidated
financial statements.

DISTRIBUTABLE RESERVES

Pursuant to the relevant rules of the Cayman Islands, the Company’s distributable reserves as at 31 December 2021
amounted to RMB1.555 billion.

RIGHT OF FIRST REFUSAL

There was no provision in respect of pre-emptive rights in the Articles or any requirement in the laws of the Cayman
Islands requiring the Company to issue new shares to the existing Shareholders proportionately.

PURCHASE, SALE OR REDEMPTION OF SHARES

The Company has not purchased its own listed shares during the Period under Review. During the Period under Review,
save as disclosed in this report, the Company or any of its subsidiaries has not purchased, sold or redeemed any listed
shares of the Company.
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MATERIAL CONTRACTS

Save as disclosed in this annual report, no contract of significance has been entered into or subsisted during the
Reporting Period between the Company or any of its subsidiaries and the controlling shareholder or its subsidiaries.

SERVICE CONTRACTS

No Director has an unexpired service contract which is not determinable by the Company within one year without
payment of compensation other than normal statutory compensation.

ENVIRONMENTAL POLICIES AND PERFORMANCE

In implementing green development and operations, the Group has always adhered to the development principles of
“Innovation, Coordination, Greenness, Open-up and Sharing”, integrating the concept of sustainable development
into environmental management, production, daily operation and project investment. In recent years, we focused on
the comprehensive development business and investment in the new urbanisation industrial ecosystem business. As
we adjust principal business and structure, we also continuously update and improve the environmental management
system, facilitating green development.

COMPLIANCE WITH LAWS AND REGULATIONS

The Group’s operations are mainly carried out by the Company’s subsidiaries in Mainland China while the Company
itself is listed on the Stock Exchange. Our operations accordingly shall comply with relevant laws and regulations in
Mainland China and Hong Kong. During the year ended 31 December 2021, the Group did not violate the relevant laws
and regulations that have a significant impact on the Company.

DIRECTORS

The Directors during the year were as follows:

Executive Directors:

Mr. Zhang Dafan (Chairman)
Ms. Xie Mei (Chief Executive Officer)
Mr. Lin Kaihua

Non-executive Director:

Mr. Wang Wenjin

Independent Non-executive Directors:

Ms. Wong Wai Ling
Professor Lam Sing Kwong Simon
Mr. Chu Wing Yiu
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DIRECTORS’ INTERESTS IN CONTRACTS

Save as disclosed in this annual report, no transaction, arrangement or contract of significance to which the Company,
any of its holding companies, subsidiaries or fellow subsidiaries was a party, and in which a Director of the Company
or entity connected with him/her had a material interest, whether directly or indirectly, subsisted at the end of the year
or at any time during the year.

PERSONAL BIOGRAPHIES OF DIRECTORS AND SENIOR MANAGEMENT

Personal biographies of Directors and senior management are set out on Pages 23 to 26.

DIRECTORS’ INTERESTS IN COMPETING BUSINESS

None of the Directors is or was interested in any business other than the Group’s business, that competes or competed
or is or was likely to compete, either directly or indirectly, with the Group’s business at any time during the year ended
31 December 2021 and up to and including the date of this annual report.

DIRECTORS’ AND CHIEF EXECUTIVE’S INTERESTS AND/OR SHORT POSITIONS IN
SHARES AND UNDERLYING SHARES

Save as disclosed below, as at 31 December 2021, no interests or short positions in the Shares, underlying shares or
debentures of the Company or any of its associated corporations (within the meaning of Part XV of the Securities and
Futures Ordinance (“SFQ”)) were held by the Directors and chief executives of the Company which have been notified to
the Company and the Stock Exchange pursuant to Divisions 7 and 8 of Part XV of the SFO (including interests and short
positions which were taken or deemed to have under such provisions of the SFO) or have been entered in the register
maintained by the Company pursuant to section 352 of the SFO, or otherwise have been notified to the Company and
the Stock Exchange pursuant to the Model Code as set out in Appendix 10 to the Listing Rules:

Approximate
percentage of
issued share

Number of capital of
Name of Directors Capacity/Nature Class of shares shares held the Company
Lam Sing Kwong Simon Beneficial owner Ordinary shares 1,000,000 0.13%

INTERESTS AND SHORT POSITIONS OF SUBSTANTIAL SHAREHOLDERS AND
OTHER PERSONS

As at 31 December 2021, to the knowledge of the Directors, the following persons (not being a Director or chief executive
of the Company) had interests or short positions in the Shares or underlying shares of the Company which should be
notified to the Company under the provisions of Divisions 2 and 3 of Part XV of the SFO as recorded in the register
required to be kept by the Company pursuant to section 336 of the SFO:
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Long and Short Positions in Shares

Approximate
percentage of

Name of substantial shareholders Capacity/Nature Number of shares shareholding
Pacific Climax Limited (“Pacific Climax”) (Note 1) Beneficial owner 530,894,000 70.94%
(long position)
Overseas Chinese Town (HK) Company Limited Interest of a controlled 530,894,000 70.94%
(“OCT (HK)") corporation (Note 2) (long position)
Shenzhen Overseas Chinese Town Company Limited Interest of a controlled 530,894,000 70.94%
(“OCT Ltd.”) corporation (Note 3) (long position)
Overseas Chinese Town Group Company Limited Interest of a controlled 530,894,000 70.94%
(“OCT Group”) corporation (Note 4) (long position)
Notes:

M

The interests held by Pacific Climax consist of interests (long position) in 530,894,000 ordinary shares. Ms. Xie Mei and Mr.
Lin Kaihua, both being executive Directors, and Mr. Wang Wenjin, being a non-executive Director, are also directors of Pacific
Climax.

OCT (HK) is the beneficial owner of all the issued share capital in Pacific Climax. Therefore, OCT (HK) is deemed, or taken to
be interested in all the Shares beneficially held by Pacific Climax for the purpose of the SFO. Mr. Zhang Dafan and Ms. Xie
Mei, both being executive Directors, and Mr. Wang Wenijin, being a non-executive Director, are also directors of OCT (HK).

OCT Ltd. is the beneficial owner of all the issued share capital of OCT (HK), which is in turn the beneficial owner of all the
issued share capital of Pacific Climax. OCT Ltd. is deemed, or taken to be interested in all the Shares which are beneficially
owned by OCT (HK) and Pacific Climax pursuant to the SFO. OCT Ltd. is a company incorporated in the PRC, the shares of
which are listed on the Shenzhen Stock Exchange. OCT Ltd. is a subsidiary of OCT Group.

OCT Group is the holding company of OCT Ltd. and together with its wholly-owned subsidiary, Shenzhen OCT Capital Investment
Management Company Limited (R IIIZE G E AR EE R B R A F]), hold 47.97% interests in OCT Ltd., which is the beneficial
owner of all the issued shares of OCT (HK) and in turn, the beneficial owner of all the issued share capital of Pacific Climax.
Therefore, OCT Group is deemed, or taken to be interested in all the Shares which are beneficially owned by OCT Ltd., OCT
(HK) and Pacific Climax for the purpose of the SFO.

Save as disclosed above, as at 31 December 2021, no other interests required to be recorded in the register kept under

section 336 of the SFO have been notified to the Company.

MANAGEMENT CONTRACTS

No contract concerning the management and administration of the whole or any substantial part of the business of the

Group was entered into or existed during the Period under Review.
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MAJOR CUSTOMERS AND SUPPLIERS

The information in respect of the Group’s revenue and purchases attributable to the major customers and suppliers
respectively during the Period under Review is as follows:

Percentage of the Group’s total

Revenue Purchases
Largest customer 60.0%
Total proportion of the top five customers 63.3%
Largest supplier 37.4%
Total proportion of the top five suppliers 91.7%

The Group recognised the importance of maintaining a good relationship with customers and suppliers. There was no
material customers’ or suppliers’ dispute during the Period under Review.

At no time during the year have the Directors of the Company, their close associates or any shareholders (who to the
knowledge of the Directors own more than 5% of the share capital of the Company) had any interest in the Group’s
top five suppliers or customers.

Connected Transactions

During the year, the Group has the following continuing connected transactions (the “Connected Transactions”) and the
Company has fully complied with the announcement, reporting and/or independent shareholders’ approval requirements
under Chapter 14A of the Listing Rules (where applicable):

1. On 30 December 2019, Shenzhen OCT Huaxin Equity Investment Management Limited (“OCT Huaxin”) entered
into the Happy Coast tenancy agreement (“Happy Coast Tenancy Agreement”) with Shenzhen Overseas Chinese
Town Entertainment Investment Limited (“OCT Entertainment”) for a term of three years with effect from 1 March
2020 and ending on 28 February 2023, pursuant to which, OCT Entertainment agreed to lease a property located
in Jacaranda International Business Center, Shenzhen, the PRC to OCT Huaxin as office premises.

OCT Entertainment is a connected person of the Company, therefore, the arrangement concerning the Happy
Coast Tenancy Agreement constitutes a continuing connected transaction of the Company.

2. On 30 December 2019, OCT Shanghai Land entered into a property management agreement (the “Property
Management Agreement”) with Shanghai Zhabei branch office of Shenzhen Overseas Chinese Town Property
Service Company Limited (“OCT Property Service”) (“OCT Property Service Shanghai Zhabei Branch”) for a term
of three years with effect from 1 January 2020 and ending on 31 December 2022. Pursuant to the Property
Management Agreement, OCT Property Service Shanghai Zhabei Branch will provide property management
services to OCT Shanghai Land in relation to the Shanghai Suhe Creek Project.

OCT Property Service is an indirect wholly-owned subsidiary of OCT Ltd.. Therefore, OCT Property Service is a
connected person of the Company within the meaning of the Listing Rules. OCT Property Service Shanghai Zhabei
Branch is a branch office of OCT Property Service. Therefore, the arrangement of the said Property Management
Agreement constitutes a continuing connected transaction under the Listing Rules.
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*

On 30 December 2019, OCT Shanghai Land entered into an electrical and mechanical services consultation
agreement (the “Electrical and Mechanical Services Consultation Agreement”) with Shenzhen Overseas Chinese
Town Water and Electricity Company Limited (&JIIZEG/KEBR A F]) (“OCT Electricity”) for a term of three
years with effect from 1 January 2020 and ending on 31 December 2022. Pursuant to the Electrical and Mechanical
Services Consultation Agreement, OCT Electricity will provide electrical and mechanical consultation services to
OCT Shanghai Land in relation to the Shanghai Suhe Creek Project.

OCT Electricity is a wholly-owned subsidiary of OCT Ltd. Therefore, OCT Electricity is a connected person of the
Company within the meaning of the Listing Rules. Therefore, the arrangement of the said Electrical and Mechanical
Services Consultation Agreement constitutes a continuing connected transaction under the Listing Rules.

OCT Financial Leasing Co., Ltd., a direct wholly-owned subsidiary of the Company, entered into the finance
lease and factoring framework agreement with OCT Group on 18 May 2020, pursuant to which, OCT Financial
Leasing agreed to provide finance lease and factoring services to OCT Group. The finance lease and factoring
framework agreement will be valid for one year from 19 June 2020.

OCT Group is a connected person of the Company. Therefore, the arrangement of the said finance lease and
factoring agreement constitutes a continuing connected transaction under the Listing Rules.

OCT Financial Leasing, a direct wholly-owned subsidiary of the Company, entered into the finance lease and
factoring framework agreement with OCT Ltd. on 18 May 2020, pursuant to which, OCT Financial Leasing agreed
to provide finance lease and factoring services to OCT Ltd. The finance lease and factoring framework agreement
will be valid for one year from 19 June 2020.

OCT Ltd. is a connected person of the Company. Therefore, the arrangement of the said finance lease and
factoring agreement constitutes a continuing connected transaction under the Listing Rules.

On 8 July 2020, Hefei OCT Huanchao Cultural Tourism Real Estate Development Co., Ltd* (& IEZE 15 3 18 £ ik
EXEREGR AR (“Hefei OCT Huanchao”), an indirect non-wholly owned subsidiary of the Company, entered
into a property management framework agreement with Hefei branch office of OCT Property (Group) Co., Ltd.
(“OCT Property (Hefei)”), pursuant to which OCT Property (Hefei) agreed to provide property management services
for the development project in respect of Hefei Chaohu Bantang Hot Spring Town and the office areas of Hefei
OCT Huanchao to Hefei OCT Huanchao for the period from 8 July 2020 to 31 December 2022.

OCT Property (Hefei) is an indirect wholly-owned subsidiary of OCT Ltd. Therefore, OCT Property (Hefei) is a
connected person of the Company under Chapter 14A of the Listing Rules, and the transaction contemplated
under the property management framework agreement constitutes a continuing connected transaction of the
Company.

For identification purposes only
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7. Hefei OCT Industry, an indirect non-wholly owned subsidiary of the Company, entered into a planning technical
services framework agreement with Shenzhen OCT Innovation and Research Institute Co., Ltd. (“OCT IRI”) on
17 August 2020, pursuant to which OCT IRI will provide planning and project design technical services for the
development project in respect of Hefei Airport International Town to Heifei OCT Industry for the period from 17
August 2020 to 31 December 2022.

OCT IRI, a company directly and wholly owned by OCT Group, is therefore a connected person of the Company,
and the transaction contemplated under the planning technical services framework agreement constitutes a
continuing connected transaction of the Company under Chapter 14A of the Listing Rules.

8. On 7 July 2021, Hefei OCT Industry, an indirect non-wholly owned subsidiary of the Company, entered into
the Property Services Framework Agreement with OCT Property (Hefei), in relation to the provision of property
management services by OCT Property (Hefei) to Hefei OCT Industry for the Hefei Airport International Town
Project and the office areas of Hefei OCT Industry, for the period from 7 July 2021 to 31 December 2022.

OCT Property (Hefei) is an indirect wholly-owned subsidiary of OCT Ltd. Therefore, OCT Property (Hefei) is a
connected person of the Company under Chapter 14A of the Listing Rules, and the transaction contemplated
under the property management framework agreement constitutes a continuing connected transaction of the
Company.

Details of Item 1 to 3 connected transactions are set out in the announcement of the Company dated 30 December
2019. Details of Items 4 to 5 connected transactions are set out in the announcement of the Company dated 18 May
2020 and the circular dated 29 May 2020. Details of Iltem 6 connected transaction are set out in the announcement
of the Company dated 8 July 2020. Details of Item 7 connected transaction are set out in the announcement of the
Company dated 17 August 2020. Details of Item 8 connected transaction are set out in the announcement of the
Company dated 7 July 2021.

Due to the disposals of entities which took place in 2020, certain entities were disposed of and framework agreements
entered into by those entities historically ceased to be agreements of the Group.
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The transaction amount and cap amount of the Connected Transactions for the year ended 31 December 2021 are as

follows:
Annual cap Actual amount
Connected Transactions for 2021 incurred in 2021
(RMB’000) (RMB’000)
1 Tenancy Agreement between OCT Huaxin and OCT Entertainment with 1,100 968
respect to office premises
2 Property Management Agreement between OCT Shanghai Land and 49,380 3,440
OCT Property Service Shanghai Zhabei Branch
3 Electrical and Mechanical Services Consultation Agreement between 1,000 660
OCT Shanghai Land and OCT Electricity
4 Property Management Framework Agreement between Hefei OCT 10,000 4,901
Huanchao and OCT Property (Hefei)
5 Planning Technical Services Framework Agreement between Hefei OCT 8,000 755
Industry and OCT IRl
6 Property Services Framework Agreement between Hefei OCT Industry 23,500 11,328

and OCT Property (Hefei)
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10

Connected Transactions

Finance Lease and Factoring Agreement between OCT Ltd. and OCT
Financial Leasing (Implementation agreement(s) signed within the
effective period 2019.6.19-2020.6.18)

Finance Lease and Factoring Agreement between OCT Ltd. and OCT
Financial Leasing (Implementation agreement(s) signed within the
effective period 2020.6.19-2021.6.18)

Finance Lease and Factoring Agreement between OCT Group and
OCT Financial Leasing (Implementation agreement(s) signed within the
effective period 2019.6.19-2020.6.18)

Finance Lease and Factoring Agreement between OCT Group and
OCT Financial Leasing (Implementation agreement(s) signed within the
effective period 2020.6.19-2021.6.18)

Annual cap
(RMB’000)

Accumulated
transactions
amount up to
31 December
2021
(RMB’000)

Interest and fees:
275,000
Principal:
2,225,000
Interest and fees:
110,000
Principal:
890,000

Interest and fees:
110,000
Principal:
890,000

Interest and fees:
110,000
Principal:
890,000

Interest and fees:
22,967

Principal:
200,000

Interest and fees:

Principal:
Interest and fees:
4,906

Principal:

50,000

Interest and fees:

Principal:

No new implementation agreements were entered into after the effective period regarding items 7 to 10 above.

The Directors confirm that for the above Connected Transactions, the Company has complied with the disclosure,

reporting and/or shareholders’ approval requirements under Chapter 14A of the Listing Rules (if applicable).
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The independent non-executive Directors have reviewed the above Connected Transactions and confirmed that the
above Connected Transactions are:

(1) entered into in the ordinary and usual course of business of the Company;

2) on normal commercial terms or better, or if there are insufficient comparable transactions to judge whether the
terms of those transactions are on normal commercial terms, as far as the Company is concerned, the terms of
the above transactions are not less favourable than those available to or from independent third parties (as the
case may be); and

(3) entered into under the terms of the agreements in respect of the relevant transactions, and the terms of the
transactions are fair and reasonable and in the interests of the shareholders of the Company as a whole.

In addition, the Company’s auditors have also confirmed in writing to the Board, nothing had come to their attention
which caused them to believe that:

° the Connected Transactions had not received the approval of the Board;

° the Connected Transactions had not been entered into, in all material aspects, in accordance with the relevant
agreements of the relevant transactions;

° the Connected Transactions had not been entered into, in all material aspects, in accordance with the pricing
policies of the Group if the transactions involve provision of goods or services by the Group; and

° the transaction amount incurred in 2021 for each of the Connected Transactions had exceeded the aggregate
annual value as disclosed in the Company’s announcements dated 30 December 2019, 18 May 2020, 8 July
2020, 17 August 2020, and 7 July 2021.

The related party transactions are set out in Note 32 to the consolidated financial statements of the Company. Except for
the connected transactions and continuing connected transactions disclosed above and in the following paragraph, all
the other related party transactions did not fall under the scope of “Connected Transactions” or “Continuing Connected
Transactions” under Chapter 14A of the Listing Rules which are required to comply with any of the reporting, announcement
or independent shareholders’ approval requirements under Chapter 14A of the Listing Rules.

For the year ended 31 December 2021, OCT Group and its associates provided financial support to the Group, and
the interest and related expenses payable by the Group to OCT Group and its associates amounted to approximately
RMB36.84 million in total. Such financial support constitutes a connected transaction of the Company, but was exempted
from complying with the requirements of reporting, announcement and approval from independent shareholders based
on the reason that the financial support provided to the Group by OCT Group and its associates and which benefited
the Company was made on normal commercial terms or better (for listed issuer’s group) and is not secured by the
assets of the Group.
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The Group entered into the connected transaction set out below, and has complied with Chapter 14A of the Listing Rules.

On 21 October 2021, Hefei OCT Industry, an indirect non-wholly owned subsidiary of the Company, entered into the
Light Current Engineering Agreement with OCT Intelligent Technology (Shenzhen) Co., Ltd. (“OCT Intelligent Technology
(Shenzhen)”), pursuant to which OCT Intelligent Technology (Shenzhen) will provide light current engineering services
to Hefei OCT Industry for the Hefei Airport International Town Project at approximately RMB7,920,000 (tax included).

OCT Intelligent Technology (Shenzhen) is indirectly 40% owned by OCT Ltd. Therefore, OCT Intelligent Technology
(Shenzhen) is a connected person of the Company under Chapter 14A of the Listing Rules and the transaction constitutes
a connected transaction of the Company under Chapter 14A of the Listing Rules.

Details of the above connected transaction are set out in the announcement of the Company dated 21 October 2021.

BANK LOANS AND OTHER LOANS

Particulars of bank loans and other loans of the Company and the Group as at 31 December 2021 are set out in Note
24 to the consolidated financial statements.

FIVE-YEAR SUMMARY

A summary of the results and the assets and liabilities of the Group for the last five years is set out on Pages 174 to
176 of this annual report.

ENVIRONMENTAL, SOCIAL AND GOVERNANCE REPORT

Further information of the Group’s policies and performance about the environmental, social and governance will be
included in the Environmental, Social and Governance Report of the Company which will be published on the websites
of the Company and the Stock Exchange in due course in compliance with the ESG Reporting Guide as set out in
Appendix 27 to the Listing Rules.

PENSION SCHEMES

The Group participates in two defined contribution pension schemes which cover the Group’s full-time employees.
Pursuant to the relevant labour rules and regulations in the PRC, the Group participates in defined contribution pension
benefit schemes organised by the relevant local government authorities. The only obligation of the Group with respect
to such pension benefit schemes is to make the specified contributions under the schemes. Furthermore, the Group
also operates a Mandatory Provident Fund Scheme (the “MPF Scheme”) under the Hong Kong Mandatory Provident
Fund Schemes Ordinance (Chapter 485 of the Laws of Hong Kong) for all of its employees in Hong Kong. The MPF
Scheme is a defined contribution pension plan administered by independent trustees. The only obligation of the Group
with respect to the MPF Scheme is to make the required contributions under the scheme. When an employee leaves
the MPF Scheme, the mandatory contributions are fully vested with the employee.

Details of these pension schemes are set out in Note 26 to the consolidated financial statements.
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CONFIRMATION OF INDEPENDENCE

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

DIRECTORS’ LIABILITY INSURANCE TO INDEMNITY

The Company has purchased appropriate and sufficient liability insurance to indemnify its Directors and senior management
in respect of legal actions against the Directors and senior management.

AUDITOR

KPMG has been appointed as the auditor of the Company since 22 December 2017. At the Company’s last annual
general meeting, KPMG was re-appointed as the auditor of the Company.

PUBLIC FLOAT

To the knowledge of the Directors and based on the information that is publicly available to the Company, as at the
date of this report, the Company has maintained the prescribed public float under the Listing Rules.

SHARE OPTION SCHEME

Under the ordinary resolution passed at the extraordinary general meeting on 15 February 2011, the Board adopted a
new share option scheme (the “New Scheme”). The purpose of the New Scheme is to attract and retain the best available
talents, to provide additional incentive to the employees (full-time and part-time), Directors, consultants and advisers
of the Group and to promote the business development of the Group. The New Scheme expired on 14 February 2021.
During the year ended 31 December 2021, no share options were granted, exercised, lapsed and cancelled under the
New Scheme.

The participants of the New Scheme include any full-time or part-time employee, Director, advisor and professional
consultant of the Group or any member of the Group. The Directors may at their absolute discretion and on such terms
as they may think fit, propose any eligible persons under the New Scheme to take up options.

An offer for the grant of options must be accepted within 28 days inclusive of the day on which such offer was made.
The amount payable by the grantee of an option to the Company on acceptance of the offer was HK$1.00.

The subscription price of an ordinary share in respect of any particular option granted under the New Scheme shall be
a price solely determined by the Board and notified to a participant and shall be at least the higher of: (i) the closing
price of the shares as stated in the Stock Exchange’s daily quotations sheet on the date of grant of the option; (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 grant of the option; and (iii) the nominal value of a share on the date of grant of the
option.
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The Company shall be entitled to issue options, provided that the total number of ordinary shares which may be issued
upon exercise of all options to be granted under all the New Schemes and any other share option scheme of the Company
does not exceed 10% of the ordinary shares in issue at the date of the approval of the New Scheme. The Company
may at any time refresh such limit, subject to the Shareholders’ approval and issue of a circular in compliance with the
Listing Rules, provided that the total number of shares which may be issued upon exercise of all options granted but
yet to be exercised under all new schemes and any other share option scheme of the Company does not exceed 30%
of the shares in issue at the time.

An option may be exercised in accordance with the terms of the New Scheme at any time during a period as the Board
may determine which shall not exceed ten years from the date of grant. The total number of shares issued and may be
issued upon exercise of options granted to any grantee (including both 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 then in issue.

Pursuant to the terms of the New Scheme, the Company granted 30,100,000 options to some eligible participants
(including some Directors and employees) at the exercise price of HK$4.04 and the grant price of HK$1 on 3 March 2011.
Details of the above share options granted under the New Scheme are set out in the announcement of the Company
dated 3 March 2011. As at 2 March 2016, the share options granted under the New Scheme have all expired, lapsed
and cancelled. As the New Scheme had already expired, no further options could be issued under the New Scheme
as at the date of this report.

Save for the above, at no time during the period prior to the date of this report was the Company, any of its holding
companies, subsidiaries or fellow subsidiaries a party to any arrangement that enables the Directors to acquire benefits
by means of acquisition of shares in or debentures of the Company or any other body corporates.

DONATIONS

The Group made charitable and other donation of approximately RMB110,000 during the Period under Review.

After the end of the Period under Review, the Directors proposed no final dividend. Further details are disclosed in Note
28 to the consolidated financial statements of the Company.

By order of the Board
Chairman

Zhang Dafan

Hong Kong, 29 April 2022



61 OVERSEAS CHINESE TOWN (ASIA) HOLDINGS LIMITED e Annual Report 2021

Independent Auditor’s Report

KPMG

Independent auditor’s report to the shareholders of
Overseas Chinese Town (Asia) Holdings Limited
(Incorporated in the Cayman Islands with limited liability)

OPINION

We have audited the consolidated financial statements of Overseas Chinese Town (Asia) Holdings Limited (“the Company”)
and its subsidiaries (“the Group”) set out on pages 70 to 173, which comprise the consolidated statement of financial
position as at 31 December 2021, the consolidated statement of profit or loss, the consolidated statement of profit
or loss and other comprehensive income, the consolidated statement of changes in equity and the consolidated cash
flow statement for the year then ended and notes to the consolidated financial statements, including a summary of
significant accounting policies.

In our opinion, the consolidated financial statements give a true and fair view of the consolidated financial position of the
Group as at 31 December 2021 and of its consolidated financial performance and its consolidated cash flows for the
year then ended in accordance with Hong Kong Financial Reporting Standards (“HKFRSs”) issued by the Hong Kong
Institute of Certified Public Accountants (“HKICPA”) and have been properly prepared in compliance with the disclosure
requirements of the Hong Kong Companies Ordinance.

BASIS FOR OPINION

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

KEY AUDIT MATTERS

Key audit matters are those matters that, in our professional judgement, were of most significance in our audit of the
consolidated financial statements of the current period. These matters were addressed in the context of our audit of
the consolidated financial statements as a whole, and in forming our opinion thereon, and we do not provide a separate
opinion on these matters.
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KEY AUDIT MATTERS (continued)

Assessing impairment of interests in associates

Refer to note 14 to the consolidated financial statements and the accounting policies in notes 1(I) and 2(d).

The key audit matter

As at 31 December 2021, the carrying value of the Group’s
interests in associates amounted to RMB3,607 million.

As disclosed in note 14 to the consolidated financial
statements, the impairment loss on interests in associates
amounted to RMB750 million as at 31 December 2021,
mainly arose from two associates which shares were listed.

As disclosed in note 1(e) to the consolidated financial
statements, interests in associates are carried in the
consolidated statement of financial position at cost and
adjusted thereafter to recognise the Group’s share of profit
or loss and other comprehensive income of the associates,
less impairment loss. As such, the Group is required to
assess at the end of each reporting period whether there
is any indication that the carrying amounts of interests
in associates may be impaired. For those associates in
which such indication exists, the Group assessed their
recoverable amounts, which are the higher of their fair
value less costs of disposal and their value in use. The
value in use of these associates was assessed by the
directors, with reference of the independent valuations
prepared by external valuers.

How the matter was addressed in our audit

Our audit procedures to assess impairment of interests in
associates included the following:

° understanding the management’s process for
identifying the existence of impairment indicators
of the interests in associates;

° where indicators of impairment have been identified,
assessing the reasonableness of the recoverable
amount of each of the relevant associates and
obtaining an understanding from the management
of their financial position and future prospects;

° obtaining and inspecting the valuations from the
management which were prepared with reference
of valuation reports prepared by the external valuers
engaged by Group;

° evaluating the qualifications, expertise and objectivity
of the independent external valuers;

° with the assistance of our internal valuation
specialists, assessing the appropriateness of the
valuation methodology and the reasonableness
of the key assumptions, including the expected
cashflow, discount rates and the expected long-term
growth rate adopted in the valuation methodology;
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KEY AUDIT MATTERS (continued)

Assessing impairment of interests in associates (continued)

Refer to note 14 to the consolidated financial statements and the accounting policies in notes 1(I) and 2(d).

The key audit matter

We identified assessing impairment of interests in
associates as a key audit matter because impairment
assessment requires significant judgement and estimation
in key assumptions, including the expected cashflow,
discount rates and the expected long-term growth rate,
which increases the risk of error or potential management
bias.

How the matter was addressed in our audit

inspecting sensitivity analysis prepared by
management on the key assumptions adopted in
the impairment assessments to understand the
impact of reasonable changes in assumptions on
the estimated recoverable amounts;

comparing the forecast data adopted in the
impairment testing in the prior year, if applicable,
with the current year’s performance to assess the
reliability of managements forecasting process,
and making enquiries of management as to the
reasons for any significant variations identified and
whether these had been considered in the current
assessment; and

assessing the disclosures in the consolidated
financial statements in respect of the impairment
assessment and the risks inherent in the key
assumptions with reference to the requirements of
the prevailing accounting standards.
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KEY AUDIT MATTERS (continued)

Valuation of financial assets measured at fair value through profit or loss (FVTPL)

Refer to note 16 to the consolidated financial statements and the accounting policies in note 1(g).

The key audit matter

As at 31 December 2021, the aggregate carrying value of
the Group’s unlisted equity securities measured at FVTPL
totalled RMB310 million which were classified under the
fair value hierarchy as level 3.

The valuation of the Group’s financial assets measured at
FVTPL is based on valuation models which often require
a considerable number of inputs.

Where observable data are not readily available, as in the
case of all level 3 financial assets measured at FVTPL,
estimates need to be developed which could involve
significant management judgement.

The fair value of the Group’s financial assets measured
at FVTPL at 31 December 2021 was assessed by the
directors primarily based on independent valuation reports
prepared by a firm of qualified external valuers.

We identified assessing the fair value of financial assets
measured at FVTPL as a key audit matter because of the
degree of complexity involved in valuing these financial
assets and because of the significant degree of judgement
exercised by management in determining the inputs used
in the valuation models.

How the matter was addressed in our audit

Our audit procedures to assess the fair value of unlisted
financial assets measured at FVTPL included the following:

° obtaining and inspecting the valuation assessment
prepared by the external valuers engaged by the
directors and on which the directors’ assessment
of the fair values of the Group’s financial assets
measured at FVTPL was based;

° assessing the external valuers’ qualifications,
experience and expertise in the assets being valued
and considering their objectivity and independence;

° with the assistance of our internal valuation
specialists, discussing with the external valuers,
without the presence of management, their valuation
methodologies in assessing the fair values of unlisted
equity securities; assessing the key assumptions
and critical judgements adopted which impacted
the valuation by comparing these assumptions
and critical judgements with market data, or other
publicly available information; and

° assessing whether the disclosures in the consolidated
financial statements reflected the Group’s exposure
to financial instrument valuation risk with reference
to the requirements of the prevailing accounting
standards.
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Net realisable value of inventories of comprehensive development business

Refer to note 18 to the consolidated financial statements and the accounting policies in note 1(m).

The key audit matter

As at 31 December 2021, the aggregate carrying value of
the Group’s properties held for future development and
under development for sale and completed properties
held for sale (together “inventories of comprehensive
development business”) totalled RMB10,289 million.

These principally comprise residential and office properties
in Shanghai and Hefei held for sale.

Inventories of comprehensive development business are
carried at the lower of cost and net realisable value. The
calculation of the net realisable value for each property
development project at the financial reporting date is
performed by management.

The calculation of the net realisable value of inventories of
comprehensive development business involves significant
management judgement and estimation in preparing the
updated estimations of the costs to complete each property
development project as well as in assessing the expected
future net selling prices for each property development
project (with reference to recent sales transactions in
nearby locations), the estimated future selling costs and
the relevant taxes.

How the matter was addressed in our audit

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

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

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

o evaluating the valuation methodology adopted by
management for assessing the net realisable value of
inventories of comprehensive development business
and comparing the key estimates and assumptions
adopted in the valuations, including those relating
to average net selling prices, with market available
data and the sales budget plans maintained by the
Group;
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KEY AUDIT MATTERS (continued)

Net realisable value of inventories of comprehensive development business (continued)

Refer to note 18 to the consolidated financial statements and the accounting policies in note 1(m).

The key audit matter How the matter was addressed in our audit

We identified the assessment of net realisable value of e comparing the estimated construction costs to
the Group’s inventories of comprehensive development complete each property development project with
business as a key audit matter because of the significance the Group’s latest budgets and comparing the
of inventories of comprehensive development business to costs incurred to 31 December 2021 with budgets
the assets of the Group and because of the inherent risks as at 31 December 2020 to assess the accuracy of
involved in estimating the costs to complete each property management’s forecasting and budgeting process;
development project and the future selling prices for each and

property development project, particularly in light of the

current economic circumstances and various property e inspecting sensitivity analyses prepared by
market measures implemented in various cities across management for the extent of changes in key
Mainland China. estimates and assumptions that, either individually

or collectively, would be required for inventories
of comprehensive development business to be
materially misstated and considering the likelihood
of such a movement in those key estimates
and assumptions arising and the potential for
management bias in their selection.
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INFORMATION OTHER THAN THE CONSOLIDATED FINANCIAL STATEMENTS AND
AUDITOR’S REPORT THEREON

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

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

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

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

RESPONSIBILITIES OF THE DIRECTORS FOR THE CONSOLIDATED FINANCIAL
STATEMENTS

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

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

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

AUDITOR’S RESPONSIBILITY FOR THE AUDIT OF THE CONSOLIDATED FINANCIAL
STATEMENTS

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

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

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

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

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

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

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

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

- Obtain sufficient appropriate audit evidence regarding the financial information of the entities or business activities
within the Group to express an opinion on the consolidated financial statements. We are responsible for the
direction, supervision and performance of the Group audit. We remain solely responsible for our audit opinion.
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AUDITOR’S RESPONSIBILITY FOR THE AUDIT OF THE CONSOLIDATED FINANCIAL
STATEM ENTS (continued)

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

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

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

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

KPMG
Certified Public Accountants

8th Floor, Prince’s Building
10 Chater Road

Central, Hong Kong

29 April 2022
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Consolidated Statement of Profit or Loss
For the year ended 31 December 2021
(Expressed in Renminbi)

2021 2020
Note RMB’000 RMB’000
Revenue 3 1,474,128 1,306,550
Cost of sales (1,169,981) (990,072)
Gross profit 304,147 316,478
Other income 4(a) 55,024 65,646
Other net gains 4(b) 118,265 465,514
Distribution costs (89,033) (97,768)
Administrative expenses (273,053) (352,270)
Profit from operations 115,350 397,600
Finance costs 5(a) (149,216) (183,099)
Share of profits less losses of associates 14 (147,032) (66,902)
Share of profits less losses of joint ventures 15 88,742 (939)
Impairment losses on associates 14 (750,000) (70,000)
(Loss)/profit before taxation 5 (842,156) 76,660
Income tax 6 (56,952) (101,093)
Loss for the year (899,108) (24,433)
Attributable to:
Equity holders of the Company (883,252) 63,757
Non-controlling interests (15,856) (88,190)
Loss for the year (899,108) (24,433)
Basic loss per share (RMB) 10 (1.49) (0.29)

The notes on pages 78 to 173 form part of these consolidated financial statements. Details of dividends payable to
shareholders of the Company are set out in note 28(b).
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Consolidated Statement of Profit or Loss and

Other Comprehensive Income
For the year ended 31 December 2021
(Expressed in Renminbi)

Loss for the year

Other comprehensive income for the year
(after tax and reclassification adjustments)
Item that will not be reclassified to profit or loss:
Equity investments at FVTOCI — net
movement in fair value reserves (non-recycling)

ltems that may be reclassified subsequently to profit or 0ss:

Exchange differences

Share of other comprehensive income of associates and
a joint venture

Cumulative exchange differences reclassified to
profit or loss upon wind up of a subsidiary

Other comprehensive income for the year
Total comprehensive income for the year

Attributable to:
Equity holders of the Company
Non-controlling interests

Total comprehensive income for the year

2021 2020
Note RMB’000 RMB’000
oo....(899,008) (24,433

9
_________ 243,697 _....90,240
13,383 (87,654)
48,960 185,243
- 6,270
... 82,343 103,859
_________ 306,040 194,099
(593,068) 169,666
(577,212) 257,856
(15,856) (88,190)
(593,068) 169,666

The notes on pages 78 to 173 form part of these consolidated financial statements.
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Consolidated Statement of Financial Position
At 31 December 2021
(Expressed in Renminbi)

2021 2020
Note RMB’000 RMB’000

Non-current assets
Investment property 11 2,408,972 2,487,968
Property, plant and equipment 11 986,334 981,721
Interests in leasehold land held for own use 11 1,187,080 1,228,041
4,582,386 4,697,730
Intangible assets 12 33,639 42,702
Interests in associates 14 3,607,167 4,368,908
Interests in joint ventures 15 1,137,901 1,197,304
Other financial assets 16 309,638 1,141,530
Finance lease receivables 17 122,588 251,944
Deferred tax assets 27(b) 95,755 76,631
_______ 9,889,074 11,776,749

Current assets

Inventories and other contract costs 18 10,299,940 8,302,909
Finance lease receivables 17 98,928 108,679
Trade and other receivables 20 2,723,159 946,603
Cash at bank and on hand 21 3,331,662 4,274,938
16,453,689 13,633,129
Assets of disposal group classified as held for sale 22(a) - 12,079

16,453,689 13,645,208



73 OVERSEAS CHINESE TOWN (ASIA) HOLDINGS LIMITED e Annual Report 2021

Consolidated Statement of Financial Position
At 31 December 2021
(Expressed in Renminbi)

2021 2020
Note RMB’000 RMB’000
Current liabilities
Trade and other payables 23 2,101,689 1,554,090
Contract liabilities 19 3,407,258 1,459,276
Bank and other loans 24 3,322,278 573,899
Related party loans 24 1,911,000 862,400
Lease liabilities 25 13,404 13,330
Current taxation 27(a) 158,777 169,570
10,914,406 4,632,565
Liabilities directly associated with assets of
disposal group classified as held for sale 22(b) - 1,849
______ 10,914,406 4,634,414
Net currentassets 5,639,283 9,010,794
Total assets less current liabilites =~ 15,428,357 20,787,543
Non-current liabilities
Bank and other loans 24 2,425,082 6,032,109
Related party loans 24 420,000 1,359,660
Lease liabilities 25 16,818 11,265
Deferred tax liabilities 27(b) 167,015 159,323
3,028,915 7,662,357

NET ASSETS 12,399,442 13,225,186
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Consolidated Statement of Financial Position
At 31 December 2021
(Expressed in Renminbi)

2021 2020
Note RMB’000 RMB’000

CAPITAL AND RESERVES
Share capital 28(c) 67,337 67,337
Perpetual capital securities 28(d) 5,606,480 5,610,431
Reserves 2,946,691 3,752,628
Total equity attributable to equity holders of the Company 8,620,508 9,430,396
Non-controlling interests 3,778,934 3,794,790
TOTAL EQUITY 12,399,442 13,225,186

Approved and authorised for issue by the board of directors on 29 April 2022.

Zhang Dafan Xie Mei
Director Director

The notes on pages 78 to 173 form part of these consolidated financial statements.
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Consolidated Statement of Changes in Equity
For the year ended 31 December 2021
(Expressed in Renminbi)

Attributable to equity holders of the Company

Fair value
Perpetual PRC  reserve Non-

Share Share Contributed ~ Capital capital  statutory (non-  Exchange Other  Retained controlling Total

capital  premium  surplus  reserve securities  reserve recycling)  reserve  reserve profits Total interests equity

RMB'000  RMB'000  RMB'000  RMB'000  RMB'000  RMB'000  RMB'000  RMB'000  RMB'000  RMB'000  RMB'000  RMB'000  RMB'000

(Note 28(c) (Note 26(d))

Balance at 31 December 2019
and 1 January 2020 (b sesse trait 82517 5206195 4G09%T 151963 (479099 8947 3602677 9346075 3578378 12,919,448
Changes in equity for 2020:
Profit for the year - - - - 283209 - - - - (219452 63767 (88,190) (24,439
Other comprehensive income - - - - 154,999 - 90,240 (51,140) - - 194,099 - 194,099
Totel comprehensive income -~~~ ___ T T N L R L L. R D94 | %TE% (68190 169,668
Transfer to PRC statutory reserves - - - - - 2,271 - - - 2,21 - - -
Disposal of other financial assets
measured at FVTOCI - - - - - - (81,622 - - 81,622 - - -
Dividends approved in respect of
the previous year (note 28b)fi) - - - - - - - - - (8,558) (8,558)  (370,631)  (379,189)
Issuance of perpetual capital
securities - - - - 5510845 - - - - - 5510,845 - 5510845
Distribution to the holders of
perpetual capital securities - - - - (237618 - - - - - (237,619 - (237,619
Redemption of perpetual capital
securities - - - - (5,397,199) - - - (26,481) - (5,423,680) - (5,423,680)
Share of other changes in equity of
associates - - - - - - - - (14524 - (14524 - (14524)
Wind up of subsidiaries - - - (178) - - - - - 178 - - -
Disposal of subsidiaries - - - (1319 - (183212 - - - 17453 - (189,762  (789,762)
Capital injection from
non-controlling shareholders - - - - - - - - - - - 1,470,000 1,470,000

Balance at 31 December 2020 67,337 36,884 147,711 31020 5610431 309996 160,581 (630,233  (32,058) 3,628,727 9,430,396 3,794,790 13,225,186

Balance at 31 December 2020

and 1 January 201 LSRN SGE AT M0 SHI0M | %0999 16051 (60299 (2059 3628720 9409 3770 13225188
Changes in equity for 2021:

Loss for the year - - - - 228725 - - - - (1,111,977)  (883,252)  (15,856)  (899,108)
Other comprehensive income - - - - - - 243,697 62,343 - = 306,040 = 306,040
Total comprehensive income T T T L R Tomper e Tongm)  Gr2m2) (15.856) _ (593,068)
Transfer to PRC statutory reserves - - - - - 9,000 - - - (9,000) - - -
Disposal of other financial assets

measured at FVTOCI - - - - - - (404,278) - - 404,278 - - -
Distribution to the holders of

perpetual capital securtes - - - - (232676 - - - - - (%2616 - (282676)
Balance at 31 December 2021 67,337 36,884 147,711 31,020 5,606,480 318,996 - (467,890) (32,058 2,912,028 8,620,508 3,778,934 12,399,442

The notes on pages 78 to 173 form part of these consolidated financial statements.
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Consolidated Cash Flow Statement

For the year ended 31 December 2021
(Expressed in Renminbi)

Operating activities

Cash used in operations

Tax paid

Interest element of lease rentals paid
Other interest paid

Net cash used in operating activities

Investing activities

Net cash flow from disposals of subsidiaries

Proceeds from disposal of other financial asset

Proceeds from disposal of trade security

Return of investment from a joint venture

Repayment of loans to associates

Payment for investments in joint ventures

Payment for investments in associates

Payment for return of dividend received in advance

Dividend received in advance from associates

Payment for purchase of property, plant and equipment
and intangible assets

New loans to an associate

Proceeds from disposals of property, plant and equipment
and investment properties

Decrease in deposits with banks with maturity of
more than three months

Dividends received from associates and joint ventures

Interest received

Net cash generated from investing activities

2021 2020
Note RMB’000 RMB’000
21(b) (1,756,122) (1,224,883)

(145,834) (344,891)

(752) (3,839)

(274,926) (282,519)
o..(277.834)  (1,856,132)
706,416 1,713,009
16/29(e)(i) 1,100,601 480,991
- 117,829

941,430 -
200,921 100,955
(815,785) (1,185,143
(308,788) (132,000)

- (51,480)

219,529 -
(58,539) (218,181)

- (3,439)

60,894 1,244

- 119,990

33,824 61,110

74,431 50,858
2,154,934 1,055,743
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Consolidated Cash Flow Statement

For the year ended 31 December 2021
(Expressed in Renminbi)

Financing activities

Capital element of lease rentals paid

Proceeds from new loans

Repayment of loans

Proceeds from capital contribution of non-controlling interests
Issuance of perpetual capital securities

Redemption of perpetual capital securities

Decrease in pledged deposits

Decrease/(increase) of restricted cash for REIT programme
Distribution to the holders of perpetual capital securities
Dividend paid to shareholders of the Company

Net cash (used in)/generated from financing activities

Net (decrease)/increase in cash and cash equivalents

Cash and cash equivalents at 1 January

Cash and cash equivalents included in assets and
liabilities of a disposal group classified as held for sale

Effect of foreign exchange rate changes

Cash and cash equivalents at 31 December

2021 2020

Note RMB’000 RMB’000
21(d) (16,974) (24,607)
21(c) 2,338,099 4,759,006
21(c) (3,001,643) (3,430,078)
- 1,470,000

28(d) - 5,510,845
- (5,423,680)

- 766,055

21 273 (592)
(232,676) (237,618)

- (8,558)

Lo 912,921) 3,380,773
(935,621) 2,580,384

4,269,520 1,798,074

- (4,637)

(7,382) (104,301)

21(a) 3,326,517 4,269,520

The notes on pages 78 to 173 form part of these consolidated financial statements.
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Notes to the Consolidated Financial Statements
For the year ended 31 December 2021
(Expressed in Renminbi)

1 SIGNIFICANT ACCOUNTING POLICIES
(@) Statement of compliance

These financial statements have been prepared in accordance with all applicable Hong Kong Financial
Reporting Standards (“HKFRSs”), which collective term includes all applicable individual Hong Kong
Financial Reporting Standards, Hong Kong Accounting Standards (“HKASs”) and Interpretations issued
by the Hong Kong Institute of Certified Public Accountants (“HKICPA”), accounting principles generally
accepted in Hong Kong and the disclosure requirements of the Hong Kong Companies Ordinance. These
financial statements also comply with the applicable disclosure provisions of the Rules Governing the Listing
of Securities on The Stock Exchange of Hong Kong Limited (the “Listing Rules”). Significant accounting
policies adopted by the Group are disclosed below.

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

(b) Basis of preparation of the financial statements

The consolidated financial statements for the year ended 31 December 2021 comprise the Company and its
subsidiaries (together referred to as “the Group”) and the Group’s interests in associates and joint ventures.

The measurement basis used in the preparation of the financial statements is the historical cost basis
except that other investments in equity securities are stated at their fair value as explained in the accounting
policies.

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

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

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

Judgements made by management in the application of HKFRSs that have significant effect on the financial
statements and major sources of estimation uncertainty are discussed in note 2.
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Notes to the Consolidated Financial Statements
For the year ended 31 December 2021
(Expressed in Renminbi)

1

SIGNIFICANT ACCOUNTING POLICIES (continueq)

(c)

(d)

Changes in accounting policies

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

o Amendments to HKFRS 9, HKAS 39, HKFRS 7, HKFRS 4 and HKFRS 16, Interest rate benchmark
reform — phase 2

° Amendment to HKFRS 16, Covid-19-related rent concessions beyond 30 June 2021

None of the developments have had a material effect on how the Group’s results and financial position
for the current or prior periods have been prepared or presented. The Group has not applied any new
standard or interpretation that is not yet effective for the current accounting period.

Subsidiaries and non-controlling interests

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

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

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

Non-controlling interests are presented in the consolidated statement of financial position within equity,
separately from equity attributable to the equity shareholders of the Company. Non-controlling interests
in the results of the Group are presented on the face of the consolidated statement of profit or loss and
the consolidated statement of profit or loss and other comprehensive income as an allocation of the total
profit or loss and total comprehensive income for the year between non-controlling interests and the
equity shareholders of the Company. Loans from holders of non-controlling interests and other contractual
obligations towards these holders are presented as financial liabilities in the consolidated statement of
financial position in accordance with notes 1(q), (1), (s) or (t) depending on the nature of the liability.
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Notes to the Consolidated Financial Statements
For the year ended 31 December 2021
(Expressed in Renminbi)

1 SIGNIFICANT ACCOUNTING POLICIES (continued)
(d) Subsidiaries and non-controlling interests (continued)

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

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

In the Company’s statement of financial position, an investment in a subsidiary is stated at cost less
impairment losses (see note 1(l)), unless the investment is classified as held for sale (or included in a
disposal group that is classified as held for sale) (see note 1(aa)).

(e) Associates and joint ventures

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

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

An investment in an associate or a joint venture is accounted for in the consolidated financial statements
under the equity method, unless it is classified as held for sale (or included in a disposal group that is
classified as held for sale) (see note 1(aa)). Under the equity method, the investment is initially recorded
at cost, adjusted for any excess of the Group’s share of the acquisition-date fair values of the investee’s
identifiable net assets over the cost of the investment (if any). The cost of the investment includes purchase
price, other costs directly attributable to the acquisition of the investment, and any direct investment into
the associate or joint venture that forms part of the Group’s equity investment. Thereafter, the investment
is adjusted for the post acquisition change in the Group’s share of the investee’s net assets and any
impairment loss relating to the investment (see notes 1(f) and 1(l)(iii)). At each reporting date, the Group
assesses whether there is any objective evidence that the investment is impaired. Any acquisition-date
excess over cost, the Group’s share of the post-acquisition, post-tax results of the investees and any
impairment losses for the year are recognised in the consolidated statement of profit or loss, whereas
the Group’s share of the post-acquisition post-tax items of the investees’ other comprehensive income
is recognised in the consolidated statement of profit or loss and other comprehensive income.
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Notes to the Consolidated Financial Statements
For the year ended 31 December 2021
(Expressed in Renminbi)

1

SIGNIFICANT ACCOUNTING POLICIES (continueq)

(e)

(f)

Associates and joint ventures (continued)

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

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

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

In all other cases, when the Group ceases to have significant influence over an associate or joint control
over a joint venture, it is accounted for as a disposal of the entire interest in that investee, with a resulting
gain or loss being recognised in profit or loss. Any interest retained in that former investee at the date
when significant influence or joint control is lost is recognised at fair value and this amount is regarded as
the fair value on initial recognition of a financial asset (see note 1(g)).

Goodwill

Goodwill represents the excess of

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

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

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

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

On disposal of a cash generating unit during the year, any attributable amount of purchased goodwill is
included in the calculation of the profit or loss on disposal.
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Notes to the Consolidated Financial Statements
For the year ended 31 December 2021
(Expressed in Renminbi)

1

SIGNIFICANT ACCOUNTING POLICIES (continueq)

(9)

Other investments in debt and equity securities

The Group’s and the Company’s policies for investments in equity securities, other than investments in
subsidiaries, associates and joint ventures, are set out below:

Investments in equity securities are recognised/derecognised on the date the Group commits to purchase/
sell the investment. The investments are initially stated at fair value plus directly attributable transaction
costs, except for those investments measured at fair value through profit or loss (FVTPL) for which
transaction costs are recognised directly in profit or loss. For an explanation of how the Group determines
fair value of financial instruments, see note 29(e). These investments are subsequently accounted for as
follows, depending on their classification:

(i) Investments other than equity investments

Non-equity investments held by the Group are classified into one of the following measurement
categories:

- amortised cost, if the investment is held for the collection of contractual cash flows which
represent solely payments of principal and interest. Interest income from the investment is
calculated using the effective interest method.

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

- fair value at profit or loss (FVTPL) if the investment does not meet the criteria for being
measured at amortised cost or FVTOCI (recycling). Changes in the fair value of the investment
(including interest) are recognised in profit or loss.
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For the year ended 31 December 2021
(Expressed in Renminbi)

1

SIGNIFICANT ACCOUNTING POLICIES (continueq)

(9)

(h)

Other investments in debt and equity securities (continued)

(i)

Equity investments

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

Investment property

Investment properties are land and/or buildings which are owned or held under a leasehold interest (see

note 1(k)) to earn rental income and/or for capital appreciation. These include land held for a currently

undetermined future use and property that is being constructed or developed for future use as investment
property.

Investment properties are stated at cost less accumulated depreciation and accumulated impairment loss.

Rental income from investment properties is accounted for as described in note 1(x)(iv).

Depreciation is calculated to write off the costs of investment properties, less its estimated residual value

of 0% to 5%, using the straight-line method over their estimated useful lives of 18 to 50 years.
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(Expressed in Renminbi)

1

SIGNIFICANT ACCOUNTING POLICIES (continueq)

(i)

Property, plant and equipment

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

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

- other items of property, plant and equipment, including right-of-use assets arising from leases of
underlying property, plant and equipment (see note 1(k)).

The cost of self-constructed items of property, plant and equipment includes the cost of materials, direct
labour, the initial estimate, where relevant, of the costs of dismantling and removing the items and restoring
the site on which they are located, and an appropriate proportion of production overheads and borrowing
costs (see note 1(z2)).

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

Depreciation is calculated to write off the cost of items of property, plant and equipment, less their
estimated residual value, if any, using the straight-line method over their estimated useful lives as follows:

Estimated Residual

useful life value %
Buildings held for own use 20 to 32 years 0% to 5%
Machinery 3 to 10 years 0% to 5%
Motor vehicles 3 to 5 years 0% to 5%
Property, plant and equipment 3 to 5 years 0% to 5%
Interests in leasehold land held for own use The shorter of the lease 0%

term and 50 years

Where parts of an item of property, plant and equipment have different useful lives, the cost of the item
is allocated on a reasonable basis between the parts and each part is depreciated separately. Both the
useful life of an asset and its residual value, if any, are reviewed annually.
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SIGNIFICANT ACCOUNTING POLICIES (continueq)

()

(k)

Intangible assets (other than goodwill)

Intangible assets that are acquired by the Group are stated at cost less accumulated amortisation (where
the estimated useful life is finite) and impairment losses (see note 1(l)). Expenditure on internally generated
goodwill and brands is recognised as an expense in the period in which it is incurred.

Amortisation of intangible assets with finite useful lives is charged to profit or loss on a straight-line basis
over the assets’ estimated useful lives. The following intangible assets with finite useful lives are amortised
from the date they are available for use and their estimated useful lives are as follows:

Estimated Residual
useful life value %
Software 510 10 years 0%
Copyright 2 years 0%
Trademarks 7 years 0%

Both the period and method of amortisation are reviewed annually.

Intangible assets are not amortised while their useful lives are assessed to be indefinite. Any conclusion
that the useful life of an intangible asset is indefinite is reviewed annually to determine whether events
and circumstances continue to support the indefinite useful life assessment for that asset. If they do not,
the change in the useful life assessment from indefinite to finite is accounted for prospectively from the
date of change and in accordance with the policy for amortisation of intangible assets with finite lives as
set out above.

Leased assets

At inception of a contract, the Group assesses whether the contract is, or contains, a lease. A contract is,
or contains, a lease if the contract conveys the right to control the use of an identified asset for a period
of time in exchange for consideration. Control is conveyed where the customer has both the right to
direct the use of the identified asset and to obtain substantially all of the economic benefits from that use.
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1 SIGNIFICANT ACCOUNTING POLICIES (continued)
(k) Leased assets (continued)
(i) As a lessee

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

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

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

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

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

(k)

Leased assets (continued)

(1)

(1)

AS a lessee (continued)

The lease liability is also remeasured when there is a change in the scope of a lease or the
consideration for a lease that is not originally provided for in the lease contract (“lease modification”)
that is not accounted for as a separate lease. In this case the lease liability is remeasured based on
the revised lease payments and lease term using a revised discount rate at the effective date of the
modification. The only exceptions are rent concessions that occurred as a direct consequence of
the COVID-19 pandemic and met the conditions set out in paragraph 46B of HKFRS 16 Leases. In
such cases, the Group has taken advantage of the practical expedient not to assess whether the
rent concessions are lease modifications, and recognised the change in consideration as negative
variable lease payments in profit or loss in the period in which the event or condition that triggers
the rent concessions occurred.

In the consolidated statement of financial position, the current portion of long-term lease liabilities
is determined as the principal portion of contractual payments that are due to be settled within
twelve months after the reporting period.

As a lessor

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

When a contract contains lease and non-lease components, the Group allocates the consideration
in the contract to each component on a relative stand-alone selling price basis. The rental income
from operating leases is recognised in accordance with note 1(x)(iv).
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1 SIGNIFICANT ACCOUNTING POLICIES (continued)
()  Credit losses and impairment of assets
(i) Credit losses from financial instruments, and lease receivables
The Group recognises a loss allowance for expected credit losses (ECLs) on the following items:
- financial assets measured at amortised cost (including cash and cash equivalents, trade
receivables and other receivables, including loans to associates and joint ventures, which

are held for the collection of contractual cash flows which represent solely payments of
principal and interest); and

- lease receivables.

Financial assets measured at fair value, including equity securities measured at FVTPL and equity
securities designated at FVTOCI (non-recycling) are not subject to the ECL assessment.

Measurement of ECLs

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

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

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

- lease receivables: discount rate used in the measurement of the lease receivables.

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

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

Credit losses and impairment of assets (continued)

(1)

Credit losses from financial instruments, and lease receivables (continued)

Measurement of ECLs (continued)

ECLs are measured on either of the following bases:

- 12-month ECLs: these are losses that are expected to result from possible default events

within the 12 months after the reporting date; and

- lifetime ECLs: these are losses that are expected to result from all possible default events

over the expected lives of the items to which the ECL model applies.

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

For all other financial instruments, the Group recognises a loss allowance equal to 12-month ECLs
unless there has been a significant increase in credit risk of the financial instrument since initial
recognition, in which case the loss allowance is measured at an amount equal to lifetime ECLs.

Significant increases in credit risk

In assessing whether the credit risk of a financial instrument has increased significantly since initial
recognition, the Group compares the risk of default occurring on the financial instrument assessed at
the reporting date with that assessed at the date of initial recognition. In making this reassessment,
the Group considers that a default event occurs when (i) the borrower is unlikely to pay its credit
obligations to the Group in full, without recourse by the Group to actions such as realizing security
(if any is held); or (i) the financial asset is 90 days past due. The Group considers both quantitative
and qualitative information that is reasonable and supportable, including historical experience and
forward-looking information that is available without undue cost or effort.
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1 SIGNIFICANT ACCOUNTING POLICIES (continuea)
()  Credit losses and impairment of assets (continued)
(i) Credit losses from financial instruments, and lease receivables (continued)

Significant increases in credit risk (continued)

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

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

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

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

- existing or forecast changes in the technological, market, economic or legal environment
that have a significant adverse effect on the debtor’s ability to meet its obligation to the
Group.

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

ECLs are remeasured at each reporting date to reflect changes in the financial instrument’s credit
risk since initial recognition. Any change in the ECL amount is recognised as an impairment gain or
loss in profit or loss. The Group recognises an impairment gain or loss for all financial instruments
with a corresponding adjustment to their carrying amount through a loss allowance account.
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SIGNIFICANT ACCOUNTING POLICIES (continueq)

()

Credit losses and impairment of assets (continued)

(1)

Credit losses from financial instruments, and lease receivables (continued)

Basis of calculation of interest income

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

At each reporting date, the Group assesses whether a financial asset is credit-impaired. A financial
asset is credit-impaired when one or more events that have a detrimental impact on the estimated
future cash flows of the financial asset have occurred.

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

- significant financial difficulties of the debtor;

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

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

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

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

Write-off policy

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

Subsequent recoveries of an asset that was previously written off are recognised as a reversal of
impairment in profit or loss in the period in which the recovery occurs.
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1 SIGNIFICANT ACCOUNTING POLICIES (continuea)
()  Credit losses and impairment of assets (continued)
(i) Credit losses from financial guarantees issued

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

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

The Group monitors the risk that the specified debtor will default on the contract and recognises
a provision when ECLs on the financial guarantees are determined to be higher than the carrying
amount in respect of the guarantees (i.e. the amount initially recognised, less accumulated
amortisation).

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

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



93 OVERSEAS CHINESE TOWN (ASIA) HOLDINGS LIMITED e Annual Report 2021

Notes to the Consolidated Financial Statements

For the year ended 31 December 2021

(Expressed in Renminbi)

1 SIGNIFICANT ACCOUNTING POLICIES (continueq)

()  Credit losses and impairment of assets (continued)

(iii)

Impairment of other non-current assets

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

property, plant and equipment, including right-of-use assets;

intangible assets;

goodwill; and

investments in subsidiaries, associates and joint ventures in the Company’s statement of
financial position.

If any such indication exists, the asset’s recoverable amount is estimated. In addition, for goodwill,
intangible assets that are not yet available for use and intangible assets that have indefinite useful
lives, the recoverable amount is estimated annually whether or not there is any indication of
impairment.

Calculation of recoverable amount

The recoverable amount of an asset is the greater of its fair value less costs of disposal and
value in use. In assessing value in use, the estimated future cash flows are discounted to their
present value using a pre-tax discount rate that reflects current market assessments of the
time value of money and the risks specific to the asset. Where an asset does not generate
cash inflows largely independent of those from other assets, the recoverable amount is
determined for the smallest group of assets that generates cash inflows independently (i.e.
a cash-generating unit). A portion of the carrying amount of a corporate asset (for example,
head office building) is allocated to an individual cash-generating unit if the allocation can
be done on a reasonable and consistent basis, or to the smallest group of cash-generating
units if otherwise.

Recognition of impairment losses

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

- Reversals of impairment losses

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

A reversal of an impairment loss is limited to the asset’s carrying amount that would have been
determined had no impairment loss been recognised in prior years. Reversals of impairment
losses are credited to profit or loss in the year in which the reversals are recognised.

(iv)  Interim financial reporting and impairment

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

Impairment losses recognised in an interim period in respect of goodwill are not reversed in a
subsequent period. This is the case even if no loss, or a smaller loss, would have been recognised
had the impairment been assessed only at the end of the financial year to which the interim period
relates.
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1 SIGNIFICANT ACCOUNTING POLICIES (continuea)
(m) Inventories and other contract costs
(i) Comprehensive development business

Inventories of comprehensive development business are carried at the lower of cost and net
realisable value. Cost and net realisable values are determined as follows:

- Property held for future development and under development for sale

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

- Completed property held for sale

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

In the case of completed properties developed by the Group, cost is determined by
apportionment of the total development costs for that development project, attributable to
the unsold properties. Net realisable value represents the estimated selling price less costs
to be incurred in selling the property.

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

The amount of any write-down of inventories to net realisable value and all losses of inventories
are recognised as an expense in the period the write-down or loss occurs. The amount of any
reversal of any write-down of inventories is recognised as a reduction in the amount of inventories
recognised as an expense in the period in which the reversal occurs.
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1 SIGNIFICANT ACCOUNTING POLICIES (continuea)
(m) Inventories and other contract costs (continued)
(i) Other contract costs

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

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

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

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

Amortisation of capitalised contract costs is charged to profit or loss when the revenue to which
the asset relates is recognised. The accounting policy for revenue recognition is set out in note 1(x).
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SIGNIFICANT ACCOUNTING POLICIES (continueq)

(n)

(0)

(p)

(@)

Contract liabilities

A contract liability is recognised when the customer pays consideration before the Group recognises
the related revenue (see note 1(x)). A contract liability would also be recognised if the Group has an
unconditional right to receive consideration before the Group recognises the related revenue. In such
cases, a corresponding receivable would also be recognised (see note 1(0)).

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

Trade and other receivables

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

Trade receivables that do not contain a significant financing component are initially measured at their
transaction price. Trade receivables that contain a significant financing component and other receivables are
initially measured at fair value plus transaction costs. All receivables are subsequently stated at amortised
cost, using the effective interest method and including an allowance for credit losses (see note 1(1)(i)).

Cash and cash equivalents

Cash and cash equivalents comprise cash at bank and on hand, demand deposits with banks and other
financial institutions, and short-term, highly liquid investments that are readily convertible into known
amounts of cash and which are subject to an insignificant risk of changes in value, having been within
three months of maturity at acquisition. Cash and cash equivalents are assessed for expected credit
losses (ECL) in accordance with the policy set out in note 1(I)(i).

Trade and other payables

Trade and other payables are initially recognised at fair value. Subsequent to initial recognition, trade and
other payables are stated at amortised cost unless the effect of discounting would be immaterial, in which
case they are stated at invoice amounts.
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1 SIGNIFICANT ACCOUNTING POLICIES (continuea)
(r) Preference share capital

Preference share capital is classified as equity if it is non-redeemable, or redeemable only at the Company’s
option, and any dividends are discretionary. Dividends on preference share capital classified as equity are
recognised as distributions within equity.

Preference share capital is classified as a liability if it is redeemable on a specific date or at the option of
the shareholders, or if dividend payments are not discretionary. The liability is recognised in accordance
with the Group’s policy for interest-bearing borrowings set out in note 1(t) and accordingly dividends
thereon are recognised on an accrual basis in profit or loss as part of finance costs.

(s) Perpetual capital securities

Perpetual capital securities are classified as equity if it is non-redeemable, or redeemable only at the issuer’s
option, and any distributions are discretionary. Distributions on perpetual capital securities classified as
equity are recognised as distributions within equity.

(t) Interest-bearing borrowings

Interest-bearing borrowings are measured initially at fair value less transaction costs. Subsequent to
initial recognition, interest-bearing borrowings are stated at amortised cost using the effective interest
method. Interest expense is recognised in accordance with the Group’s accounting policy for borrowing
costs (see note 1(z2)).

(u) Employee benefits
(i) Short-term employee benefits and contributions to defined contribution retirement plans

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

(i) Termination benefits

Termination benefits are recognised at the earlier of when the Group can no longer withdraw
the offer of those benefits and when it recognises restructuring costs involving the payment of
termination benefits.
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SIGNIFICANT ACCOUNTING POLICIES (continueq)

(v)

Income tax

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

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

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

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

The limited exceptions to recognition of deferred tax assets and liabilities are those temporary differences
arising from goodwill not deductible for tax purposes, the initial recognition of assets or liabilities that
affect neither accounting nor taxable profit (provided they are not part of a business combination), and
temporary differences relating to investments in subsidiaries to the extent that, in the case of taxable
differences, the Group controls the timing of the reversal and it is probable that the differences will not
reverse in the foreseeable future, or in the case of deductible differences, unless it is probable that they
will reverse in the future.
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1 SIGNIFICANT ACCOUNTING POLICIES (continueq)

(v) Income tax (continued)

The amount of deferred tax recognised is measured based on the expected manner of realisation or
settlement of the carrying amount of the assets and liabilities, using tax rates enacted or substantively
enacted at the end of the reporting period. Deferred tax assets and liabilities are not discounted.

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

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

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

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

- the same taxable entity; or

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

(w) Provisions, contingent liabilities

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

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

Where some or all of the expenditure required to settle a provision is expected to be reimbursed by another
party, a separate asset is recognised for any expected reimbursement that would be virtually certain. The
amount recognised for the reimbursement is limited to the carrying amount of the provision.
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1 SIGNIFICANT ACCOUNTING POLICIES (continuea)
(x) Revenue and other income

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

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

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

Further details of the Group’s revenue and other income recognition policies are as follows:

(i) Sale of goods

Revenue is recognised when the customer takes possession of and accepts the products. If
the products are a partial fulfilment of a contract covering other goods and/or services, then the
amount of revenue recognised is an appropriate proportion of the total transaction price under the
contract, allocated between all the goods and services promised under the contract on a relative
stand-alone selling price basis.

(i) Sale of properties

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

For contracts where the period between the payment by the customer and the transfer of the
promised property exceeds one year, the transaction price and the amount of revenue from the
sales of completed properties is adjusted for the effects of a financing component. If the advance
payments by the customer are regarded as providing a significant financing benefit to the Group,
interest expense arising from the adjustment of time value of money will be accrued by the Group
during the period between the payment date and the completion date of delivery. This accrual
increases the balance of the contract liability during the period of construction, and therefore
increases the amount of revenue recognised when control of the completed property is transferred
to the customer. The interest is expensed as accrued unless it is eligible to be capitalised under
HKAS 283, Borrowing costs, in accordance with the policies set out in note 1(z).

(i) Sale of tickets of theme park

Revenue from the sale of tickets of theme park is recognised when the services are rendered and
the tickets proceeds have been received. Revenue from the sale of tickets excludes sale related
tax and is after deduction of any discounts.

(iv)  Rental income from operating leases

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

(v) Hotel revenue

Hotel revenue is recognised when the services have been rendered.

(vi)  Fund management fee income

Fund management fee income is recognised when the right to charge the management fee is
obtained according to the contract.
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1

SIGNIFICANT ACCOUNTING POLICIES (continueq)

(x)

Revenue and other income (continued)

(vii)

(vii)

(ix)

x)

Finance lease income

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

Dividends

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

- Dividend income from listed investments is recognised when the share price of the investment
goes ex-dividend.

Interest income

Interest income is recognised as it accrues using the effective interest method. For financial assets
measured at amortised cost or FVTOCI (recycling) that are not credit-impaired, the effective interest
rate is applied to the gross carrying amount of the asset. For credit-impaired financial assets,
the effective interest rate is applied to the amortised cost (i.e. gross carrying amount net of loss
allowance) of the asset (see note 1(I)(i)).

Government grants

Government grants are recognised in the statement of financial position initially when there is
reasonable assurance that they will be received and that the Group will comply with the conditions
attaching to them. Grants that compensate the Group for expenses incurred are recognised as
income in profit or loss on a systematic basis in the same periods in which the expenses are incurred.
Grants that compensate the Group for the cost of an asset are deducted from the carrying amount
of the asset and consequently are effectively recognised in profit or loss over the useful life of the
asset by way of reduced depreciation expense.
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1 SIGNIFICANT ACCOUNTING POLICIES (continuea)
(y) Translation of foreign currencies

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

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

The results of foreign operations are translated into Renminbi at the exchange rates approximating the
foreign exchange rates ruling at the dates of the transactions. Statement of financial position items are
translated into Renminbi at the closing foreign exchange rates at the end of the reporting period. The
resulting exchange differences are recognised in other comprehensive income and accumulated separately
in equity in the exchange reserve.

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

(z7 Borrowing costs

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

The capitalisation of borrowing costs as part of the cost of a qualifying asset commences when expenditure
for the asset is being incurred, borrowing costs are being incurred and activities that are necessary to
prepare the asset for its intended use or sale are in progress. Capitalisation of borrowing costs is suspended
or ceases when substantially all the activities necessary to prepare the qualifying asset for its intended
use or sale are interrupted or complete.
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1 SIGNIFICANT ACCOUNTING POLICIES (continued)
(aa) Non-current assets held for sale

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

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

Immediately before classification as held for sale, the measurement of the non-current assets (and all
individual assets and liabilities in a disposal group) is brought up-to-date in accordance with the accounting
policies before the classification. Then, on initial classification as held for sale and until disposal, the
non-current assets (except for certain assets as explained below), or disposal groups, are recognised
at the lower of their carrying amount and fair value less costs to sell. The principal exceptions to this
measurement policy so far as the financial statements of the Group and the Company are concerned are
deferred tax assets, assets arising from employee benefits, financial assets (other than investments in
subsidiaries, associates and joint ventures) and investment properties. These assets, even if held for sale,
would continue to be measured in accordance with the policies set out elsewhere in note 1.

Impairment losses on initial classification as held for sale, and on subsequent remeasurement while held
for sale, are recognised in profit or loss. As long as a non-current asset is classified as held for sale, or
is included in a disposal group that is classified as held for sale, the non-current asset is not depreciated
or amortised.
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1 SIGNIFICANT ACCOUNTING POLICIES (continued)
(bb) Related parties

(@) A person, or a close member of that person’s family, is related to the Group if that person:
(i) has control or joint control over the Group;
(if) has significant influence over the Group; or
(iii) is a member of the key management personnel of the Group or the Group’s parent.
(b) An entity is related to the Group if any of the following conditions applies:

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

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

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

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

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

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

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

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

Close members of the family of a person are those family members who may be expected to influence,
or be influenced by, that person in their dealings with the entity.
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1

SIGNIFICANT ACCOUNTING POLICIES (continueq)

(cc) Segment reporting

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

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

ACCOUNTING JUDGEMENT AND ESTIMATES

Note 29(e) contain information about assumptions and their risk factors relating to valuation of other investments

in equity securities, other key sources of estimation uncertainty and critical accounting judgements in applying

the Group’s accounting policies are described below:

(a)

Provision for completed properties held for sale and properties held for future
development and under development for sale

The Group’s completed properties held for sale and properties held for future development and under
development for sale are stated at the lower of cost and net realisable value. Based on the Group’s recent
experience and the nature of the subject properties, the Group makes estimates of the selling prices, the
costs of completion in case for properties under development for sale, and the costs to be incurred in
selling the properties based on prevailing market conditions.

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

Given the volatility of the PRC property market, the actual recoverable amount may be higher or lower
than estimated at the end of the reporting period. Any increase or decrease in the provision would affect
profit or loss in future years.
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2 ACCOUNTING JUDGEMENT AND ESTIMATES (continued)
(b) Recognition of deferred tax assets

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

(¢) Land Appreciation Tax (“LAT”)

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

(d) Impairment loss of non-current assets

As explained in note 1(l)(iii), the Group determines that investment in associates is impaired when there has
been a significant or prolonged decline in the recoverable amount below its cost. Management assesses
the differences between the carrying amount and recoverable amount and makes provision for impairment
loss. Any change in the assumptions adopted in calculating the recoverable amount would increase or
decrease the provision for impairment loss and affect the Group’s financial position. In determining the
value in use, expected cash flows generated by the assets are discounted to their present value, which
requires significant judgement relating to items such as level of discount rates and the expected long-
term growth rate. The Group uses all readily available information in determining an amount that is a
reasonable approximation of recoverable amount, including estimates based on reasonable and supportable
assumptions and projections of items such as revenue, amount of operating costs.
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3

REVENUE AND SEGMENT REPORTING

(a)

Revenue

The principal activities of the Group are comprehensive development, equity investment and fund business

and finance lease.

(i) Disaggregation of revenue

Revenue represents the sales value of goods or services supplied to customers net of sales related

tax. Disaggregation of revenue with customer by business lines is as follows:

2021 2020
RMB’000 RMB’000
Revenue from contracts with customers within
the scope of HKFRS 15
Disaggregated by business lines
— Sale of properties 1,136,823 792,046
— Hotel revenue 242,156 187,856
— Fund management fee income 6,267 5,139
— Sale of tickets of theme park - 115,817
1,385,246 1,100,858
Revenue from other sources
— Rental income from investment properties 73,077 183,188
— Finance lease income 15,805 22,504
1,474,128 1,306,550

Disaggregation of revenue from contracts with customers by the timing of revenue recognition and

by geographic markets is disclosed in notes 3(b)(i) and 3(b)(iv) respectively.

The Group’s customer base is diversified and includes one customer with whom transactions have

exceeded 10% of the Group’s revenues (2020: one). In 2021, revenue from sales of property to
this customer amounted to approximately RMB884,003,000 (2020: RMB261,319,000).
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3 REVENUE AND SEGMENT REPORTING (continued)
(@) Revenue (continued)

(i) Revenue expected to be recognised in the future arising from contracts with customers in existence
at the reporting date.

As at 31 December 2021, the aggregated amount of RMB3,699,588,000 (2020: RMB2,285,030,000)
under the Group’s existing contracts expected to be recognised as revenue in the future upon
delivery of properties to customers. The Group will recognise the expected revenue in future when
or as the work is completed or, in the case of the properties for sale, when the properties are
assigned to the customers, which is expected to occur over the next 12 months.

(b) Segment reporting

The Group manages its businesses by divisions, which are organised by business lines (products and
services). In a manner consistent with the way in which information is reported internally to the most senior
executive management of the Group for the purposes of resource allocation and performance assessment,
the Group has the following three reportable segments.

o Comprehensive development business: this segment engaged in the development and operation
of tourism theme park, developed and sold residential properties, development and management
of properties, property investment and operation of hotel.

° Equity investment and fund business: this segment engaged in the investment in new urbanisation
industrial ecosphere, such as domestic and overseas direct investments, industrial fund, and
education.

° Finance lease business: this segment engaged in the finance lease business.

(i) Segment results, assets and liabilities

For the purposes of assessing segment performance and allocating resources between segments,
the Group’s senior executive management monitors the results, assets and liabilities attributable
to each reportable segment on the following bases:

Segment assets include all tangible, intangible assets and current and other non-current assets.
Segment liabilities include trade creditors, accruals and lease liabilities attributable to the sales
activities of the individual segments and borrowings managed directly by the segments.

Revenue and expenses are allocated to the reportable segments with reference to sales generated
by those segments and the expenses incurred by those segments or which otherwise arise from
the depreciation or amortisation of assets attributable to those segments.
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3

REVENUE AND SEGMENT REPORTING (continueq)

(b) Segment reporting (continued)

(1)

Segment results, assets and liabilities (continued)

The measure used for reporting segment result is “net profit” after taxation. Inter-segment sales
are priced with reference to prices charged to external parties for similar orders.

Information regarding the Group’s reportable segments as provided to the Group’s most senior
executive management for the purposes of resource allocation and assessment of segment
performance for the years ended 31 December 2021 and 2020 is set out below:

Comprehensive Equity investment and
development business fund business Finance lease business Total
2021 2020 2021 2020 2021 2020 2021 2020
RMB'000 RMB'000  RMB'000 RMB'000  RMB'000 RVB'000  RMB'000 RMB'000
Revenue from contracts
with customers within
the scope of HKFRS 15
Disaggregated by timing of
revenue recognition
Paint in time 1,378979 1,095,719 - - - - 1378979 1,095,719
QOver time - - 6,267 5139 - - 6,267 5139
1,378979 1,095,719 6,267 5139 - - 1,385,246 1,100,858
Revenue from other sources 73,077 183,188 - - 15,805 22,504 88,882 205,692
Revenue from external
customers 1,452,056 1,278,907 6,267 5139 15,805 20504 1,474128 1,306,550
Reportable segment profit/

(loss) for the year 112,536 271,524 (991,126) (277,806) 8,693 72

~

(869,897) 933
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3 REVENUE AND SEGMENT REPORTING (continued)
(b) Segment reporting (continued)

(i) Segment results, assets and liabilities (continued)

Comprehensive Equity investment and
development business fund business Finance lease business Total
2021 2020 2021 2020 2021 2020 2021 2020

RMB'000  RMB'000  RMB'000  RMB'000  RMB'000  RMB'000  RMB'000  RMB'000

Interest income

- Bank deposits 24,155 12,469 82 308 1,034 508 25,21 13,285
= Amounts due from associates 1,649 19,370 - - - - 1,649 19,370
Interest expense (115,59) (99,628) (22,520) (69,187) (3,991) (9,270)  (142,105) (178,085
Depreciation and amortisation

for the year (175,805)  (352,608) - - - - (175,805)  (352,608)
Share of profits less losses of

associates 173,097 46,601 (320,129)  (113,503) - - (147,032) (66,902)
Share of profits less losses of

joint ventures - 3,474 88,742 (4,413 - - 88,742 (939)

Impairment losses on associates - (750,000) (70,000) - (750,000) (70,000)
Reportable segment assets 20,742,486 16,059,025 4,275,040 5,882,709 348,279 375,004 25,365,805 22,316,788

Additions to non-current segment
assets during the year 65,190 230,369 - - - 65,190 230,369
Reportable segment liabilities 11,776,530 7,504,714 1,300,813 3,397,869 45,565 49291 13,122,908 10,951,874

Interests in associates 789,682 838,214 2,817,485 3,530,694 - - 3,607,167 4,366,908

Interests in joint ventures - - 1,137,901 1,197,304 - - 1,137,901 1,197,304
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3 REVENUE AND SEGMENT REPORTING (continued)
(b) Segment reporting (continued)

(i) Reconciliations of reportable segment profit or loss

Reportable segment (loss)/profit derived from
Group’s external customers
Unallocated head office and corporate net expense

Consolidated loss for the year

(i) Reconciliations of reportable segment assets and liabilities

Assets
Reportable segment assets
Elimination of inter-segment receivables

Unallocated head office and corporate assets

Consolidated total assets

Liabilities
Reportable segment liabilities
Elimination of inter-segment payables

Unallocated head office and corporate liabilities

Consolidated total liabilities

2021 2020
RMB’000 RMB’000
(869,897) 933
(29,211) (25,366)
(899,108) (24,433)
2021 2020
RMB’000 RMB’000
25,365,805 22,316,788
- (26,815)
25,365,805 22,289,973
976,958 3,131,984
26,342,763 25,421,957
2021 2020
RMB’000 RMB’000
13,122,908 10,951,874
- (26,815)
13,122,908 10,925,059
820,413 1,271,712
13,943,321 12,196,771
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3 REVENUE AND SEGMENT REPORTING (continued)
(b) Segment reporting (continued)
(iv)  Geographic information

The following table sets out information about the geographical location of (i) the Group’s revenue
from external customers and (i) the Group’s investment property, property, plant and equipment,
interests in leasehold land held for own use, intangible assets, goodwill and interests in associates
and joint ventures and other financial assets (“specified non-current assets”). The geographical
location of customers is based on the location at which the services were provided or the goods
and properties sold. The geographical location of the specified non-current assets is based on the
physical location of the assets, in the case of property, plant and equipment, interests in leasehold
land held for own use and investment properties, the location of the operation to which they are
allocated, in the case of intangible assets, goodwill and other financial assets, and the location of
operations, in the case of interest in associates and joint ventures.

Revenues from Specified
external customers non-current assets
2021 2020 2021 2020
RMB’000 RMB’000 RMB’000 RMB’000
Mainland China 1,469,634 1,301,771 9,118,270 10,874,022
Hong Kong 4,494 4,779 552,461 574,152
1,474,128 1,306,550 9,670,731 11,448,174
4 OTHER INCOME AND NET GAINS
(@) Otherincome

2021 2020
RMB’000 RMB’000

Interest income on financial assets measured

at amortised cost:

— Bank deposits 42,542 34,476
— Amounts due from associates 1,649 19,370
Total interest income 44,191 53,846
Government grants 10,285 10,972
Forfeiture income on deposit on pre-sale of properties 548 828

55,024 65,646
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4 OTHER INCOME AND NET GAINS (continued)
(b) Other net gains

2021 2020
RMB’000 RMB’000
Gain on disposal of subsidiaries - 340,972
Net realised and unrealised gain/(loss) on equity securities 38,700 (9,704)
Net exchange gain 25,254 132,236
Net gain on disposal of investment properties 52,144 -
Net gain/(loss) on disposal of property, plant and equipment 1,516 (597)
Others 651 2,607
118,265 465,514
5 PROFIT BEFORE TAXATION
Profit before taxation is arrived at after charging/(crediting):
(@) Finance costs
2021 2020
RMB’000 RMB’000
Interest on bank and other loans 176,829 264,359
Interest on lease liabilities 752 3,839
Interest on related party loans 102,259 90,402
Total interest expense 279,840 358,600
Less: amount capitalised” (130,624) (175,501)
149,216 183,099

*

The borrowing costs have been capitalised at a weighted average rate of 3.56% (2020: 4.22%) per annum.
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5 PROFIT BEFORE TAXATION (continued)
(b) Staff costs

2021 2020
RMB’000 RMB’000
Salaries, wages and other benefits 226,826 298,133
Contributions to defined contribution retirement plan (note 26) 14,650 7,420
241,476 305,553
(c) Otheritems
2021 2020
RMB’000 RMB’000
Amortisation of intangible assets (note 12) 9,126 9,311
Depreciation
— owned property, plant and equipment 101,560 239,251
= right-of-use assets (note 11(b)) 88,961 129,293
190,521 368,544
(Reversals of impairment losses)/impairment losses
— trade and other receivables (153) 1,312
— finance lease receivables (898) (2,088)
— interests in associates (note 14) 750,000 70,000
Auditors’ remuneration
— audit services 4,438 2,848
— other services 1,976 3,269
6,414 6,117
Rentals receivable from investment properties less direct
outgoings of RMB2,488,000 (2020: RMB10,222,000) 70,589 172,966
Cost of inventories* (note 18(b)) 935,640 622,479

* Cost of inventories includes RMB50,037,000 (2020: RMB77,246,000) relating to staff costs, which amount is also
included in the respective total amounts disclosed separately above or in note 5(b) for each of these types of expenses.
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6

INCOME TAX IN THE CONSOLIDATED STATEMENT OF PROFIT OR LOSS

(a)

Taxation in the consolidated statement of profit or loss represents:

2021 2020
RMB’000 RMB’000
Current tax
Provision for corporate income tax (“CIT”) for the year (i) 55,417 31,341
Under/(over)-provision in respect of prior years 339 (37,961)
Withholding tax (iii) - 47,411
55,756 40,791
PRC land appreciation tax (“PRC LAT”) (ii) 12,628 58,832
68,384 99,623
Deferred tax
Origination and reversal of temporary differences (11,432) 1,470
56,952 101,093

(1)

(1)

CIT

Pursuant to the rules and regulations of the Cayman Islands and the British Virgin Islands, the
Group is not subject to any income tax in the Cayman Islands and the British Virgin Islands during
the year (2020: Nil).

No provision for Hong Kong Profits Tax is required since the Group has no assessable profit for
the year ended 31 December 2021 and 2020.

Pursuant to the income tax rules and regulations of the PRC, taxation for PRC subsidiaries is
charged at the appropriate current rates of taxation ruling in the relevant cities in the PRC at 25%
(2020: 25%).

PRC LAT

PRC LAT is levied at progressive rates ranging from 30% to 60% on the appreciation of land value,
being the proceeds of sales of properties less deductible expenditures including lease charges of
land use rights and all property development expenditures, which is included in the consolidated
statement of profit or loss as income tax. The Group has estimated the tax provision for PRC LAT
according to the requirements set forth in the relevant PRC tax laws and regulations. The actual
PRC LAT liabilities are subject to the determination by the tax authorities upon completion of the
property development projects and the tax authorities might disagree with the basis on which the
provision for PRC LAT is calculated.
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6 INCOME TAX IN THE CONSOLIDATED STATEMENT OF PROFIT OR LOSS (continued)
(@) Taxation in the consolidated statement of profit or loss represents: (continued)
(i) Withholding tax

Withholding taxes are levied on dividend distributions arising from profit of the Mainland China
subsidiaries within the Group earned after 1 January 2008, and disposal gain earned by Hong Kong
subsidiaries upon disposal of Mainland China subsidiaries at the applicable tax rates.

During the year, no withholding taxes were included in the tax effect on the dividends distributed
by Mainland China subsidiaries (2020: RMB18,940,000).

(b) Reconciliation between tax expense and accounting (loss)/profit at applicable

tax rates:

2021 2020
RMB’000 RMB’000
(Loss)/profit before taxation (842,156) 76,660

Notional tax on profit before taxation, calculated at the rates
applicable the jurisdictions concerned (210,538) (32,922)
Tax effect of tax rate difference - 2)
Tax effect of non-deductible expenses 263,795 99,349
Tax effect of non-taxable income (22,829) (59,499)
Tax effect of temporary difference not recognised 20,934 91,154
Tax effect of temporary difference not previously recognised (4,224) (3,150)
Under/(over)-provision in respect of prior years 339 (37,961)
L ATATT 56,969
PRC LAT 12,628 58,832
Tax effect of PRC LAT (3,153) (14,708)
____________ 9475 .. 44124
Income tax expense 56,952 101,093

The 10% withholding tax rate on gain on disposal of Mainland China subsidiaries earned by Hong Kong
subsidiaries of the Group in 2020 was accounted for in calculation of notional tax.
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7 DIRECTORS’ EMOLUMENTS

Directors’ emoluments disclosed pursuant to section 383(1) of the Hong Kong Companies Ordinance and Part
2 of the Companies (Disclosure of Information about Benefits of Directors) Regulation are as follows:

Salaries,
allowances Retirement
Directors’ and benefits  Discretionary scheme 2021
fees in kind bonuses  contributions Total

RMB’000 RMB’000 RMB’000 RMB’000 RMB’000
Chairman
Zhang Dafan - - - - -
Executive directors
Xie Mei (Chief Executive Officer) - 1,019 1,255 94 2,368
Lin Kaihua - 798 883 94 1,775
Non-executive director
Wang Wenjin - - - - -
Independent non-executive directors
Wong Wai Ling 199 - - - 199
Lam Sing Kwong Simon 199 - - - 199
Chu Wing Yiu 199 - - - 199

597 1,817 2,138 188 4,740
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7 DIRECTORS’ EMOLUMENTS (continued)

Salaries,
allowances Retirement
Directors’ and benefits Discretionary scheme 2020
fees in kind bonuses contributions Total
RMB’000 RMB’000 RMB’000 RMB’000 RMB’000
Chairman
Zhang Dafan
(appointed on 12 August 2020) - - - - -
He Haibin
(resigned on 12 August 2020) - - - - -
Executive directors
Xie Mei (Chief Executive Officer) - 1,999 595 58 2,652
Lin Kaihua - 1,489 457 58 2,004
Non-executive director
Wang Wenjin
(appointed on 19 June 2020) - - - - -
Zhang Jing
(resigned on 19 June 2020) - - - - -
Independent non-executive directors
Wong Wai Ling 213 - - - 213
Lam Sing Kwong Simon 213 - - - 213
Chu Wing Yiu 213 - - - 213
639 3,488 1,052 116 5,295

Neither the chairman nor any of the directors waived any emoluments during the year (2020: Nil).
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8 INDIVIDUALS WITH HIGHEST EMOLUMENTS

The emoluments of the five highest paid individuals are set out below:

2021 2020

RMB’000 RMB’000

Salaries and other emoluments 3,007 3,882
Discretionary bonuses 17,906 13,198
Retirement scheme contributions 356 295
21,269 17,375

The emoluments of the 5 (2020: 5) individuals with the highest emoluments are within the following bands:

2021 2020

Number of Number of

individuals individuals

HK$2,500,001 — HK$3,000,000 (RMB2,073,326 — RMB2,487,990) 2 -
HK$3,000,001 — HK$3,500,000 (RMB2,487,991 — RMB2,902,655) - 3
HK$3,500,001 — HK$4,000,000 (RMB2,902,655 — RMB3,317,320) - 1
HK$4,000,001 — HK$4,500,000 (RMB3,317,321 — RMB3,731,985) 1 -
HK$5,500,001 — HK$6,000,000 (RMB4,561,316 — RMB4,975,980) 1 -
HK$6,000,001 — HK$6,500,000 (RMB4,975,980 — RMB5,390,645) - 1
HK$10,000,001 — HK$10,500,000 (RMB8,293,301 — RMB8,707,965) 1 -

No individual received any emoluments from the Group as an inducement to join or upon joining the Group
or as compensation for loss of office during the year (2020: Nil). No individual waived or agreed to waive any
emoluments during the year (2020: Nil).
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9 OTHER COMPREHENSIVE INCOME

2021 2020
RMB’000 RMB’000
Exchange differences — on translation of financial statements of
the Company and overseas subsidiaries 13,383 (87,654)
Share of other comprehensive income of associates and a joint venture 48,960 185,243
Cumulative exchange differences reclassified to profit or loss
upon disposal of a subsidiary - 6,270
Equity investments at FVTOCI:
net movement in fair value reserves (non-recycling) 243,697 90,240
Other comprehensive income 306,040 194,099

There is no tax effect for each of the other comprehensive income items.

10 BASIC LOSS PER SHARE

(@) (Loss)/profit attributable to ordinary shareholders of the Company

2021 2020
RMB’000 RMB’000
(Loss)/profit attributable to equity holders of the Company (883,252) 63,757

Less: Profit attributable to the holders of perpetual
capital securities (note 28(d)) (228,725) (283,209)
Loss attributable to ordinary shareholders (1,111,977) (219,452)

(b) Weighted average number of ordinary shares

2021 2020
000 000
Issued ordinary shares 748,366 748,366

No dilutive loss per share is presented as there were no dilutive potential ordinary shares in issue during
both years.
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11

INVESTMENT PROPERTY, PROPERTY, PLANT AND EQUIPMENT AND
INTERESTS IN LEASEHOLD LAND HELD FOR OWN USE

(a)

Reconciliation of carrying amount

Cost:

At 1 January 2020
Exchange adjustments
Addttions
Disposals
Disposal of subsidiaries
Transfer to investment
property
Transfer to assets of
disposal groups
classified as
held for sale
Transfer to inventories
At 31 December 2020 and
1 January 2021
Exchange adjustments
Addttions
Disposals

At 31 December 2021

Ownership Interests in
interests in Other Investment leasehold
buildings  properties Property, property land
held for  leased for Motor  plantand Construction Investment under held for
own use ownuse  Machinery vehicles  equipment inprogress  Sub-total property development  Sub-total own use Total
RMB'OOO ~ RMB'OO0  RMB'OOO  RMB'000  RMB'00  RMB'0O0  RMB000  RMB'000  RMB'000  RMB'O00  RMB000  RMB'000
1,962,381 32,755 687,614 16,449 312,435 35,148 3046782  5389,295 465802 5805007 1,797,959 10,699,838
- (1,494) - - (147) - (1,641)  (15817) - (15,817) - (17,458)
1,706 22447 1,361 3,088 16,193 18,590 63,335 - 83,317 83,317 95,379 242,031
- - (9,226) 2,985) (3,920) - (16,131) - - - - (16,131)
(1,089,045) - (635,682) (10,888 (206,650) (40,377) (1952642  (2826371)  (432,004)  (3,258465)  (604,714)  (5,815,821)
- - - - - - - 103,485 (103,485) - - -
- - (167) (502) (57) - (726) (17,990) - (17,990) - (18,716)
- - - - - - - - (13,540) (13,540) - (13,540)
905,042 53,708 43,900 5,112 117,854 13361 1,138977 2,632,602 - 2,632,602 1,288,624 5,060,203
- (282) - - (67) - (349) (6,987) - (6,987) - (7,336)
- 22,521 1,320 817 18,533 41,895 85,092 - - - - 85,092
- (37,487) - (1,072) ) - (38,561) (3,791) - (3,791) - (42,352)
905,042 38,466 45,020 4,857 136,318 55,256 1,185,159 2,621,824 - 2621824 1,288,624 5,095,607
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11 INVESTMENT PROPERTY, PROPERTY, PLANT AND EQUIPMENT AND
INTERESTS IN LEASEHOLD LAND HELD FOR OWN USE (continued)

(@) Reconciliation of carrying amount (continued)

Ownership Interests in
interests in Other Investment leasehold
buildings  properties Property, property land
held for  leased for Motor  plantand Construction Investment under held for
own use ownuse  Machinery vehicles  equipment inprogress  Sub-total property development  Sub-total own use Total

RMB'OOO ~ RMB'OO0  RMB'OOO  RMB'000  RMB'000  RMB000  RMB000  RMB'000  RMB'000  RMB'0O00  RMB000  RMB'000

Accumulated

depreciation:
At1 January 2020 366,234 14,712 461,073 13,482 173,850 - 1,029,351 563,966 5,392 569,358 200980 1,799,689
Exchange adjustments - (1,081) - - (90) - (1,171) (1,701) - (1,701) - (2,872
Charge for the year 70,243 16,403 31,487 1,140 41,153 - 160,426 162,627 - 162,627 49,580 372,633
Written back on disposals - - (8,013) (2,835) (3,442) - (14,290) - - - - (14,290)
Transfer to assets of

disposal groups

classffied as

held for sale - - (26) (502) (57) - (585) (12,955) - 12,955 - (13,540)
Disposal of subsidiaries (401,655) - (443,850) (7,967) (163,009 - (1016475 (567,303 (5392 (672,695 (189977)  (1,779,147)
At 31 December 2020 and

1 January 2021 34,822 30,034 40,671 3,318 48411 - 157,256 144,634 - 144,634 60,583 362,473
Exchange adjustments - 37 - - (54) - (17) (841) - (841) - (858)
Charge for the year 28,614 16,025 2917 564 32,026 - 80,146 69,414 - 69,414 40,961 190,521
Written back on disposals - (37,487) - (1,072) (1) - (38,560) (355) - (355) - (38,915)
NODmembr0l RS 6609 @ om0 0% Do g DM e s
Carrying amount:
At 31 December 2021 841,606 29,857 1,632 2,047 55,936 55,256 986,334 2,408,972 - 2408972 1,187,080 4,582,386

At 31 December 2020 870,220 23,674 3,229 1,794 69,443 13,361 981,721 2,487,968 - 2487968 1228041 4,697,730
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11 INVESTMENT PROPERTY, PROPERTY, PLANT AND EQUIPMENT AND
INTERESTS IN LEASEHOLD LAND HELD FOR OWN USE (continued)

(b) Right-of-use assets

The analysis of the net book value of right-of-use assets by class of underlying asset is as follows:

Ownership interests in leasehold land held for own use,
carried at depreciated cost in the PRC, with remaining
lease term of:

— between 10 and 50 years

Other properties leased for own use, carried at depreciated cost

Investment property, carried at depreciated cost in the PRC,
with remaining lease term of:
— between 10 and 50 years

Included in “Inventories and other contract costs”:

Properties held for future development and under development
for sale

Completed properties for sale

The analysis of expense items in relation to leases recognised in profit or loss is as follows:

Depreciation charge of right-of-use assets by class of
underlying assets:

Ownership interests in leasehold land

Other properties leased for own use

Investment property

Interest on lease liabilities (hote 5(a))
Expense relating to short-term leases or low-value leases

2021 2020

RMB’000 RMB’000
_______ 1,202,752 1,241,821
oo 29857 23,674
_______ 1,236,842 1,815,171
3,131,403 4,192,225
2,034,607 921,796
_______ 5166,010 . 5114021
7,635,461 7,694,687
2021 2020

RMB’000 RMB’000
40,961 45,491

16,025 16,403

31,975 67,399

88,961 129,293

752 3,839

633 70

Note: During the year, additions to right-of-use assets were RMB539,697,000 (2020: RMB2,755,122,000). This
amount included the purchase of a leasehold land of RMB517,170,000 (2020: RMB2,732,676,000) and the
remainder primarily related to the capitalised lease payments payable under new tenancy agreements.

Details of total cash outflow for leases and the maturity analysis of lease liabilities are set out in notes 21(d)

and 25, respectively.
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11 INVESTMENT PROPERTY, PROPERTY, PLANT AND EQUIPMENT AND
INTERESTS IN LEASEHOLD LAND HELD FOR OWN USE (continued)

(c) Ownership interests in leasehold land and buildings held for own use

The Group owns several buildings for its hotel business and office. The Group is the registered owner of
these property interests, including the whole or part of undivided share in the underlying land. Lump sum
payments were made upfront to acquire these property interests from their previous registered owners,
and there are no ongoing payments to be made under the terms of the land lease, other than payments
based on rateable values set by the relevant government authorities. These payments vary from time to
time and are payable to the relevant government authorities.

(d) Other properties leased for own use

The Group has obtained the right to use other properties as its offices through tenancy agreements. The
leases typically run for an initial period of 2 to 5 years.

Some leases include an option to renew the lease for an additional period after the end of the contract
term. Where practicable, the Group seeks to include such extension options exercisable by the Group to
provide operational flexibility. The Group assesses at lease commencement date whether it is reasonably
certain to exercise the extension options. If the Group is not reasonably certain to exercise the extension
options, the future lease payments during the extension periods are not included in the measurement of
lease liabilities. The potential exposure to these future lease payments is summarised below:

Potential future lease payments
under extension options not

Lease liabilities recognised included in lease liabilities
(discounted) (undiscounted)
2021 2020 2021 2020
RMB’000 RMB’000 RMB’000 RMB’000

Offices 17,004 5,444 20,136 28,264
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11 INVESTMENT PROPERTY, PROPERTY, PLANT AND EQUIPMENT AND
INTERESTS IN LEASEHOLD LAND HELD FOR OWN USE (continued)

(e) Investment properties

(i) The Group leases out investment properties. The leases typically run for an initial period of 1 to 5
years, with an option to renew the lease after that date at which time all terms are renegotiated.

Undiscounted lease payments under non-cancellable operating leases in place at the reporting
date will be receivable by the Group in future periods as follows:

2021 2020

RMB’000 RMB’000

Within 1 year 85,663 40,700
After 1 year but within 2 years 32,488 34,351
After 2 years but within 3 years 29,076 18,577
After 3 years but within 4 years 20,983 18,237
After 4 years but within 5 years 6,111 3,701
174,321 115,566

(if) As at 31 December 2021, certain investment properties with carrying amount of RMB2,004,676,000
(2020: RMB2,055,969,000) were securitised for a REIT programme (See note 24(a)(iv)). As the
Group still retained the control and residual value of the investment properties under the terms of
the REIT programme, the respective investment properties were not de-recognised.

(ifi) As at 31 December 2021, the fair value of the investment properties held by the Group amounted
to RMB2,797,101,000 (2020: RMB2,797,101,000).
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12 INTANGIBLE ASSETS

Software and

copyright Trademarks Total
RMB’000 RMB’000 RMB’000
Cost:
At 1 January 2020 8,854 56,000 64,854
Disposal of subsidiaries (2,724) - (2,724)
At 31 December 2020 and 1 January 2021 6,130 56,000 62,130
Additions 63 - 63
At 31 December 2021 | 6,193 56,000 62,193
Accumulated amortisation:
At 1 January 2020 3,932 8,000 11,932
Charge for the year 1,311 8,000 9,311
Disposal of subsidiaries (1,815) - (1,815)
At 31 December 2020 and 1 January 2021 3,428 16,000 19,428
Charge for the year 1,126 8,000 9,126
At 31 December 2021 4,654 24000 28554
Carrying amount:
At 31 December 2021 1,639 32,000 33,639

At 31 December 2020 2,702 40,000 42,702
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13 INVESTMENTS IN SUBSIDIARIES

The following list contains only the particulars of subsidiaries which principally affected the results, assets or
liabilities of the Group. The class of shares held is ordinary unless otherwise stated.

Proportion of ownership interest

Place of Particulars of Group’s Held by
incorporation Particulars of issued and effective the Held by

Name of company and business registered capital paid-up capital interest Company  asubsidiary  Principal activities

AEEN AT ERERERAR The People’s HK$180,000,000  HK$180,000,000 100% - 100%  Consulting and
(Shenzhen Oversea Chinese Town Republic of China management of
Gang Ya Development Co., Ltd) (‘PRCY) corporation
(notes (i) & (i) & (i)

MITERRARRAT PRC RMB3,000,000 RMB3,000,000 100% - 100%  Investment management
(Shenzhen Huayou Investment
Co., Ltd.) (notes (ij) & fif)

ENENBRERAT PRC HK$168,000,000  HK$168,000,000 100% - 100%  Development of seff-owned
(Huizhou Huali Packaging Co., Ltd.) land industrial parks and
(notes () & (i) & i) property management

EERRARAF Hong Kong 1 share 1 share 100% - 100%  Investment holding
(City Legend International Limited)

EER( LR ENERLA PRC RMB3,030,000,000  RMB3,030,000,000 50.5% - 50.5%  Real estate development
(Overseas Chinese Town (Shanghai)

Land Company Limited)
(“OCT Shanghai Land")
(notes () & i) & (i)

MITERRAERAT PRC RMB1,000,000 RMB1,000,000 100% - 100%  Investment holding and real

(Shenzhen Huajing Investment estate development

Limited) (notes (i) & (i)
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13 INVESTMENTS IN SUBSIDIARIES (continueq)

Proportion of ownership interest

Place of Particulars of Group’s Held by
incorporation Particulars of issued and effective the Held by

Name of company and business registered capital paid-up capital interest Company  asubsidiary  Principal activities

RITEEHERREREER PRC RMB30,000,000 RMB20,000,000 100% - 100%  Investment management
ERAR
(Shenzhen OCT Huaxin Equity
Investment Management Limited)

(notss (i) & i)

EEH (¥ EEERARAT PRC 1S$27,800,000 1S527,800,000 100% - 100%  Development of seff-owned
(OCT (Changshu) Industry land industrial parks and
Development Co., Ltd.) property management
(notes () & (i) & i)

EEHBEREARAT PRC US8200,000,000  USS37,741,382.95 100% 100% - Finance lease
(OCT Financial Leasing Co., Ltd.)

(otes () & () & i)

ERH(RRRARRERAA PRC RMB1,000,000,000  RMB133,000,000 100% - 100%  Tourism and real estate
(OCT (Changshu] Investment and development
Development Co., Ltd.)

(notes (i) & (i)

LEERAFERERAT PRC RMB1,000,000 RMB1,000,000 50.5% - 50.5%  Enterprise management
(Shanghai Shouchi Enterprise
Management Ltd.) (notes (i) & (i)

EAR - EEARERRE % PRC RMB2,150,000,000  RMB2,150,000,000 5.05% - 505%  Property investment

F-HLEREREAS

(Zhonglian Qianyuan - Private Equity
Investment Fund Phase | of

OCT Rental House No.1)

(note (i) & note 24(a)f)
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13 INVESTMENTS IN SUBSIDIARIES (continueq)

Proportion of ownership interest

Place of Particulars of Group’s Held by
incorporation Particulars of issued and effective the Held by

Name of company and business registered capital paid-up capital interest Company  asubsidiary  Principal activities

TEAERR - ZEMEEER-%  PRC RMB2,150,000,000  RMB2,150,000,000 5.05% - 505%  Property investment
FHEE TR
(Zhonglian Qianhaikaiyuan = Special
Plan For Asset Support Phase | of
OCT Rental House No.1.)

(note (i) & note 24(a)f)

AEEEUREXNESSRARAT  PRO RMB400,000,000  RMB400,000,000 51% - 51%  Tourism and real estate
(Hefei OCT Huanchao Cultural development
Tourism Real Estate Development
Co., Ltd.) (notes (ij) & fif)

M EERAERERRERAT PRC HK$4,000,000,000  HK$3,070,000,000 100% - 100%  Consulting and
(Shenzhen OCT Ganghua management of
Investment Holdings Co., Ltd.) corporation
(notes () & (i)

aREEIEEERERAA PRC RMB10,000,000,000  RMB3,000,000,000 51% - 51%  Tourlsm and real estate
(Hefei OCT Industry Development development
Co., Ltd.) (*Hefei OCT")

(notes (i) & (i)

Notes:

(i) These companies are wholly foreign-owned enterprises established in the PRC.

(i) The English translation of the above subsidiaries’ names is for reference only. The official name of these companies is

in Chinese.

(iii) These companies are limited companies established in the PRC.

(iv) The company is a sino-foreign joint venture with limited liability established in the PRC.
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13

INVESTMENTS IN SUBSIDIARIES (continueq)

The following table lists out the information on the subsidiaries that have material non-controlling interests

(“NCI”). The summarised financial information presented below represents the amounts before any inter-company

elimination.

OCT Shanghai Land Hefei OCT

2021 2020 2021 2020
RMB’000 RMB’000 RMB’000 RMB’000

Principal place of business PRC PRC
NCI percentage 49.5% 49.5% 49.0% 49.0%
Current assets 4,613,040 4,868,375 9,226,736 4,497,929
Non-current assets 3,891,934 4,016,689 110,774 99,007
Current liabilities (2,959,504) (1,129,524) (6,246,121) (1,5983,138)
Non-current liabilities (1,333,383) (3,444,039) (1,734) -
Net assets attributable to equity holders 4,212,087 4,311,501 3,089,655 3,003,798
Carrying amount of NClI 2,084,983 2,134,193 1,513,931 1,471,861
Revenue 519,810 677,441 884,137 98,886

(Loss)/profit for the year attributable to

equity holders (99,414) (87,959) 85,857 3,798
Total comprehensive income (99,414) (87,959) 85,857 3,798
(Loss)/profit allocated to NCI (49,210) (43,540) 42,070 1,861
Dividend distributed to NCI - (79,225) - -
Capital contribution of NCI - - - 1,470,000
Cash flows from operating activities (70,158) (12,180) (1,739,531) (1,481,640)
Cash flows from investing activities 82,248 98,493 (775) (4,237)
Cash flows from financing activities (144,702) (89,760) 2,110,664 3,000,000
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14

INTERESTS IN ASSOCIATES

2021 2020
RMB’000 RMB’000
Listed investments (notes 1 & 2)
— Share of net assets 1,998,075 2,871,192
= Goodwill 313,438 463,438
2,311,513 3,334,630
Unlisted investments (note 3)
— Share of net assets 1,209,353 900,392
= Goodwill 86,301 1,360
1,295,654 901,752
Amount due from an associate (note4) - - 132,526
3,607,167 4,368,908

Note 1:

Note 2:

As at 31 December 2021, the fair value of interests in associates which shares are listed amounted to RMB698,241,000
(2020: RMB2,089,076,000).

As at 31 December 2021, a prolonged and significant shortfall in fair value of two listed associates compared to
their carrying amounts and their deteriorating financial performance and potential financial difficulties as a result of
the current volatile real estate market in Mainland China constituted an indication of impairment.

For the purpose of impairment testing, the directors re-assessed the recoverable amount of these associates with
reference to their value-in-use (“VIU”) with reference of the valuation reports prepared by external valuers. The VIU
is derived by estimating the Group’s share of the present value of the estimated future cash flows expected to
be generated by these associates. The key assumptions for the VIU calculation mainly include the discount rates
and the expected long-term growth rates. The directors estimated discount rates using after-tax rates that reflect
current market assessment of the time value of money and the risks specific relating to the respective associate.

The discount rate and long-term growth rate adopted in the VIU calculation of Yuzhou Group Holdings Company
Limited were 18% and 0% respectively, while the discount rate and long-term growth rate adopted in the VIU
calculation of E-house (China) Enterprise Holdings Limited were 18% (2020: 14.1%) and 1.9% (2020: 2.3%)
respectively.

In arriving the estimated future cash flows expected to be generated by these associates, the directors considered
the impact of the current volatile real estate market in Mainland China to these associates. This led to significant
variations in the estimated future cash flows comparing with those adopted in the impairment testing in the prior year.

As a result of the assessments, the VIU of these associates is lower than their carrying amounts. Accordingly, an
impairment loss of RMB750,000,000 on the interests in associates were recognised by the Group.
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14 INTERESTS IN ASSOCIATES (continued)

Note 3: During the year, the Group entered into an investment agreement with Semk Holdings, Semk Global Investment
Ltd. and Mr. Hui Ha Lam, pursuant to which the Group has subscribed for the new investor shares and acquired
the existing investor shares of Semk Holdings (representing approximately 9.5% of the issued share capital of
Semk Holdings in aggregate), at the aggregate consideration of HK$142,501,000 (equivalent to RMB118,788,000).
The amount was paid up during the year. The Group has appointed a director in Semk Holdings and can exercise
significant influence on Semk Holdings. Accordingly, Semk Holdings is considered as an associate of the Group.
In January 2022, Semk Holdings listed on The Stock Exchange of Hong Kong Limited.

In addition, the Group entered into limited partnership agreements with third parties in relation to the establishment
of partnerships for the purpose of investment and the Group had significant influence over these partnerships. The
total capital contribution of these partnerships subscribed by the Group were RMB400,000,000 and RMB70,000,000
respectively. During the year ended 31 December 2021, the amount of RMB120,000,000 and RMB70,000,000 of
capital contribution were paid by the Group.

Note 4: Amount due from an associate is unsecured, interest-bearing at 8% per annum and was recovered in 2021.
Details of the Group’s individually material associates at 31 December 2021 are as follows:

Proportion of ownership interest

2021 2020
Held Held
Place of Group's Held bya  Group’s Held bya
incorporation and  Particulars of issued effective by the subsidiary/ effective bythe  subsidiary/

Name of associate business and paid-up capital interest ~ Company  subsidiaries interest ~ Company  subsidiaries  Principal Activities

Capital Converge Holdings BYI 100 shares of USS1 49% 49% - 49% 49% = Investment holding
Limited (‘Capital Converge”) each

REHBEEERAA Caymanlslands ~~ 4,017,720,000 shares ~~ 7.8716% - T87T16%  7.8716% - 7.8716%  Education senvices
(Minsheng Education Group of US$0.00001 each
Company Limited)

(“Minsheng Education”)

B EEERARLT Caymanlslands ~ 6,543,909,500 shares ~ 9.9440% - 0.0440%  9.9440% - 9.9440%  Property development
(Yuzhou Group Holdings of HK$0.1 each
Company Limited)

(*Yuzhou Group”)

FEBE) CERRERAT  Caymanldands  1,749,059,530 shares  4.1949% - 41949%  4.1949% = 41949%  Real estate agency
(E-House (China) Enterprise 0f US$0.00001 each service, data and
Holdings Limited) (‘E-House”) consulting services,

brokerage network
Services

TlEEREREERAA  PRC RMB500,000,000 2% - 2% 21% - 21%  Property development
Zhongshan Yuhong Real
Estate Development Limited
(Zhongshan Yuhong')

Note: The Group has assigned a director in the board of the associates, which makes significant influence on these associates.



135 OVERSEAS CHINESE TOWN (ASIA) HOLDINGS LIMITED * Annual Report 2021

Notes to the Consolidated Financial Statements

For the year ended 31 December 2021

(Expressed in Renminbi)

14

INTERESTS IN ASSOCIATES (continued)

Summarised financial information of the material associates, adjusted for any differences in accounting policies,
and reconciled to the carrying amounts in the consolidated financial statements, are disclosed below:

Name

Group's effective interest

At 31 December:

Current assets
Non-current assets
Current liabilities
Non-current liabilities
Perpetual bond

NCI

Equity attributable to shareholders

Group's share of net assets of
the associate

Goodwil

Amounts due from an associate

Provision of impairment

Garrying amount in the consolidated
financial statements

Capital Converge Minsheng Education Yuzhou Group E-House Zhongshan Yuhong
2021 2020 2021 2020 2021 2020 2021 2020 2021 2020
RMB'000  RMB'O00  RMB'000  RMB'000  RMB'000  RMB'000  RMB'000  RMB'000  RMB'000  RMB'000
49% 49%  7.8716% 7.8716%  9.9440% 9.9440%  4.1949% 4,1949% 21% 21%
3,000,194 3,804,197 4,060,549 2,726,446 146,401,111 148,070,157 9,701,310 15,729,789 3,017,668 2,636,505
96,808 28929 7489314 6,390,793 29,163,432 27,862,781  5498,108 4,838,954 31,554 12,534
(1,780,612)  (1,602,966)  (3,389,410) (2,027,855 (90,244,255) (94,143,668)  (8,556,229)  (1,641,114) (1,189,632)  (925,749)
(121,269)  (1,181,644)  (3,330,332)  (2,928,807) (46,874,560) (4885973) (3,608,439)  (4,615909)  (1,031,431)  (1,285,583)
- - - (1,911,986)  (1,911,986) - - - -
- - (197,230) (124,935 (14,705119)  (9,673,456)  (1,538,802)  (4,036,003) - -
1,195121 1048516 4,632,891 4,035,642 21,828,623 21,344,115 1495948 10,275,717 828,159 437,707
585,609 513,773 364,683 317,670 2,170,638 2,122,466 62,754 431,056 173,913 91,919
- - 132,137 132,137 - - 181,301 331,301 1,360 1,360
- - - - - - - - - 132,526
- - - - (600,000) - - - - -
585,609 513,773 496,820 449807 1,570,638 2,122,466 244,055 762,357 175,213 225,805
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INTERESTS IN ASSOCIATES (continued)

Name

Dividend receivable/ received from
the associate

Revenue
Profit/{loss) for the year
Other comprehensive income

Total comprehensive income

Group's share of profit/{loss)
= Share of profit/{loss) for the year
- Change of interest in associates

Group’s share of other
comprehensive income

Group’s share of total
comprehensive income

Capital Converge Minsheng Education Yuzhou Group E-House Zhongshan Yuhong
2021 2020 2021 2020 2021 2020 2021 2020 2021 2020
RMB'000  RMB'000 ~ RMB'000  RMB'O00 ~ RMB'000  RWMB'000  RMB'000  RMB'000  RMB'000  RMB'000
- - 2,987 8500  127.482¢  173,020* 3,830 11,358 - -
1,142,901 1525970 2,394,012 1,107206 27,071,240 10,411,604 8,865,987 8,051,509 1,747,777 -
168,025 193,867 635,195 131,467 (91,227)  (819,305) (8,688,447) 304,723 390,452 (22,269)
(21,420) 28,835 - 62,448 575,665 1,665,007 - 20,145 - -
146,605 202,702 635,195 193,915 484,438 845,702 (8,688,447) 324,868 390,452 (22,269)
82,332 94,99 50,000 10,349 (9,072) (81,472 (364,472 12,783 81,995 (4,676)
- - - (3,550) - 21,605 - (75,108) - -
82,332 94,995 50,000 6,799 (9,072) (59,867)  (364,472) (62,325) 81,995 (4,676)
(10,496) 14,129 - 4916 57,244 165,568 - 845 - -
71,836 109,124 50,000 1,715 48,172 105,701 (364,472) (61,480) 81,995 (4,676)

* Dividends of RMB127,482,000 (2020: RMB138,580,000) were converted into shares of Yuzhou Group under the script

dividend scheme.

Aggregate information of associates that are not individually material:

Aggregate carrying amount of individually immaterial associates in

the consolidated financial statements

Aggregate amounts of the Group’s share of those associates’

Profit/(loss) for the year

Other comprehensive income

Total comprehensive income

2021 2020
RMB’000 RMB’000
534,772 294,700
12,185 (39,737)
(155) (215)
12,030 (39,952)
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15 INTERESTS IN JOINT VENTURES

2021 2020
RMB’000 RMB’000

Unlisted investments:
— Share of net assets 1,137,901 1,197,304

Details of the Group’s interests in the joint ventures at 31 December 2021 are as follows:

Proportion of ownership interest

2021 2020
Place of Group’s Held Held  Group's Held Held
incorporation [ssued and paid-up effective by the bya  effective by the bya
Name of joint venture and business capital interest ~ Company  subsidiary interest ~ Company  subsidiary ~ Principal activities
EMERREAHLE PRC Paid-up capital of 75.00% - 75.00% - - = Investment Holding
(BRAH) RMB426,310,600
(Xiamen Qiaorun
Investment Partnership
(Limited Partnership))
("Xiamen Qiaorun”)
MIBE-FRELE PRC Paid-up capital of 75.00% - 75.00% - - - Investment Holding
(BRER) RMB661,400,000
(Shenzhen Qiacheng
No.1 Investment Partnership
(Limited Partnership))
(“Shenzhen Qiaoheng’)
HNW Investment Fund Cayman Islands ~ Paid-up capital of 49.00% 49.00% - 49.00% 49.00% = Investment Holding
Series SPC - Serica SP HKD850,000,000
(“Cayman Fund")
Note: During the year ended 31 December 2021, the Group entered into limited partnership agreements with third parties in

relation to the establishment of partnerships for the purpose of investment and the Group had joint control over these
partnerships. The total committed capital contribution of these partnerships subscribed by the Group amounted to
RMB1,319,260,000. During the year ended 31 December 2021, amounts of RMB815,785,000 were paid up.

In addition, during the year, the Group received the return of investment cost from Xiamen OCT Runyu Investment

Partnership of RMB945,417,000.
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INTERESTS IN JOINT VENTURES (continueq)

Summarised financial information of the material joint ventures, adjusted for any differences in accounting policies,
and reconciled to the carrying amounts in the consolidated financial statements, are disclosed as follows:

Name

Group’s effective interest

Current assets
Non-current assets
Current liabilities
Non-current liabilities

Equity attributable to shareholders

Group’s share of net assets of
the joint venture

Carrying amount in the consolidated
financial statements

Included In the above assets and liabilities:

Cash and cash equivalents

Non-current financial liabilities (excluding
trade and other payables and provisions)

Dividend received from the joint venture

Revenue
(Loss)/profit for the year
Other comprehensive income

Total comprehensive income

Group’s share of (loss)/profit

Group’s share of other comprehensive
income

Group’s share of total comprehensive income

Included in the above (loss)/profit:
Depreciation and amortisation
Interest income

Interest expense

Income tax expense

Xiamen Shenzhen

Qiaorun Qiaoheng Cayman Fund
2021 2021 2021 2020
RMB’000 RMB’000 RMB’000 RMB’000
75.00% 75.00% 49.00% 49.00%
421,435 604 256,955 296,507
3,398 663,994 1,436,554 1,494,296
- - (57,641) (65,441)
- - (981,120) (1,009,968)
424,833 664,598 654,748 715,394
318,625 498,449 320,827 350,543
318,625 498,449 320,827 350,543
33 604 222,235 263,098
- - (981,120) (1,009,968)
- - 24,870 -
- - 88,608 -
(1,480) 3,198 (14,725) -
- - 4,834 -
(1,480) 3,198 (9,891) -
(1,110) 2,399 (7,215) -
- - 2,369 -
(1,110) 2,399 (4,846) -
- - 55,998 -
27 4 1,165 -
- - 29,856 -
- - 8,977 -
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2021 2020
RMB’000 RMB’000
Equity securities designated at FVTOCI (non-recycling)
— Equity securities listed in Hong Kong (note 29(e)) - 866,712
Financial assets measured at FVTPL
— Unlisted equity securities 309,638 274,818
309,638 1,141,580

Note: No dividends were received on these investments during the year (2020: Nil).

During the year, the Group disposed all of shares of Tongcheng-Elong Holdings Limited (“Tongcheng-Elong”) in a
series of transactions and received cash consideration of RMB1,096,721,000 upon the disposals. The cumulative fair
value change that was recognised in other comprehensive income on the disposed investment was reclassified to
retained profits.

FINANCE LEASE RECEIVABLES

2021 2020

RMB’000 RMB’000

Finance lease receivables 221,516 360,623
Less: due within one year (98,928) (108,679)
122,588 251,944

As at 31 December, the total future minimum lease payments receivables under finance leases were as follows:

2021 2020
Lease Unearned Lease Unearned
payments finance Loss Carrying payments finance Loss Carrying
receivable income  allowance amount receivable income allowance amount

RMB’000 RMB’000 RMB’000 RMB’000 RMB'000 RMB'000 RMB'000 RMB'000

Within 1 year 110,219 (10,219) (1,072) 98,928 127,644 (17,644) (1,321) 108,679
After 1 year but within 5 years 131,131 (6,131) (2412) 122588 273,889 (18,884) (3,061) 251,944
241,350 (16,350) (3484) 221516 401,533 (36,528) (4382) 360,623

As at 31 December 2021, amounts due from a fellow subsidiary is RMB105,000,000 (2020: RMB197,599,000).
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18 INVENTORIES AND OTHER CONTRACT COSTS

2021 2020
RMB’000 RMB’000

Comprehensive development business
Properties held for future development and under development for sale 5,946,200 6,440,379
Completed properties held for sale 4,343,022 1,858,122
Other inventories 3,681 3,143
10,292,903 8,301,644
Other contract costs 7,037 1,265
10,299,940 8,302,909

(@) The analysis of lease terms of inventories under comprehensive development
business is as follows:

2021 2020
RMB’000 RMB’000

In Mainland China
— medium-term leases (between 10 and 50 years) 4,717,151 4,607,716
—long leases (over 50 years) 5,572,071 3,690,785
10,289,222 8,298,501

(b) The analysis of the amount of inventories recognised as an expense and included
in profit or loss is as follows:

2021 2020
RMB’000 RMB’000
Carrying amount of inventories sold 935,640 622,479

The amount of completed properties held for sale, properties held for future development and under
development for sale expected to be recovered after more than one year is RMB7,124,635,000 (2020:
RMB5,717,522,000). All of the other inventories are expected to be recovered within one year.
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19

INVENTORIES AND OTHER CONTRACT COSTS (continued)
(c) Contract costs

Contract costs capitalised as at 31 December 2021 and 2020 relate to the incremental sales commissions
paid to property agents whose selling activities resulted in customers entering into sale and purchase
agreements for the Group’s properties which are still under construction at the reporting date. Contract
costs are recognised as part of “distribution costs” in the statement of profit or loss in the period in which
revenue from the related property sales is recognised.

The Group applies the practical expedient in paragraph 94 of HKFRS 15 and recognises the incremental
costs of obtaining contracts relating to the sale of completed properties and services as an expense when
incurred if the amortisation period of the assets that the Group otherwise would have recognised is within
the same reporting period as the date of entering into the contract.

The amount of capitalised contract costs expected to be recovered after more than one year is
RMB2,380,000 (2020:Nil).

CONTRACT LIABILITIES

2021 2020
RMB’000 RMB’000
Comprehensive development business 3,407,258 1,459,276

The Group receives deposits and sale proceeds from customers after they sign the sale and purchase agreement.
These receipts in advance are recognised as contract liabilities until the properties are completed and transferred
control to the customers.

Movements in contract liabilities

2021 2020
RMB’000 RMB’000
Balance at 1 January 1,459,276 512,781

Decrease in contract liabilities as a result of recognising revenue

during the year that was included in the contract liabilities

at the beginning of the year (670,820) (176,336)
Increase in contract liabilities as a result of receiving deposits and

sale proceeds in respect of properties still under construction

as at 31 December 2,618,802 1,615,625
Disposal of subsidiaries - (492,794)
Balance at 31 December 3,407,258 1,459,276

The amount of forward sales deposits received expected to be recognised as income after more than one year
is RMB23,015,000 (2020: Nil).
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20 TRADE AND OTHER RECEIVABLES

2021 2020
RMB’000 RMB’000
Trade receivable

— Amounts due from third parties 6,626 13,042
Less: loss allowance (note 29(a)) (320) (228)
____________ 6,306 .. 12814

Other receivables (note (i)):
— Amounts due from associates 13,690 113,634
— Amounts due from intermediate parents 1,094 1,094
— Amounts due from fellow subsidiaries 10,467 708,727
— Amounts due from third parties 62,016 66,865
87,267 890,320
Less: loss allowance (53) (325)
... 80214 889,995
Financial assets measured at amortised cost 93,520 902,809
Deposits and prepayments (note (ii)) 2,629,639 43,794
2,723,159 946,603

Notes:

(i) Except for amounts of RMB4,006,000 (2020: RMB72,401,000) which are interest-bearing at 2.5% (2020: 2.5%) per
annum, the amounts due from associates, intermediate parents, fellow subsidiaries and other related parties are
unsecured, non-interest bearing and repayable on demand.

(if) As at 31 December 2021, the balance included prepaid leasehold land costs of RMB2,311,958,000 (2020: Nil) in respect
of three land purchase, of which the Group obtained one land use right certificate in February 2022. Accordingly, a
prepayment of RMB1,033,391,000 was transferred to inventories subsequent to year end. The remaining amount is
expected to be transferred to inventories upon obtaining the respective land use right certificates.

(iii) As at 31 December 2021, all of the trade and other receivables are expected to be recovered within one year.

Ageing analysis

As at the end of the reporting period, the ageing analysis of trade debtor’s receivable (which are included in
trade and other receivables), based on the invoice date and net of allowance for doubtful debts, is as follows:

2021 2020

RMB’000 RMB’000

Within 1 year 6,306 4,344
1to 2 years - 8,470
6,306 12,814

Further details on the Group’s credit policy are set out in note 29(a).
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21 CASH AT BANK AND ON HAND AND OTHER CASH FLOW INFORMATION

(@) Cash at bank and on hand represents:

2021 2020
RMB’000 RMB’000
Cash at bank and on hand on the consolidated statement of
financial position 3,331,662 4,274,938
Less: Restricted cash for REIT programme (note 24(a)(iv)) (5,145) (5,418)
Cash and cash equivalents on the consolidated
cash flow statement 3,326,517 4,269,520
(b) Reconciliation of (loss)/profit before taxation to cash used in operations:
2021 2020
Note RMB’000 RMB’000
(Loss)/profit before taxation (842,156) 76,660
Adjustments for:
Depreciation and amortisation 5(c) 195,558 377,855
Interest income 4(a) (44,191) (53,846)
Finance costs 5(a) 149,216 183,099
Net (gain)/loss on disposal of property,
plant and equipment 4(b) (1,516) 597
Net realised and unrealised (gains)/loss on
unlisted equity securities 4(b) (38,700) 9,704
Share of profits less losses of associates 147,032 66,902
Share of profits less losses of joint ventures (88,742) 939
Impairment loss on associates 750,000 70,000
Gain on disposal of investment properties 4(b) (52,144) -
Gain on disposals of subsidiaries 4(b) - (340,972)
(Reversals of impairment losses)/impairment
losses on trade and other receivables 5(c) (153) 1,312
Reversals of impairment losses on finance
lease receivables 5(c) (898) (2,088)
Changes in working capital:
Increase in inventories and other contract costs (1,866,407) (3,046,303)
(Increase)/decrease in trade and other receivables (2,574,015) 239,579
Decrease in finance lease receivables 140,004 117,240
Increase/(decrease) in trade and other payables 667,659 (364,850)
Increase in contract liabilities 1,703,331 1,439,289
Cash used in operations (1,756,122) (1,224,883)
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21 CASH AT BANK AND ON HAND AND OTHER CASH FLOW INFORMATION (continueq)

(c) Reconciliation of liabilities arising from financing activities

Bank and Related Lease
other loans party loans liabilities Total
RMB’000 RMB’000 RMB’000 RMB’000
At 1 January 2020 S eas6rr 972,750 78,830 9,167,257
Changes from financing cash flows:
Proceeds from new loans 2,256,618 2,602,388 - 4,759,006
Repayment of loans (2,525,484) (904,594) - (3,430,078)
Capital element of lease rentals paid - - (24,607) (24,607)
Total changes from financing
cash flows _....(268,866) 1,597,794 | (24,607) 1,304,321
Exchange adjustments (240,803) (9,078) (425) (250,306)

Other changes:
Disposal of subsidiary (1,000,000) (339,406) (51,650) (1,391,056)
Increase in lease liabilities from

entering into new leases during

the year - - 22,447 22,447

Total changes from other changes (1,000,000) (339,406) (29,203) (1,368,609)

At 31 December 2020 and
1 January 2021 6,606,008 2,222,060 24,595 8,852,663

Changes from financing cash flows:

Proceeds from new loans 1,200,099 1,138,000 - 2,338,099
Repayment of loans (1,975,512) (1,026,131) - (3,001,643)
Capital element of lease rentals paid - - (16,974) (16,974)
Total changes from financing cash

flows iAo 111,869 | (16,974) ____(680,518)
Exchange adjustments (83,235) (2,929) (245) (86,409)

Other change:
Increase in lease liabilities from
entering into new leases during
the year - - 22,846 22,846

Total change from other change - - 22,846 22,846

At 31 December 2021 5,747,360 2,331,000 30,222 8,108,582
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21 CASH AT BANK AND ON HAND AND OTHER CASH FLOW INFORMATION (continueq)

(d) Total cash outflow for leases

Amounts included in the cash flow statement for leases comprise the following:

Within operating cash flows
Within investing cash flows
Within financing cash flows

These amounts relate to the following:

Lease rentals paid
Prepaid for leasehold land

2021 2020
RMB’000 RMB’000
2,312,710 2,131,136
- 95,379
16,974 24,607
2,329,684 2,251,122
2021 2020
RMB’000 RMB’000
17,726 28,446
2,311,958 2,222,676
2,329,684 2,251,122
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22 ASSETS AND LIABILITIES OF DISPOSAL GROUP CLASSIFIED AS HELD FOR
SALE

On 17 December 2020, the Group entered into an agreement to dispose part of the assets of its subsidiary,
Anhui Huali Packaging Co., Ltd. (“Anhui Huali”) at a consideration of RMB47,380,000. The Group also decided
to deregister this subsidiary after the disposal of assets. Accordingly, all the identifiable assets and liabilities of
Anhui Huali are reclassified as assets and liabilities of disposal group classified as held for sale as at 31 December
2020. The disposal of assets was completed on 14 January 2021 and the deregistration of Anhui Huali was
completed on 4 November 2021.

(@) Assets of disposal group classified as held for sales:

2020

RMB’000

Investment properties 5,034
Property, plant and equipment 140
Deferred tax assets 2,238
Trade and other receivables 30
Cash and cash equivalents 4,637
12,079

The assets of disposal group excluded an amount of RMB27,555,000 due from the Group which was
eliminated in consolidation.

(b) Liabilities directly associated with assets of disposal group classified as held for
sale:

2020
RMB’000

Trade and other payables 1,849
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23 TRADE AND OTHER PAYABLES

Trade creditors:
— Amounts due to fellow subsidiaries
— Amounts due to third parties

Other payables and accruals:

— Amounts due to associates

— Amounts due to fellow subsidiaries
— Amounts due to third parties

Interest payables:

— Amount due to an associate

= Amount due to the intermediate parent
— Amounts due to fellow subsidiaries

— Amounts due to other related parties
— Amounts due to third parties

Financial liabilities measured at amortised cost

Deposits (nhote)

2021 2020
RMB’000 RMB’000

- 7,957

646,423 464,199
_________ 646,423 472,156
221,443 80,520
346,453 343,740
620,781 413,524

_______ 1,188,677 . 837,784
18,331 54,798

53,619 36,350

71 71

76,110 49,605

26,023 29,168

_________ 174,154 ... ..169,992
2,009,254 1,479,932
92,435 74,158
2,101,689 1,554,090

Note: As at 31 December 2021, except for the deposit of RMB45,253,000 (2020: RMB48,361,000) which is expected to be
settled after one year, the remaining deposit, other payables and accrued expenses are expected to be settled within

one year.

As at 31 December 2021, the deposit payable to fellow subsidiaries amounted to RMB12,000,000 (2020: RMB15,919,000).

Ageing analysis

As at 31 December 2021, the ageing analysis of trade creditors payable, based on the invoice date, are as follows:

Within 1 year
1to 2 years
2 to 3 years
Over 3 years

2021 2020
RMB’000 RMB’000
641,786 458,241
2,391 10,395
2,083 3,339
163 181
646,423 472,156
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24 LOANS

(@) At 31 December, the loans are repayable as follows:

2021 2020
RMB’000 RMB’000
(i) Bank and other loans
Within 1 year or on demand 1,387,278 573,899
After 1 year but within 2 years 832,317 2,335,130
After 2 years but within 5 years 660,500 786,979
After 5 years 932,265 975,000
_______ 2,425,082 4,097,109
_______ 3,812,360 4,671,008
(if) Related party loans
Within 1 year or on demand 421,400 421,400
After 1 year but within 2 years 420,000 59,350
After 2 years but within 5 years - 1,300,310
_________ 841,400 1,781,060
(i) Loans from non-controlling interests
Within 1 year or on demand 1,489,600 441,000
(iv) Loan in respect of REIT programme
Within 1 year or on demand 1,935,000 -
After 1 year but within 2 years - 1,935,000
1,935,000 1,935,000

8,078,360 8,828,068
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24 LOANS (continued)

(a)

At 31 December, the loans are repayable as follows: (continued)

On 30 November 2019, OCT Shanghai Land, a subsidiary of the Group, participated in a real estate
investment trust (the “REIT”) programme in the Shenzhen Stock Exchange. The funds raised under the
REIT programme totals RMB2,150,000,000, consist of preferential asset-backed securities amounted to
RMB1,935,000,000 from qualified investors other than the Group who enjoy a fixed return of income from
the REIT of 4.24% per annum, and secondary asset-backed securities amounted to RMB215,000,000
subscribed by the Group which entitle the Group to receive any residual income from the REIT. Income
of the REIT are derived from the rental and operational income from the investment properties with
carrying amount of RMB2,055,969,000 securitised by OCT Shanghai Land. In the event that the rental
and operating income is not sufficient to cover the expected return payable to preferential asset-backed
securities holders, OCT Shanghai Land is obliged to compensate the shortfall so that the preferential
asset-backed securities holders will still enjoy the fixed return of 4.24% per annum. The REIT has a term
of three years with an option to extend further three years by the REIT scheme manager. Upon expiry
of the term, the principal amount of RMB1,935,000,000 and the outstanding fixed return on that date
shall be returned to the preferential asset-backed securities holders, and the residual amounts are to be
retained by OCT Shanghai Land.

As the underlying investment properties did not meet the criteria of de-recognition, the Group did not
de-recognise the investment properties, and the net proceeds of RMB1,935,000,000 received from the
preferential asset-backed securities holders were treated as financial liabilities of the Group. The secondary
asset-back securities invested by the Group was eliminated upon consolidation.

In accordance with the terms of the REIT, OCT Group, the ultimate holding company of the Group, may
be required to settle the returns or principal amount to the holder of preferential asset-back securities if

OCT Shanghai Land is unable to settle the due balances.

The average interest rates at 31 December were as follows:

2021 2020

1 month HIBOR 1 month HIBOR

+1.15% to +1.15% to

Bank loans 4.75% 4.75%
Related party loans 4.35% to 4.37% Nil to 4.56%
Loans from non-controlling interests 4.75% to 9.00% 9.00%

Loan in respect of REIT programme 4.24% 4.24%
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24 LOANS (continued)

(b) Details of the loans are analysed as follows:

2021 2020
RMB’000 RMB’000
Current
Secured
— Bank and other loans 4273 - 10,000
Guaranteed
- Bank and other loans 8r8,511 - -
Unsecured
— Bank and other loans 466,032 563,899
— Related party loans 421,400 421,400
— Loan from non-controlling interests 1,489,600 441,000
_______ 2,877,082 1,426,299
Loan in respect of REIT programmje 1,935,000 - -
_______ 5,233,278 1,436,299
Non-current
Secured
- Bank and other loans 932,265 975,000
Guaranteed
- Bankandotherlogns 1,298,228 2,701,289
Unsecured
— Bank and other loans 194,589 420,820
— Related party loans 420,000 1,359,660
_________ 614,589 1,780,480
Loan in respect of REIT prograawe ... = - 1,935,000
2,845,082 7,391,769

8,078,360 8,828,068




151 OVERSEAS CHINESE TOWN (ASIA) HOLDINGS LIMITED ¢ Annual Report 2021

Notes to the Consolidated Financial Statements
For the year ended 31 December 2021
(Expressed in Renminbi)

24 LOANS (continued)

(b)

(c)

(d)

Details of the loans are analysed as follows: (continued)

At 31 December, guaranteed bank loans are guaranteed by related parties as follows:

Shenzhen Overseas Chinese Town Co., Ltd. (“OCT Ltd.”)
Overseas Chinese Town (HK) Co., Ltd. (“*OCT (HK)”)

The secured loans are secured by the following assets:

Ownership interests in buildings held for own use
Interests in leasehold land held for own use

Details of loans from related parties are as follows:

Current
— Loan from an associate
— Loans from non-controlling interests

Non-current
— Loans from intermediate parents

2021 2020
RMB’000 RMB’000
660,500 130,500
1,516,239 2,570,789
2,176,739 2,701,289

2021 2020

RMB’000 RMB’000
821,845 850,681
906,818 938,729
1,728,663 1,789,410

2021 2020

RMB’000 RMB’000
421,400 421,400
1,489,600 441,000
_______ 1,911,000 862,400
_________ 420,000 . 1,359,660
2,331,000 2,222,060
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25 LEASE LIABILITIES

26

The following table shows the remaining contractual maturities of the Group’s lease liabilities at the end of
reporting periods:

2021 2020

Present value Present value
of the minimum Total minimum of the minimum Total minimum
lease payments lease payments lease payments lease payments

RMB’000 RMB’000 RMB’000 RMB’000

Within 1 year .. 13404 18622 13330 18,643
After 1 year but within 2 years 11,053 11,459 5,818 6,199
After 2 years but within 5 years 5,765 6,162 5,447 6,191
........1e88  1re2 11265 12390

30,222 31,243 24,595 25,933

Less: total future interest expenses (1,021) (1,338)
Present value of lease liabilities 30,222 24,595

EMPLOYEE RETIREMENT BENEFITS

Pursuant to the relevant labour rules and regulations in the PRC, the Group participate in defined contribution
retirement benefit schemes (the “Schemes”) organised by the relevant local government authorities in Shenzhen,
Huizhou, Shanghai, Hefei and Changshu where the Group is required to make contributions to the Schemes at
a rate ranging from 14% to 16% (2020: 13% to 20%) of the eligible employees’ salaries.

The Group also operates a Mandatory Provident Fund Scheme (“the MPF Scheme”) under the Hong Kong
Mandatory Provident Fund Schemes Ordinance for employees employed under the jurisdiction of the Hong Kong
Employment Ordinance and not previously covered by the defined benefit retirement plan. The MPF Scheme is a
defined contribution retirement plan administered by independent trustees. Under the MPF Scheme, the employer
and its employees are each required to make contributions to the plan at 5% of the employees’ relevant income,
subject to a cap of monthly amount of HK$1,500. Contributions to the plan vest immediately, there is no forfeited
contributions that may be used by the Group to reduce the existing level of contribution.

The Group has no other material obligation for the payment of pension benefits associated with those schemes
beyond the annual contributions described above.
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27 INCOME TAX IN THE CONSOLIDATED STATEMENT OF FINANCIAL POSITION

(@) Current taxation in the consolidated statement of financial position represents:

PRC CIT
PRC LAT

(b) Deferred tax assets and liabilities recognised:

() Movement of each component of deferred tax assets and liabilities

2021 2020
RMB’000 RMB’000
34,289 44,845
124,488 124,725
158,777 169,570

The components of deferred tax assets/(liabilities) recognised in the consolidated statement of
financial position and the movements during the year are as follows:

Accounting Fairvalue  Fair value
depreciations adjustment  change of
in excess of Capitalisation from other
depreciation  Credit loss Accrued  Unrealised Advertising  of contract Interest Undistributed business financial
allowances  allowance  expenses profit Tax loss expense cost  capitalised profits  combinations assets Total
RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000
Deferred tax arising from:
At1 January 2020 25,415 5,016 179,733 11,848 - - (896) - (44,028) (139,794) (4,214) 33,080
(Charged)/credited to profit or loss (1,942) (407) (48,647) (358) 25,198 753 17) (4,407) 20,531 5,763 2,263 (1,470)
Transfer to assets and liabilties of
disposal groups classified as
held for sale (150) - - - (2,086) - - - - - - (2,236)
Disposals of subsidiaries (23,323 (8,377) (75,145) (11,490) - - 1,118 - - 156 - (112,066)
At 31 December 2020 and
1 January 2021 - 1,232 55,941 - 23,112 753 - (4,407) (23,497) (133,875) (1,951) (82,692)
(Charged)/credited to profit or loss - (279) (2,526) - 21,624 301 - - (373 2,356 (9,675) 11,432
At 31 December 2021 - 957 53,415 - 44,736 1,054 - (4,407) (23,870) (131,519) (11,626) (11,260)
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27 INCOME TAX IN THE CONSOLIDATED STATEMENT OF FINANCIAL POSITION

(continued)
(b) Deferred tax assets and liabilities recognised: (continued)

(ii) Reconciliation to the consolidated statement of financial position

2021 2020
RMB’000 RMB’000
Net deferred tax assets recognised in the
consolidated statement of financial position 95,755 76,631
Net deferred tax liabilities recognised in the
consolidated statement of financial position (167,015) (159,323)
(71,260) (82,692)

(c) Deferred tax liabilities not recognised

As set out in note 6(a), withholding tax is levied on Hong Kong companies in respect of dividend distributions
arising from profit of PRC subsidiaries. Since the Group could control the quantum and timing of distribution
of profits of the Group’s subsidiaries in the Mainland China, deferred tax liabilities are only provided to the
extent that such profits are expected to be distributed in the foreseeable future.

At 31 December 2021, temporary differences relating to the undistributed profits of subsidiaries
amounted to RMB796,000,000 (2020: RMB558,908,000). Deferred tax liabilities of RMB39,800,000
(2020: RMB27,945,000) have not been recognised in respect of the tax that would be payable on the
distribution of these retained profits as the Group controls the dividend policy of these subsidiaries and it
has been determined that it is probable that these profits will not be distributed in the foreseeable future.

(d) Deferred tax assets not recognised

In accordance with the accounting policy set out in note 1(v) to the consolidated financial statements, the
Group has not recognised deferred tax assets in respect of cumulative tax losses of RMB261,637,000
(2020: RMB209,697,000) as it is not probable that future taxable profits against which the losses can
be utilised will be available in the relevant tax jurisdiction and entity. These tax losses could be carried
forward for a maximum of five years.
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28 CAPITAL, RESERVES AND DIVIDENDS
(@) Movements in components of equity

The reconciliation between the opening and closing balances of each component of the Group’s
consolidated equity is set out in the consolidated statement of changes in equity. Details of the changes
in the Company’s individual components of equity between the beginning and the end of the year are
set out below:

Perpetual

Share Share - Contributed Capital capital  Exchange Other  Retained

capital  premium surplus reserve  securities reserve reserve profits Total
Note RMB'000  RMB'O0  RMB'000  RMB'O00  RMB'000  RMB'00  RMB'000  RMB'O00  RMB'000
Balance at 1 January 2020 67,337 36,884 248,970 32,449 529,19 - - 2,078,088 7,759,903
Changes in equity for 2020:
Total comprenensive income for the year - - - - 438208 (764,252) - 333,948 7,904
Distribution to the holders of perpetual
capital securities - - - - (237,618) - - - (237,618)
Issuance of perpetual capital securities 28(d) - - - - 5510845 - - - 5510845
Redemption of perpetual capital securities - - - - (5,397,199 - (26,481) - (5,423,680)
Dividends approved in respect of
the previous year 28(b)ii - - - - - - - (8,558) (8,558)
Balance at 31 December 2020 and
1 January 2021 33 67,337 36,884 248,970 32,449 5,610,431 (764,252) (26,481) 2,403,458 7,608,796
Changes in equity for 2021:
Total comprehensive income for the year - - - - 228,725 (172,608) - (203473 (147,356)
Distribution to the holders of perpetual
capital securities - - - - (232,676) - - - (232,676)

Balance at 31 December 2021 33 67,337 36,884 248,970 32,449 50606480  (936,860) (26,481) 2,199,985 7,228,764
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28

CAPITAL, RESERVES AND DIVIDENDS (continued)

(b) Dividends
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(i) No dividend will be attributed to equity shareholders of the Company attributable to the year (2020:

Nil).

(i) Dividends payable to equity shareholders of the Company attributable to the previous
financial year, approved and paid during the year

No final dividend in respect of the previous financial year,

approved and paid during the year, per ordinary share
(2020: HK1.25 cents per ordinary share (equivalent to
RMB1.14 cents per ordinary share))

(c) Share capital

Authorised and issued share capital

Authorised:

At 1 January and 31 December

Issued and fully paid:

At 1 January and 31 December

2021 2020
RMB’000 RMB’000
- 8,558
2021 2020
Ordinary Ordinary
shares of shares of
HK$0.1 each HK$0.1 each
No. of shares Share capital No. of shares  Share capital
000 HK$’000 000 HK$’000
2,000,000 200,000 2,000,000 200,000
2021 2020
Ordinary Ordinary
shares of shares of
HK$0.1 each HK$0.1 each
No. of shares Share capital No. of shares  Share capital
000 RMB’000 000 RMB’000
748,366 67,337 748,366 67,337
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28 CAPITAL, RESERVES AND DIVIDENDS (continueq)

(d)

(e)

Perpetual capital securities

On 15 July 2020, the Company issued senior guaranteed perpetual capital securities with a principal
amount of US$500,000,000 (equivalent to RMB3,468,150,000).

The securities confer a right to receive distributions at the applicable distribution rate of 4.5% per annum
from and including 15 July 2020, payable semi-annually on 15 July and 15 January of each year. After 15
July 2023, the distribution rate would be reset to a percentage per annum equal to the sum of (a) 4.312%,
(b) the Treasury Rate and (c) a margin of 4% per annum.

On 25 August 2020, the Company issued another senior guaranteed perpetual capital securities with a
principal amount of US$300,000,000 (equivalent to RMB2,052,900,000).

The securities confer a right to receive distributions at the applicable distribution rate of 4.5% per annum
from and including 25 August 2020, payable semi-annually on 15 February and 15 August of each year.
After 25 August 2023, the distribution rate would be reset to a percentage per annum equal to the sum
of (a) 4.343%, (b) the Treasury Rate and (c) a margin of 4% per annum.

The securities are unconditionally and irrevocably guaranteed by Overseas Chinese Town Enterprises
Limited Company.

The Company may, at its sole discretion, elect to defer a distribution pursuant to the terms of the securities.
The securities may be redeemed at the option of the Company, in whole but not in part.

In the opinion of the management, the Company is able to control the delivery of cash or other financial
assets to the holders of the perpetual capital securities due to redemption other than an unforeseen
liquidation of the Company. Accordingly, the perpetual capital securities are classified as equity instruments.

Nature and purpose of reserves
(i) Share premium and contributed surplus

Under the Companies Law (Revised) of the Cayman Islands, the funds in the share premium account
and the contributed surplus account of the Company are distributable to the shareholders of the
Company provided that immediately following the date on which the dividend is proposed to be
distributed, the Company will be in a position to pay off its debts as they fall due in the ordinary
course of business.

The excess of the issued price net of any issuance expenses over the par value of the shares issued
has been credited to the share premium account of the Company.
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28 CAPITAL, RESERVES AND DIVIDENDS (continueq)
(e) Nature and purpose of reserves (continued)
(i) Capital reserve

Capital reserve comprises the following:

- difference between the total amount of registered capital and the amount of contributions
from the owners of a subsidiary; and

- the portion of the grant date fair value of unexercised share options granted to employees,
directors and consultants of the Group that has been recognised in accordance with the
accounting policy adopted for share-based payments in note 1(u)(ii) to the consolidated
financial statements.

(i) PRC statutory reserve

Transfers from retained earnings to PRC statutory reserve were made in accordance with the
relevant PRC rules and regulations and the articles of association of the Company’s subsidiaries
incorporated in the PRC and were approved by the respective boards of directors.

The subsidiaries in the PRC are required to transfer 10% of their net profits, as determined in
accordance with the PRC accounting rules and regulations, to PRC statutory reserve until the
reserve balance reaches 50% of the registered capital. The transfer to this reserve must be made
before distribution of dividends to the owners.

PRC statutory reserve can be used to make good previous years’ losses, if any, and may be
converted into paid up capital provided that the balance of PRC statutory reserve after such
conversion is not less than 25% of the registered capital.

(iv)  Exchange reserve

The exchange reserve comprises all foreign exchange differences arising from the translation of
the financial statements of foreign operations. The reserve is dealt with in accordance with the
accounting policies set out in note 1(y) to the consolidated financial statements.

(v) Fair value reserve (non-recycling)

The fair value reserve (non-recycling) comprises the cumulative net change in the fair value of
equity investments designated at FVTOCI under HKFRS 9 that are held at the end of the reporting
period (see note 1(g)).
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28 CAPITAL, RESERVES AND DIVIDENDS (continueq)

(e)

(f)

Nature and purpose of reserves (continued)
(vi)  Other reserves

Other reserves mainly include enterprise expansion fund and securities issue fee.

The subsidiaries in the PRC are required to transfer a certain percentage of their net profits,
as determined in accordance with the PRC accounting rules and regulations, to the enterprise
expansion fund. The percentage of this appropriation is decided by the directors of the subsidiaries.

The difference between the redemption price and the principal of the redeemed perpetual capital
securities which mainly attributable securities issue fee was debited to other reserve.

Capital management

The Group’s primary objectives when managing capital are to safeguard the Group’s ability to continue
as a going concern, so that it can continue to provide returns for shareholders and benefits for other
stakeholders, by pricing products and services commensurately with the level of risk and by securing
access to finance at a reasonable cost.

The Group actively and regularly reviews and manages its capital structure to maintain a balance between
the higher shareholder returns that might be possible with higher levels of borrowings and the advantages
and security afforded by a sound capital position, and makes adjustments to the capital structure in light
of changes in economic conditions.

The Group monitors its capital structure on the basis of the gearing ratio, which is defined as total
borrowings including bills payable and loans divided by total assets.

During 2021, the Group’s strategy, which was unchanged from 2020, was to maintain the gearing ratio
at a level of industry average. In order to maintain or adjust the ratio, the Group may issue new shares,

return capital to shareholders, raise new debt financing or sell assets to reduce debt.

The Group’s gearing ratio at 31 December was as follows:

2021 2020

RMB’000 RMB’000

Total borrowings 8,078,360 8,828,068
Total assets 26,342,763 25,421,957

Gearing ratio 30.7% 34.7%
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29 FINANCIAL RISK MANAGEMENT AND FAIR VALUES OF FINANCIAL
INSTRUMENTS

Exposure to credit, liquidity, interest rate and currency risks arises in the normal course of the Group’s business.

The Group’s exposure to these risks and the financial risk management policies and practices used by the Group
to manage these risks are described below.

(@) Creditrisk

Credit risk refers to the risk that a counterparty will default on its contractual obligations resulting in a
financial loss to the Group. The Group’s credit risk is primarily attributable to bank deposits and trade
and other receivables.

Cash is deposited with financial institutions with sound credit ratings and the Group has exposure limit to
any single financial institution. Given their high credit ratings, management does not expect any of these
financial institutions will fail to meet their obligations.

The Group has no concentration of credit risk in view of its large number of customers. The maximum
exposure to credit risk is represented by the carrying amount of each financial asset in the consolidated
statement of financial position. Except for the financial guarantees given by the Group as set out in note
31, the Group does not provide any other guarantees which would expose the Group to credit risk. The
maximum exposure to credit risk in respect of these financial guarantees at the end of the reporting period
is disclosed in note 31.

Trade and other receivables

The Group’s exposure to credit risk is influenced mainly by the individual characteristics of each customer
rather than the industry or country in which the customers operate and therefore significant concentrations
of credit risk primarily arise when the Group has significant exposure to individual customers.

In respect of other trade receivables, the Group has no significant concentrations of credit risk, with
exposure spread over a large number of counterparties and customers. Trade receivables are normally
due within 60—120 days from the date of billing. Debtors with balances that are more than 1 month past
due are requested to settle all outstanding balances before any further credit is granted. Normally, the
Group does not obtain collateral from customers. In order to minimise the credit risk related to the sales
of properties, the Group will not deliver the properties to customers until all proceeds are received.

In respect of rental income from leasing properties, sufficient rental deposits are held to cover potential
exposure to credit risk. An ageing analysis of the receivables is prepared on a regular basis and is closely
monitored to minimise any credit risk associated with these receivables. Adequate impairment losses have
been made for estimated irrecoverable amounts.
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29 FINANCIAL RISK MANAGEMENT AND FAIR VALUES OF FINANCIAL
|NSTRUMENTS (continued)

(@)

Credit risk (continued)
Trade and other receivables (continued)

For other receivables, regular review and follow-up actions are carried out on long-aged other receivables,
which enable management to assess their recoverability and to minimise exposure to credit risk. The
maximum exposure to credit risk is represented by the carrying amount of each financial asset in the
consolidated statement of financial position. The specific impairment losses have been made for the certain
other receivables to reflect the relevant ECL.

For lease receivables, the Group enters into transactions only with recognised and creditworthy third
parties. In accordance with the policy of the Group, the Group examines and verifies the credit risk of
all customers that the Group has credit transactions with. Besides, the Group monitors and controls the
lease receivables regularly to mitigate the risk of significant exposure from bad debts.

The Group measures loss allowances for trade receivables and lease receivables at an amount equal to
lifetime ECLs, which is calculated using a provision matrix. As the Group’s historical credit loss experience
does not indicate significantly different loss patterns for different customer segments, the loss allowance
based on past due status is not further distinguished between the Group’s different customer bases.

The following table provides information about the Group’s exposure to credit risk and ECLs for trade

receivables:
2021
Gross
Expected carrying Loss
loss rate amount allowance
% RMB’000 RMB’000
Current (not past due) 1.56% 6,406 100
Over 3 years past due 100% 220 220
6,626 320
2020
Gross
Expected carrying Loss
loss rate amount allowance
% RMB’000 RMB’000
Current (not past due) 0.06% 12,822 8
Over 3 years past due 100% 220 220

13,042 228
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29 FINANCIAL RISK MANAGEMENT AND FAIR VALUES OF FINANCIAL
|NSTRUMENTS (continued)

(@) Credit risk (continuea)
Trade and other receivables (continued)

Expected loss rates are based on actual loss experience over the past years. These rates are adjusted
to reflect differences between economic conditions during the period over which the historic data has
been collected, current conditions and the Group’s view of economic conditions over the expected lives
of the receivables.

Movement in the loss allowance account in respect of trade and receivables during the year is as follows:

2021 2020

RMB’000 RMB’000

Balance at 1 January 228 1,095
Impairment loss recognised 92 227
Impairment loss reversed - (7)
Uncollectible amounts written off - (852)
Disposal of subsidiaries - (235)
Balance at 31 December 320 228

(b) Liquidity risk

Individual operating entities within the Group are responsible for their own cash management, including
the short-term investment of cash surpluses and the raising of loans to cover expected cash demands,
subject to approval by the parent company’s board when the borrowings exceed certain predetermined
levels of authority. The Group’s policy is to regularly monitor its liquidity requirements and its compliance
with lending covenants, to ensure that it maintains sufficient reserves of cash and adequate committed
lines of funding from major financial institutions to meet its liquidity requirements in the short and longer
term. The directors have taken into account the forecasts of operating performance, as well as the ability
of the Group to renew bank loans and related party loans and the financial support from shareholders in
assessing the sufficiency of liquidity requirements in the foreseeable future.

The following tables show the remaining contractual maturities at the end of the reporting period of the
Group’s financial liabilities, which are based on contractual undiscounted cash flows (including interest
payments computed using contractual rates or, if floating, based on rates current at the end of the reporting
period) and the earliest date the Group can be required to pay.



163 OVERSEAS CH

INESE TOWN (ASIA) HOLDINGS LIMITED e Annual Report 2021

Notes to the Consolidated Financial Statements

For the year ended 31 December 2021

(Expressed in

Renminbi)

29 FINANCIAL RISK MANAGEMENT AND FAIR VALUES OF FINANCIAL

INST
(b)

Trade and other payables
Bank and other loans
Related party loans

Lease liabilities

(c)

RUMENTS (continued)
Liquidity risk (continued)

For bank and other loans subject to repayment on demand clause which can be exercised at the bank’s
sole discretion, the maturity analysis shows the cash outflow based on expected repayment dates with
reference to the schedule of repayments set out in the banking facilities letter and, separately, the impact
to the timing of the cash outflow if the lenders were to invoke unconditional rights to call the loans with
immediate effect.

2021 2020
Contractual undiscounted cash outflow Contractual undiscounted cash outflow
Within ~ More than ~ More than Carrying Within -~ Morethan  More than Carrying
Tyear  1Tyearbut 2 yearsbut amount Tyear  Tyearbut  2yearsbut amount
oron less than lessthan  More than at 31 oron less than lessthan  More than at 31
demand 2 years 5 years 5 years Total ~ December demand 2 years 5 years 5 years Total  December

RMB'000 ~ RMB'000  RMB'000  RMB'000  RMB'000 ~ RMB'000  RMB'O00  RMB'000  RMB'000 ~ RWMB'000  RMB000  RMB'000

2,101,689 - - - 2,101,689 2,101,689 1,479,932 - - - 1479982 1479932
3,470,893 905,584 797,145 1012497 6,186,119 5,747,360 761,684 4,407,082 863983 1308376 7,331,125 6,606,008
1,959,029 448,802 - - 2407831 2,331,000 932,264 75715 1,397,616 - 2405585 2,268,314

13,622 11,459 6,162 - 31,243 30,222 13,543 6,199 6,191 - 25,933 24,595

7,545,233 1,365,845 803,307 1,012497 10,726,882 10210271 3,187,413 4488996  2267,790 1308376 11,242,575 10,368,849

Interest rate risk

Interest rate risk is the risk that the fair value or future cash flows of a financial instrument will fluctuate
because of changes in market interest rates. The Group’s interest rate risk arises primarily from cash and
cash equivalent and bank and other loans at variable rates. Due to the anticipation about the interest
rates of cash and cash equivalent and pledged deposits not changing significantly, bank and other loans
at variable rates mainly expose the Group to cash flow interest rate risk. As at 31 December 2021, the
Group’s outstanding bank and other loans of RMB3,812,360,000 (2020: RMB4,527,929,000) are issued
at variable rates.

Sensitivity analysis

At 31 December 2021, it is estimated that a general increase/decrease of 25 basis points in interest rates,
with all other variables held constant, would have decreased/increased the Group’s profit after tax and
retained profits by approximately RMB7,610,000 (2020: RMB9,215,000).

In respect of the exposure to cash flow interest rate risk arising from floating rate non-derivative instruments
held by the Group at the end of reporting period, the impact on the Group’s profit after tax (and retained
profits) is estimated as an annualised impact on interest expense or income of such a change in interest
rates. The analysis is performed on the same basis for 2020.
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29 FINANCIAL RISK MANAGEMENT AND FAIR VALUES OF FINANCIAL
INSTRUMENTS@MW%W

(d) Currency risk

The Group is exposed to currency risk primarily through sales and purchases which give rise to receivables,
payables and cash balances that are denominated in a foreign currency, i.e. a currency other than the
functional currency of the operations to which the transactions relate. In prior years, the currencies giving
rise to this risk are primarily United States dollars (“USD”) and HKD. Since the functional currency used in
the Company was changed from RMB to HKD and HKD is pegged to USD, the Group would not exposed
to currency risk in USD and HKD.

(i) Exposure to currency risk

The following table details the Group’s exposure at the end of the reporting period to currency risk
arising from recognised assets or liabilities denominated in a currency other than the functional
currency of the entity to which they relate. Differences resulting from the translation of the financial
statements of foreign operations into the Group’s presentation currency is excluded.

Exposure to foreign currencies
(expressed in RMB)

2021 2020

RMB’000 RMB’000

Cash at bank and on hand 403,399 161,335
Inter-company receivables and payables within the Group 480,168 9,751
Trade and other receivables 463 706,417
Net exposure arising from recognised assets and liabilities 884,030 877,503

(i) Sensitivity analysis

The sensitivity analysis assumes that the change foreign exchange rates had been applied to re-
measure those financial instruments held by the Group which expose the Group to foreign currency
risk at the end of the reporting period, including inter-company payables and receivables within the
Group which are denominated in a currency other than the functional currencies of the lender or the
borrower. For inter-company balances eliminated on consolidation, the related foreign exchange
gains or losses will not be eliminated, unless the receivables or payables form part of the Group’s
net investment in the subsidiaries. The analysis excludes differences that would result from the
translation of the financial statements of foreign operations into the Group’s presentation currency.
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29 FINANCIAL RISK MANAGEMENT AND FAIR VALUES OF FINANCIAL
|NSTRUMENTS (continued)

(d) Currency risk (continued)
(ii) Sensitivity analysis (continued)

Based on the assumption that Hong Kong dollars continue to be pegged to United States dollars,
management estimated that a 5% depreciation of USD/HKD against RMB, the Group’s profit would
be increased by RMB44,201,000 (2020: RMB43,875,000).

Results of the analysis as presented above represent an aggregation of the instantaneous effects
on each of the Group’s entities’ profits after tax and equity measured in the respective functional
currencies, translated into RMB at the exchange rates ruling at the end of the reporting periods
for presentation purposes.

(e) Fair value measurement of financial instruments
(i) Financial assets and liabilities measured at fair value

a. Fair value hierarchy

The following table presents the fair value of the Group’s financial instruments measured
at the end of the reporting period on a recurring basis, categorised into the three-level fair
value hierarchy as defined in HKFRS 13, Fair value measurement. The level into which a
fair value measurement is classified is determined with reference to the observability and
significance of the inputs used in the valuation technique as follows:

o Level 1 valuations: Fair value measured using only Level 1 inputs i.e. unadjusted
quoted prices in active markets for identical assets or liabilities at the measurement
date

o Level 2 valuations: Fair value measured using Level 2 inputs i.e. observable inputs

which fail to meet Level 1, and not using significant unobservable inputs. Unobservable
inputs are inputs for which market data are not available

° Level 3 valuations: Fair value measured using significant unobservable inputs
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29 FINANCIAL RISK MANAGEMENT AND FAIR VALUES OF FINANCIAL
IN STRU M ENTS (continued)

(e) Fair value measurement of financial instruments (continueq)

(i) Financial assets and liabilities measured at fair value (continued)

a.

Fair value hierarchy (continued)

The Group employed valuer to perform valuations for the unlisted equity securities. A valuation

report with analysis of changes in fair value measurement is prepared by the valuer at the

reporting date, and reviewed and approved by the management. Discussion of the valuation

process and results with the management and the Audit Committee is held twice a year, to

coincide with the reporting dates.

Fair value at
31 December

Fair value measurements as at
31 December 2021 categorised into

2021 Level 1 Level 2 Level 3
RMB’000 RMB’000 RMB’000 RMB’000
Recurring fair value
measurement
Other financial assets:
— Unlisted equity
securities 309,638 - - 309,638
Fair value at Fair value measurements as at

31 December

31 December 2020 categorised into

2020 Level 1 Level 2 Level 3
RMB’000 RMB’000 RMB’000 RMB’000
Recurring fair value
measurement
Other financial assets:
— Listed equity securities 866,712 866,712 - -
— Unlisted equity
securities 274,818 - - 274,818
1,141,530 866,712 - 274,818
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29 FINANCIAL RISK MANAGEMENT AND FAIR VALUES OF FINANCIAL
|NSTRUMENTS (continued)

(e) Fair value measurement of financial instruments (continueq)
(i) Financial assets and liabilities measured at fair value (continued)

a. Fair value hierarchy (continued)

During the year ended 31 December 2021 and 2020, there were no transfers between Level
1 and Level 2, or transfers into or out of Level 3. The Group’s policy is to recognise transfers
between levels of fair value hierarchy as at the end of the reporting period in which they occur.

b. Information about Level 3 fair value measurements
Significant
Valuation unobservable
techniques inputs Rate
Unlisted equity instruments Market comparable Discount for lack 17-46%
companies of marketability

The fair value of unlisted equity instruments is determined using the price/earning ratios
of comparable listed companies adjusted for lack of marketability discount. The fair value
measurement is negatively correlated to the discount for lack of marketability. As at 31
December 2021, it is estimated that with all other variables held constant, a decrease/
increase in discount for lack of marketability by 1% would have increased/decreased the
Group’s profit by RMB1,789,000 (2020: RMB1,259,000).
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29 FINANCIAL RISK MANAGEMENT AND FAIR VALUES OF FINANCIAL
IN STRU M ENTS (continued)

(e) Fair value measurement of financial instruments (continueq)
(i) Financial assets and liabilities measured at fair value (continued)

b. Information about Level 3 fair value measurements (continued)

The movements during the period in the balance of these Level 3 fair value measurements
are as follows:

2021 2020
RMB’000 RMB’000
Unlisted equity securities:
At 1 January 274,818 289,858
Disposal (3,880) (5,987)
Changes in fair value recognised in profit or loss
during the year 38,700 (9,053)
At 31 December 309,638 274,818
Total gain/(loss) for the year included in
profit or loss for assets held at the end of
the reporting year 38,700 (9,053)

(i) Fair values of financial assets and liabilities carried at other than fair value

The carrying amounts of the Group’s financial instruments carried at cost or amortised cost were
not materially different from their fair values as at 31 December 2020 and 2021.

30 COMMITMENTS

Capital commitments outstanding at 31 December not provided for in the financial statements are as follows:

2021 2020

RMB’000 RMB’000

Investment property - 1,336
Inventories 3,760,297 1,825,776
Investment in an associate and a joint venture 783,475 606,518

4,543,772 2,433,630
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32

CONTINGENT LIABILITIES

The Group has entered into agreements with certain banks with respect to mortgage loans provided to buyers of
the property units. Pursuant to the mortgage agreements signed between the Group and the banks, the guarantee
will be released upon the issuance of the individual property ownership certificate. Should the mortgagors fail to
pay the mortgage monthly installment before the issuance of the individual property ownership certificate; the
banks can draw down the security deposits up to the amount of outstanding mortgage installments and demand
the Group to repay the outstanding balance to the extent that the deposit balance is insufficient.

The management does not consider it probable that the Group will sustain a loss under these guarantees as
the bank has the rights to sell the property and recovers the outstanding loan balance from the sale proceeds
if the property buyers default payment. The management also considers that the market value of the underlying
properties is able to cover the outstanding mortgage loans guaranteed by the Group. No liabilities therefore is
recognised in respect of these guarantees.

As at 31 December 2021, guarantees given to financial institutions for mortgages facilities granted to buyers of
the Group’s properties amounts to RMB498,005,000 (2020: RMB99,864,000).

MATERIAL RELATED PARTY TRANSACTIONS

(@) The Group has a related party relationship with the following parties:

Relationship
Name of party with the Group
OCT Group Ultimate parent
OCT Ltd. Intermediate parent
OCT (HK) Intermediate parent
Konka Group Company Limited, its subsidiaries and associates Fellow subsidiary
Shenzhen Overseas Chinese Town Water and Electricity Co., Ltd. Fellow subsidiary
Shenzhen Overseas Chinese Town Property Services Co., Ltd. Fellow subsidiary
Shenzhen Overseas Chinese Town International Media and Fellow subsidiary
Performance Co., Ltd.

Shenzhen Overseas Chinese Town Innovation Research Institute Co., Ltd. Fellow subsidiary
Overseas Chinese Town Intelligent Technology (Shenzhen) Co., Ltd. Fellow subsidiary
Overseas Chinese Town Culture Tourism and Technology Co., Ltd. Fellow subsidiary
Shenzhen Overseas Chinese Town Entertainment Investment Co., Ltd. Fellow subsidiary
Shenzhen Overseas Chinese Town Properties Co., Ltd. Fellow subsidiary
Nanjing Overseas Chinese Town Co., Ltd. Fellow subsidiary

Shenzhen Overseas Chinese Town International Travel Service Co., Ltd. Fellow subsidiary



Annual Report 2021 ¢ OVERSEAS CHINESE TOWN (ASIA) HOLDINGS LIMITED 170

Notes to the Consolidated Financial Statements
For the year ended 31 December 2021
(Expressed in Renminbi)

32 MATERIAL RELATED PARTY TRANSACTIONS (continueq)

(b)

Transactions with related parties

In addition to the transactions and balances disclosed elsewhere in the consolidated financial statements,

major related party transactions entered by the Group during the year are as follows:

2021 2020

RMB’000 RMB’000

Sales of goods and provide services - 22,516
Purchase of goods and services 34,204 27,828
Rental income - 4,801
Rental expense 4,597 3,640
Interest expense (note) 102,259 90,402
Interest income 1,649 19,370
Repayment of loans (note) 1,026,131 904,594
New borrowings (note) 1,138,000 2,502,388
New loans to an associate - 3,439
Repayment from associates 200,921 100,956
Finance lease income 8,483 11,890
Finance lease received 80,000 50,000

Note: For the year ended 31 December 2021, OCT Group and its subsidiaries provided financial supports to the
Group, and such financial supports constituted to connected transactions of the Group, but were exempted
from complying with the requirements of reporting, announcement and approval from independent shareholders
based on that the financial supports provided to the Group by OCT Group and its subsidiaries and which
benefited the Group was made on the normal commercial terms (or more favorable than that provided to the
listing issuer) to provide loans to the Group; and no asset of the Group was pledged as collateral for these

financial supports.
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32 MATERIAL RELATED PARTY TRANSACTIONS (continueq)

(c)

(d)

(e)

Key management personnel remuneration

Remuneration for key management personnel, including amount paid to the Group’s directors as disclosed
in note 7 to the consolidated financial statements and certain of the highest paid employees as disclosed
in note 8 to the consolidated financial statements, is as follows:

2021 2020

RMB’000 RMB’000

Short-term employee benefits 16,088 16,929
Post-employment benefits 671 364
16,759 17,293

Total remuneration is included in “staff costs” (see note 5(b)).

Balance with related parties

Amounts due from/(to) related parties are set out in notes 17, 20, 23 and 24 to the consolidated financial
statements.

Applicability of the Listing Rules relating to connected transactions

Apart from the connected transactions and continuing connected transactions disclosed in the section
headed “Connected Transactions” in the Directors’ Report, all the other related party transactions did
not fall under the scope of “Connected Transactions” or “Continuing Connected Transactions” under
Chapter 14A of the Listing Rules which are required to comply with any of the reporting, announcement
or independent shareholders’ approval requirements under Chapter 14A of the Listing Rules.
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33 COMPANY-LEVEL STATEMENT OF FINANCIAL POSITION

2021 2020
RMB’000 RMB’000
Non-current assets
Property, plant and equipment 22,881 22,217
Investments in subsidiaries 681,565 679,899
Interest in an associate 379,412 379,412
Interest in a joint venture 350,543 350,543
_______ 1,434,401 1,432,071
Current assets
Other receivables 7,409,148 10,046,559
Cash at bank and on hand 709,314 362,775
_______ 8,118,462 10,409,334
Current liabilities
Other payables 130,235 814,736
Lease liabilities 6,664 5,444
Bank loans 1,344,543 420,820
_______ 1,481,442 1,241,000
Net currentassets 6,637,020 . 9,168,334
Total assets less current liabilities 8,071,421 10,600,405
Non-current liabilities
Bank loans 832,317 2,991,609
Lease liabilities 10,340 -
842,657 2,991,609
NET ASSETS 7,228,764 7,608,796
CAPITAL AND RESERVES
Share capital 67,337 67,337
Perpetual capital securities 5,606,480 5,610,431
Reserves 1,554,947 1,931,028
TOTAL EQUITY 7,228,764 7,608,796

Approved and authorised for issue by the board of directors on 29 April 2022.

Zhang Dafan Xie Mei
Director Director
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35

IMMEDIATE AND ULTIMATE CONTROLLING PARTY

At 31 December 2021, the directors consider the immediate parent and the ultimate controlling party of the Group
to be Pacific Climax Limited (“Pacific Climax”) and OCT Group. Pacific Climax and OCT Group are incorporated
in BVI and PRC respectively, which do not produce financial statements available for public use.

POSSIBLE IMPACT OF AMENDMENTS, NEW STANDARDS AND
INTERPRETATIONS ISSUED BUT NOT YET EFFECTIVE FOR THE YEAR ENDED
31 DECEMBER 2021

Up to the date of issue of these financial statements, the HKICPA has issued a number of amendments and a
new standard HKFRS 17, Insurance contracts, which are not yet effective for the year ended 31 December 2021
and which have not been adopted in these financial statements. These developments include the following which
may be relevant to the Group.

Effective for
accounting
periods beginning
on or after

Amendments to HKFRS 3, Reference to the Conceptual Framework 1 January 2022

Amendments to HKAS 16, Property, Plant and Equipment Proceeds before Intended Use 1 January 2022

Amendments to HKAS 37, Onerous Contracts—Cost of Fulfilling a Contract 1 January 2022
Annual Improvements to HKFRSs 2018-2020 Cycle 1 January 2022
Amendments to HKAS 1, Classification of liabilities as current or non-current 1 January 2023

Amendments to HKAS 1 and HKFRS Practice Statement 2, Disclosure of accounting
policies 1 January 2023

Amendments to HKAS 8, Definition of accounting estimates 1 January 2023

Amendments to HKAS 12, Deferred tax related to assets and liabilities
arising from a single transaction 1 January 2023

The Group is in the process of making an assessment of what the impact of these developments is expected
to be in the period of initial application. So far it has concluded that the adoption of them is unlikely to have a
significant impact on the consolidated financial statements.
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CONSOLIDATED STATEMENT OF PROFIT OR LOSS

2021 2020 2019 2018 2017
RMB’000 RMB’000 RMB’000 RMB’000 RMB’000

Revenue 1,474,128 1,306,550 2,071,903 1,584,694 4,109,462
Cost of sales (1,169,981) (990,072) (1,306,174) (1,026,1086) (2,561,837)
Gross profit 304,147 316,478 765,729 558,588 1,547,625
Other income 55,024 65,646 93,836 124,257 26,431
Other net gains 118,265 465,514 221,979 368,930 1,058,258
Distribution costs (89,033) (97,768) (108,200) (124,736) (215,451)
Administrative expenses (273,053) (352,270) (403,405) (334,304) (265,228)
Other operating expenses - - - (459) (954)
Profit from operations 115,350 397,600 574,939 592,276 2,150,681
Finance costs (149,216) (183,099) (268,732) (175,061) (187,942)
Share of profits less losses of associates (147,032) (66,902) 306,063 418,994 104,060
Share of profits less losses of joint ventures 88,742 (939) (8,150) 229,244 (8,322)
Impairment losses on associates (750,000) (70,000) - - -
(Loss)/profit before taxation (842,156) 76,660 604,120 1,065,453 2,058,477
Income tax (56,952) (101,093) (354,514) (206,898) (642,388)
(Loss)/profit for the year from continuing

operations (899,108) (24,433) 249,606 858,555 1,416,089
Discontinued operation
Profit for the year from discontinued operation - = - 68,272 9,662
(Loss)/profit for the year (899,108) (24,433) 249,606 926,827 1,425,751
Attributable to:

Equity holders of the Company (883,252) 63,757 266,961 798,702 1,106,804

Non-controlling interests (15,856) (88,190) (17,355) 128,125 318,947
(Loss)/profit for the year (899,108) (24,433) 249,606 926,827 1,425,751

(Loss)/earning per share (RMB)
Basic (1.49) (0.29) 0.04 0.77 1.59

Diluted (1.49) (0.29) 0.04 0.76 1.41
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2021 2020 2019 2018 2017
RMB’000 RMB’000 RMB’000 RMB’000 RMB’000

Non-current assets

Fixed assets 4,682,386 4,697,730 8,900,149 6,436,647 4,556,985
Intangible assets 33,639 42,702 52,922 6,273 1,597
Goodwill - - 570 570 570
Interests in associates 3,607,167 4,368,908 5,410,696 4,919,831 2,638,854
Interests in joint ventures 1,137,901 1,197,304 302,560 287,330 11,222
Other financial assets 309,638 1,141,530 1,618,292 1,437,525 599,711
Finance lease receivables 122,588 251,944 382,253 230,870 164,096
Trade and other receivables - - 1,623 2,476 -
Deferred tax assets 95,755 76,631 222,012 191,012 -

9,889,074 11,776,749 16,891,077 13,612,634 7,973,035

Current assets

Trading securities - - 118,480 - -
Inventories and other contract costs 10,299,940 8,302,909 5,767,090 7,055,723 8,237,853
Finance lease receivables 98,928 108,679 117,206 65,342 -
Trade and other receivables 2,723,159 946,603 880,060 1,222,255 365,154
Cash at bank and on hand 3,331,662 4,274,938 2,681,489 3,222,953 6,927,464

16,453,689 13,633,129 9,564,325 11,566,273 15,530,471
Assets of disposal group classified as held
for sale - 12,079 - - 242,010

16,453,689 13,645,208 9,564,325 11,566,273 15,772,481
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2021 2020 2019 2018 2017
RMB’000 RMB’000 RMB’000 RMB’000 RMB’000

Current liabilities

Trade and other payables 2,101,689 1,554,090 2,875,136 2,657,446 3,074,121
Contract liabilities 3,407,258 1,459,276 512,781 143,949 -
Lease liabilities 13,404 13,330 26,489 - -
Bank and other loans 3,322,278 573,809 2,099,413 4,979,886 3,989,954
Related party loans 1,911,000 862,400 913,400 2,087,700 1,385,700
Current taxation 158,777 169,570 791,848 748,884 722,847

10,914,406 4,632,565 7,219,067 10,567,865 9,172,622
Liabilities directly associated with assets of
disposal group classified as held for sale - 1,849 - - 43,878

10,914,406 4,634,414 7,219,067 10,567,865 9,216,500

Net current assets 5,639,283 9,010,794 2,345,258 998,408 6,555,981

Total assets less current liabilities 15,428,357 20,787,543 19,236,335 14,510,942 14,529,016

Non-current liabilities

Bank and other loans 2,425,082 6,032,109 6,016,264 1,410,771 1,019,751
Related party loans 420,000 1,359,660 59,350 - -
Lease liabilities 16,818 11,265 52,341 - -
Deferred tax liabilities 167,015 159,323 188,932 194,514 196,324

3,028,915 7,662,357 6,316,887 1,605,285 1,216,075

NET ASSETS 12,399,442 13,225,186 12,919,448 12,905,657 13,312,941
Total equity attributable to equity holders of

the Company 8,620,508 9,430,396 9,346,075 9,466,242 9,672,327
Non-controlling interests 3,778,934 3,794,790 3,673,373 3,439,415 3,640,614

TOTAL EQUITY 12,399,442 13,225,186 12,919,448 12,905,657 13,312,941
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