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Board of Directors
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Hong Kong

Principal Bankers

Hong Kong and Shanghai Banking Corporation
China CITIC Bank Corporation Limited

China Minsheng Bank Corp., Ltd.

Bank of Communications Co., Ltd.

Industrial and Commercial Bank of China Limited
China Everbright Bank Company Limited
Agricultural Bank of China Limited

Principal Place of Business in Hong Kong

Unit 1002, 10th Floor,
Silvercord Tower 1
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Tsim Sha Tsui, Kowloon
Hong Kong
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CORPORATE INFORMATION

ACIbegE,

Principal Share Registrar and Transfer Office

Suntera (Cayman) Limited

Suite 3204, Unit 2A, Block 3, Building D

P.O. Box 1586, Gardenia Court, Camana Bay
Grand Cayman, KY1-1100

Cayman Islands

Registered Office
Cricket Square, Hutchins Drive
P.O. Box 2681

Grand Cayman, KY1-1111
Cayman Islands

Hong Kong Branch Share Registrar and
Transfer Office

Tricor Investor Services Limited

17/F, Far East Finance Centre

16 Harcourt Road

Hong Kong

Contacts
Telephone : (852) 2598 8788
Facsimile  : (852) 2877 8080

Website . http://www.hk0299.com
Email . info@hk0299.com
Stock Code

299

Financial Calendar

Interim Results Announcement 30 August 2023

Final Results Announcement 28 March 2024

Share Register closed for
Annual General Meeting

Annual General Meeting 6 June 2024
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FIVE-YEAR FINANCIAL SUMMARY
A 5 2

For the year ended 31 December &%+ —H=+—HIFF/E

Consolidated Results mE¥EE

Year ended 31 December

BE+-A=1t-HLEFE

2023 2022 2021 2020 2019
—E-=& - B —E-TE “T-NF
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
THT FET THEL THL FHEL
Continuing operations HFELEER
REVENUE e 1,203,026 1,617,467 5,504,341 6,766,470 9,767,512
(LOSS)/PROFIT BEFORE BTSRRI (E1R) /%7

INCOME TAX (891,936) (1,061,783) 223,798 (351,283) 1,000,740
INCOME TAX CREDIT/AEXPENSE) FrEfiike /(%) 64,139 150,519 (3,541) (29,629) (532,545)
(LOSS)/PROFIT FOR THE REBBECEEBNAFE

YEAR FROM CONTINUING (&), &H

OPERATIONS (827,797) (911,264) 220,257 (380,912) 468,195
Discontinued operations BRIEREEYR
PROFIT/LOSS) FOR THE YEAR A K FHEREHH

FROM DISCONTINUED KEEHF/ (E8)

OPERATIONS = - 84,452 (409,710) 30,830
(LOSS)/PROFIT FORTHE YEAR A& (518) /%7 (827,797) (911,264) 304,709 (790,622) 499,025
(LOSS)/PROFIT ATTRIBUTABLE AT ALIE(L (B51B) /

TO: A

OWNERS OF THE COMPANY AL FIEHE A (601,331) (787,049) 334,621 (735,144) 385,850

NON-CONTROLLING 3l ey

INTERESTS (226,466) (124,215) (29,912) (55,478) 113,175
(827,797) (911,264) 304,709 (790,622) 499,025
(LOSS)YEARNINGS PER SHARE G ([B18) /&H
FROM CONTINUING AND REBEBEROREEER

DISCONTINUED OPERATIONS
Basic (cents) AR (L) (550.66) (720.73) 32062 (807.83) 44153
FROM CONTINUING REBBELEER

OPERATIONS
Basic (cents) EAR (L) (550.66) (720.73) 239.7 (357.61) 406.25
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FIVE-YEAR FINANCIAL SUMMARY
AR

For the year ended 31 December # %+ —H=+—HIFF/E

Consolidated Assets and Liabilities

REEERARE

Year ended 31 December

BE+-A=1t-HLEFE

2023 2022 2021 2020 2019
—E-=F —E-- —E-—fF “E-ZF —E-NF
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
TET FEr TET T TET
TOTAL ASSETS BERAE 11,147,598 16,684,537 20,150,319 23,666,615 20,175,573
TOTAL LIABILITIES BfEEE (8,922,013)  (13,491,983)  (15,358,362)  (19,589,259)  (15,527,018)
2,225,585 3,192,554 4,791,957 4,077,356 4,648,555

EQUITY ATTRIBUTABLE TO: AN AT -
OWNERS OF THE COMPANY AR FEEA 1,189,207 1,675,868 2,953,934 2,282,849 2,907,798

NON-CONTROLLING JE

INTERESTS 1,036,378 1,516,686 1,838,023 1,794,507 1,740,757
2,225,585 3,192,554 4,791,957 4,077,356 4,648,555
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CHAIRMAN’S STATEMENT

Dear Shareholders,

| am pleased to present the annual report of Glory Sun Land Group
Limited (the "Company"”) together with its subsidiaries (collectively
the "Group”) for the year ended 31 December 2023 (the “Year”) (the
“Report”).

Industry and Market Overview

In 2023, the economy of the People’s Republic of China (the “"PRC” or
“China") is facing external challenges such as global trade frictions,
geopolitical risks and volatility of international financial markets, as well
as internal structural problems such as transformation and upgrading of
traditional industries and debt risks of local governments. In response
to these challenges, the PRC government has been actively advancing
supply-side structural reform, expanding effective demands, implementing
prudent monetary policies and proactive fiscal policies, and resolving the
status quo of excess capacity and structural imbalance through a series
of measures to enhance the efficiency and competitiveness of the overall
economy, thereby gradually easing the downward pressure on economic
growth. The gross domestic product (GDP) for 2023 was RMB126.06
trillion, representing a growth of approximately 5.2% year-on-year, with
the economy showing a positive trend of recovery.

Over the past year, the PRC government strengthened the supervision of
real estate enterprises, increased land supply, strictly controlled real estate
development loans and restricted the financing of real estate market
with high leverage ratio, which stimulated the rebound of the real estate
market and continued to restore market confidence and expectations for
buying properties. Real estate policies remained moderately loose, with
demand-side policies significantly stepped up and marginal improvements
in financing support policies for real estate enterprises, especially in core
policies such as down payment ratios and mortgage interest rates, with
first-tier cities such as Beijing and Shanghai making greater adjustments
in the second half of 2023, continuously releasing positive signals.
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CHAIRMAN’S STATEMENT
BV 8

However, the market's pessimistic projections have yet to see any
significant improvement, and the lack of demand-side policy guidance
had led to a general decline in the sales of real estate enterprises at
all levels to varying degrees, and the overall sales were not promising.
According to the National Bureau of Statistics, the gross floor area
("GFA") sold of commodity housing in 2023 was approximately 1.12
billion square metres, representing a decrease of approximately 8.5%
year-on-year, of which the GFA sold of residential housing decreased
by approximately 8.2%. Sales of commodity housing amounted to
approximately RMB11,662.2 billion, representing a year-on-year decrease
of approximately 6.5%, of which sales of residential properties decreased
by approximately 6.0%. The sales pressure continued to mount on the
investment side, with total investment for real estate development falling
by approximately 9.6% year-on-year for the second consecutive year.
With the property market falling in both volume and price, the “short-run
adjustment” that real estate enterprises have been anticipating did not
come into fruition.

Although major real estate enterprises have adopted various measures
to reduce costs, stop land acquisition, accelerate sales, cut administrative
expenses and focus on project delivery, they are still caught in the
predicament of declining fund-raising ability and increased debt pressure
due to the shortfall in funding for uncompleted pre-sale properties.
In addition, in mid-2023, credit risk events such as debt defaults and
extensions by some leading real estate enterprises sparked a new round
of pessimistic projections of the market on the real estate industry,
intensifying the negative sentiments, and the liquidity crisis continued to
spread, with the industry risks not fully resolved.

In 2023, with the implementation of policies to expand domestic
demand and promote consumption, the cultural industry unleashed
new momentum which drove the significant growth of the cultural
entertainment and leisure service industry. According to relevant statistics,
the operating revenue of the industry in 2023 amounted to approximately
RMB175.8 billion, representing a year-on-year increase of approximately
63.2%. Against this backdrop, with the expansion and differentiation
of consumption levels, the pace of industry integration has accelerated,
and the integration model of “Pan-entertainment+” has become more
diversified, further boosting the growth of cultural and entertainment
consumption through collaborative sales and development of derivative
merchandise.

Glory Sun Land Group Limited  Annual Report 2023
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CHAIRMAN’S STATEMENT

Looking back at 2023, the Group focused on high-tier core cities, actively
responding to policy adjustments and market changes to optimize
resource allocation; accelerated the revitalization of existing assets and
optimized the capital structure to alleviate debt repayment pressure;
accelerated the construction progress to ensure the development,
construction and smooth delivery of property projects; formulated
reasonable discount and payment policies to improve sales efficiency and
facilitate quick capital recovery; proactively adjusted business focus and
shrank the management radius to improve decision-making efficiency and
reduce management costs. The Company is determined in overcoming all
difficulties and resolving all sorts of problems and conflicts in an orderly
manner, so as to resume normal operation and drive the Company back
into the track of healthy development as soon as possible.

Business Review
Property development and investment

The Group’s property development and investment sector continues to
maintain its development strategy of “deeply exploring the business of
property development and investment in strong first-tier cities, new first-
tier cities and strong second-tier cities”. Currently, the Group has a total
of five (5) property development projects in four (4) PRC cities, including
Shenzhen, Changsha, Shantou and Yunfu. With a gross construction floor
area of approximately 1.30 million square meters, such projects comprise
modern commercial, high-class residences, featured hotels, commercial
apartments, high-end villas, boutique garden houses and other multi-
format and segmented products.

Throughout 2023, despite certain favourable policies had been
formulated, the momentum of the property market recovery is
insufficient. The short-term confidence and ability of residents to buy
houses has not yet been restored, and the market is still at its bottom.
The continuous overall downward pressure in the industry, hampered
financing channels and strong wait-and-see sentiment in the market
made it difficult for the Group’s sales performance to meet the expected
targets, and the Group still faced significant sales pressure.
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BV 8

To resolve liquidity difficulties, the Group prudently managed its capital
flow, strengthened capital monitoring, optimized capital deployment
and orderly formulated its investment and financing plans. The Company
proactively conducted debt management, secured support from financial
institutions, accelerated the disposal and revitalization of assets, and
restored its capital structure, with the aim of lowering the cost of debt
and alleviating repayment pressure. In 2023, the Company continued
to advance the implementation of the overall debt management plan
and accelerated the process of debt dissolution, so as to use its best
endeavours to preserve the interests of all stakeholders.

Meanwhile, the Group withstood capital pressure and made delivery
assurance as its primary operational objective, fully implementing its main
responsibilities to ensure the smooth construction and timely delivery
of its projects. The Group proactively assessed the market environment,
seized the window period of “city-specific policies”, adjusted its
marketing strategies and supply rhythms, accelerated the sales of better-
laid projects, quickly recovered funds, and ultimately achieved normal
sales of different projects across various places with on-time delivery.
Among them, the Group completed the preparation for the delivery of
the Shantou Chaoyang Project Phase lll apartments, thus realizing the
commitment made to property owners. Phase Ill commercial complex
has completed its finishing works and is about to open for business. The
Group continued to push new Phase IV residential units through both
online and offline sales channels to quickly recover funds. In addition,
all foundation pit safety protection works have been completed for the
Shantou Chaoshang Financial Centre Project. The Changsha Project
has also completed the full delivery and application of overall property
ownership certificate, successfully fulfilling its delivery commitment.

Cultural sports and entertainment business

Relying on its own proprietary property resources, the Group has
proactively unblocked the industrial chain and has developed an
innovative platform that integrates culture, sports and entertainment.
The Company’s traditional cultural sports business includes Shenzhen
Bihaiwan Golf Practicing Court (“Bihaiwan Golf”), and its cultural
entertainment operation in new business form comprises high-end
children entertainment project Xiao Mu Tong Playroom, high-end
gymnasium project Xin Dong Neng Fitness Club, and KTV TYPET Party.

Glory Sun Land Group Limited  Annual Report 2023
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CHAIRMAN’S STATEMENT

In 2023, the overall leasing of Bihaiwan Golf was relatively satisfactory,
with the all-inclusive rooms and shops fully leased out throughout the
year. The overall revenue and number of visits of customers were largely
the same as compared to that of last year. The Xiao Mu Tong Playroom
(Xili Shop) recorded a slight increase in revenue in 2023 as compared to
corresponding period last year, receiving approximately 75,000 visitors
for the Year. The Xiao Mu Tong Playroom (Sungang Shop) recorded a
significant year-on-year increase in revenue, receiving approximately
60,000 visitors for the Year. KTV TYPET Party achieved a better market
response by increasing its brand awareness and image, and its annual
revenue increased by approximately 55.6%. Benefiting from the gradual
rebound in gym patronage, Sungang Shop and Xili Shop of Xin Dong
Neng both recorded a slight growth in revenue in 2023 as compared to
corresponding period last year, with their brand influence and operational
management capability enhanced, maintaining an overall steady recovery
momentum.

Trading of commodities

Based on the involvement in various kinds of trade, the Group leveraged
its own strengths and built a large-scale trading platform for non-ferrous
metals, which is mainly engaged in the supply of non-ferrous metals (which
are raw materials for industrial purpose).

In 2023, due to the challenges in resource supply pressure, environmental
protection restrictions, international trade uncertainty and technological
alternatives, the non-ferrous metals industry as a whole faced difficulties
in sluggish downstream demand, increase in production and operation
risks and disrupted price transmission. Against this backdrop, the Group
adjusted its business rhythm and optimized its business strategies to
improve its business flexibility and turnover rate, largely stabilizing its
business.

Structural changes

In view of the market fluctuations associated with industry cycles and
policy adjustments, the Group actively optimized project portfolio,
strategically focused resources on key projects, and disposed of assets in
an appropriate manner to recover funds, in order to effectively reduce the
Company’s debts and keep overall risks under control.
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On 22 March 2023, the Company completed the disposal of 51% equity
interest of Shantou Taisheng Technology Limited* (“Shantou Taisheng”),
a former indirect non-wholly owned subsidiary of the Company, at
the consideration of approximately RMB1,176 million (equivalent to
approximately HK$1,288 million) (the “1st Tranche Completion”) and
targeted to complete the transfer and delivery of the remaining 49%
equity interest within twelve months from the 1st Tranche Completion
at the consideration of approximately RMB1,129 million (equivalent
to approximately HK$1,237 million) (the “2nd Tranche Disposal”). As
disclosed in the announcement of the Company dated 22 March 2024,
owing to the unexpected delay to the progress of examination and
settlement of the properties under the development and construction
project of Shantou Taisheng, additional time is required for the
satisfaction of the conditions precedent for the 2nd Tranche Disposal. As
a result, the Group and the Renze Harvest Group have mutually agreed
to an extension of the completion of the 2nd Tranche Disposal to 30 June
2024.

In addition, on 28 June 2023, the Company successfully disposed of
100% equity interest in Shenzhen Saiao Enterprise Management Co.,
Ltd.* and its subsidiaries, the subsidiaries of which were principally
engaged in property development in Changchun and Weinan of the PRC.

On 12 July 2023, the Company successfully disposed of 100% equity
interest in Micron Capital Limited and its subsidiaries, the subsidiaries of
which were principally engaged in investment holding.

On 26 January 2024, the Group, Yunnan International Holding Group
Limited* (“Yunnan International”) and YEIG International Engineering
Co., Ltd.* ("YEIG International”) entered into another settlement
agreement (the “Yunnan International Settlement Agreement”), pursuant
to which the parties conditionally agreed to partially settle the corporate
bond with principal amount of HK$500 million (the “Yunnan International
Corporate Bond") by procuring the Group’s subsidiaries to dispose, by
means of equity transfer, their respective interests in the residential and
commercial properties in Shenyang and commercial properties in Hefei to
YEIG International, as the nominee of Yunnan International. The Yunnan
International Settlement Agreement and the transactions contemplated
thereunder were duly passed by the shareholders of the Company by way
of poll at the extraordinary general meeting held on 20 March 2024.
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CHAIRMAN’S STATEMENT

Prospects

As the population of the PRC enters the era of negative growth and
urbanization is entering the next stage, housing will quickly return
to its attributes of people’s livelihood and residence. The slowdown
in economic growth and residents’ income growth has shattered
consumers’ expectation that housing prices can “continue to rise”,
coupled with a lack of confidence in property market, the residents’
impetus to buy properties has also significantly weakened. Under the
stringent de-leveraging policies, real estate enterprises still have works
to do before they are out of danger, and the supply side is in a period
of deep adjustment. Under the new major changes in the relationship
between supply and demand in the domestic real estate market, the
PRC government timely adjusts and optimizes the real estate policies and
implement city-specific policies to accurately promote the stable, healthy
and high-quality development of the real estate market. Several major
working conference of the Central Committee in 2023 stressed that
the acceleration of the construction of the “Three Major Projects” will
further promote the establishment and formation of a new “dual-track
system” development model between affordable housing and commodity
housing. Effectively resolving real estate risks will remain the main
theme of China’s national policy. Enterprise financial support policies are
expected to continue to be refined and implemented, local land auction
rules may continue to be relaxed, and funds and supporting measures for
ensuring property delivery are expected to be further followed up.

Looking ahead to 2024, the Company will capitalize the trend of real
estate market regulation, make timely adjustments to its strategies and
take initiatives in marketing; understand the mainstream demand and
innovate its products and services to enhance its market competitiveness;
continue to expand its financing channels through project cooperation
to maintain a healthy debt structure and capital status; enhance the
efficiency of project management and construction quality to ensure
that projects will be completed in a timely manner and with quality, and
continue to enhance the Group’s core strengths to achieve sustainable
development.

In light of the upgrade diverse needs driven by consumers, cultural
entertainment enterprises need to achieve in-depth integration of
contents and technology by means of innovative products and services
in new business form, so as to satisfy the new demands of consumers
in pursuit of individualization, diversification and socialization of
consumption, thereby enhancing the consumption premium of
entertainment projects and consumers’ spending momentum. In 2024,
the Group’s cultural sports and entertainment sector will continue its
stable and resilient business strategy to respond to market changes and
risks, and improve the stability and sustainability of the overall profitability
of the cultural entertainment segment.
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CHAIRMAN’S STATEMENT
BV 8

Finally, I would like to extend my heartfelt gratitude to all the directors
of the Company (the “Directors”) Directors and staff members for their
dedication and contribution to the Group. | would also like to thank all
our partners for their trust, and our shareholders and investors for their
understanding and support of the Group. In the coming year, the Group
will continue to implement our corporate vision of “Building the Beauty
of Life”, and keep abreast of the development of the times and continue
to respect the market by following its long-term customer-centric
development path. The Group will expand financing channels through
project cooperation, and build a healthy debt structure and capital status
to ensure the safety and stability of the Company’s operations. The Group
will strive to create better investment returns for the Shareholders, thus
achieving stable and long-term development.

By order of the Board
Glory Sun Land Group Limited

Yao Jianhui
Chairman

Hong Kong, 28 March 2024

* For identification purpose only
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MANAGEMENT DISCUSSION AND ANALYSIS

Review of Results and Operations

The revenue of the Group mainly arose from two (2) major business
segments, namely (i) property development and property investment and
(i) trading of commodities in the PRC.

During the Year, the Group recorded revenue of approximately
HK$1,203.0 million which has been decreased by approximately 25.6%
from approximately HK$1,617.5 million for the year ended 31 December
2022 (the "Prior Year”). The decline in revenue was mainly attributable
to the drop in the sales in property development and property investment
and the trading volume of trading of commodities in the Year by
approximately HK$164.8 million and HK$248.6 million, representing a
decrease of approximately 16.6% and 42.3% as compared to the Prior
Year, respectively.

In respect of sales of properties, the revenue was approximately HK$817.7
million for the Year which has been decreased by approximately 15.6%
year-on-year. The decrease was mainly attributable to the recession of
the PRC property market, and the general public being more conservative
when dealing in the property market.

During the Year, the cost of sales of the Group was approximately
HK$1,425.9 million, which has been decreased by approximately 33.5%
from approximately HK$2,142.6 million in the Prior Year. Along with
the decrease in cost of sales, due to the unprecedented challenges
faced by the national real estate market in the Year, the gross loss was
approximately HK$222.9 million for the Year, comparing to gross loss
of approximately HK$525.1 million for the Prior Year, representing a
decrease of approximately HK$302.2 million. The gross loss margin was
18.5% for the Year comparing with the gross loss margin of 32.5% for
the Prior Year. The gross loss was mainly attributable to write-down in
the carrying amount of inventories to the net realisable value amounting
to approximately HK$302.7 million with respect to Hunan and Shantou
projects in the property development and property investment segment.
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MANAGEMENT DISCUSSION AND ANALYSIS

o PR s 5L

The trading commodities of the Group were mainly copper cathodes
and zinc ingot for the Year and the Prior Year. As a wholesaler of such
non-ferrous metal products, the Group purchased the products in bulk,
and then distributed and sold to the downstream customers. Under
the prevailing business operations, for the sake of obtaining optimal
contractual terms, the Group arranged to conclude and sign supply
framework agreements with respective individual key suppliers with good
reputation and credit in the market. Meanwhile, the profitability was
relatively low and being affected by a bundle of external factors including
the global trade frictions and the international non-ferrous metal price
fluctuations. Both buyers and sellers of such non-ferrous metal products
had great demand in the PRC market, the relatively low gross profit
margin should be attributable to the active market participation and
the transparent prices information. As the Group has already built up
a team of staff members with specialized experience and expertise in
this business segment over the past few years, the gross profit margin
remained at around 0.2% for both years though the revenue of the Year
had dropped to approximately HK$338.8 million from approximately
HK$587.4 million for the Prior Year.

During the Year, due to the efficient cost control measures implemented
by the Group, the selling expenses amounted to approximately HK$14.5
million (2022: approximately HK$53.1 million) representing a decrease of
approximately 72.7%. In addition, the administrative expenses amounted
to approximately HK$54.4 million (2022: approximately HK$119.0 million)
which has been decreased by approximately 54.3% when compared to
the Prior Year and the decrement amounted to approximately HK$64.6
million.

Since the assessed net realisable value of the properties under
development less cost to sell had been lower than its carrying cost
amount, the properties under development value was therefore written
down by approximately HK$302.7 million (2022: approximately HK$700.1
million) reflecting the recession in the property market of the PRC.

The investment properties portfolio of the Group comprised residential
and commercial properties in Shenyang, Hefei, Shenzhen, Hunan and
Shantou, as well as certain properties under construction in Shantou,
which were held for rental purpose. For the Year, the loss arising from
the net fair value change of these investment properties amounted to
approximately HK$151.4 million (2022: approximately HK$223.0 million)
was recognised.
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MANAGEMENT DISCUSSION AND ANALYSIS

Net impairment losses on financial and contract assets increased to
approximately HK$42.6 million for the Year from approximately HK$12.7
million for the Prior Year, which was primarily due to the increase in
impairment recognised on the other receivables during the Year.

Finance costs represented mainly interest expenses and other borrowing
costs in relation to bank and other borrowings. During the Year, finance
costs amounted to approximately HK$133.8 million (2022: approximately
HK$185.9 million), representing a decrease by approximately 28.0% as
compared to the Prior Year.

Income tax expense, which consisted of the Enterprise Income Tax and
the Land Appreciation Tax levied in the PRC as well as their deferred tax
effect, constituted an income tax credit of approximately HK$64.1 million
for the Year (2022: approximately HK$150.5 million). The decrease in the
income tax credit was mainly attributable to the temporary differences
arising from fair value loss of investment properties and write-down of
inventories.

Given the foregoing factors, the Group recorded a net loss of
approximately HK$827.8 million for the Year, as compared to a net loss of
approximately HK$911.3 million for the Prior Year.

Liquidity and Financial Resources

As at 31 December 2023, the Group had bank and cash balances of
approximately HK$23.8 million (31 December 2022: approximately
HK$88.4 million), while the pledged and restricted bank deposits
amounted to approximately HK$52.1 million (31 December 2022:
approximately HK$441.3 million). Total borrowings of the Group
amounted to approximately HK$4,670.3 million as at 31 December
2023 (31 December 2022: approximately HK$6,481.1 million), of which
equivalents of approximately HK$593.5 million (31 December 2022:
approximately HK$1,128.0 million) and approximately HK$4,076.8
million (31 December 2022: approximately HK$5,353.1 million) were
denominated in Hong Kong dollar and Renminbi respectively.

Total borrowings included bank and other borrowings of approximately
HK$3,810.3 million (31 December 2022: approximately HK$5,579.1
million), corporate bonds of approximately HK$593.5 million (31
December 2022: approximately HK$605.0 million), and notes payable
of approximately HK$266.5 million (31 December 2022: approximately
HK$297.0 million). All of the borrowings bore fixed interest rates and
exposed the Group to fair value interest rate risk.
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MANAGEMENT DISCUSSION AND ANALYSIS

o PR s 5L

As at 31 December 2023, the Group had a net current asset of
approximately HK$1,593.4 million, as compared to approximately
HK$946.0 million as at 31 December 2022. As at 31 December 2023,
the gearing ratio of the Group was approximately 2.1 (31 December
2022: approximately 1.9), which was calculated on the basis of the total
borrowings less bank and cash balances and pledged and restricted bank
deposits divided by the total equity as at the respective reporting date.

The capital structure of the Group consists of equity attributable to
owners of the Company, comprising issued share capital, reserves and
accumulated losses. The Directors review the capital structure of the
Group on a timely basis. As part of this review, the Directors consider
the cost of capital and the risks associated with each class of capital. The
Group will balance its overall capital structure through the payment of
dividends, new share issues and share buy-backs as well as the issue of
new debts.

Disclaimer of Opinion

As disclosed in the “Disclaimer of Opinion” section of the Independent
Auditor’s Report as set out on pages 73 to 77 of the Annual Report,
BDO Limited, the Auditor of the Company (the “Auditor”) does not
express an opinion on the consolidated financial statements of the
Group (the “Disclaimer of Opinion”), because of the significance of the
matters described in the “Basis for Disclaimer of Opinion” section of the
Independent Auditor’s Report, the Auditor has not been able to obtain
sufficient appropriate audit evidence to provide a basis for an audit
opinion on these consolidated financial statements.

Basis for Disclaimer of Opinion

Scope limitation relating to appropriateness of the
going concern assumption

As disclosed in note 2(c) to the consolidated financial statements, the
Group incurred a loss of approximately HK$828 million for the year
ended 31 December 2023, and as of that date, as disclosed in note 28
to the consolidated financial statements, the Group had total borrowings
of approximately HK$4,670 million, of which the current borrowings
amounted to approximately HK$3,953 million, while the Group had bank
and cash balances of approximately HK$24 million only.
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MANAGEMENT DISCUSSION AND ANALYSIS

As a result of overdue loan principal and/or interest and/or breach of
other loan covenants, current borrowings with principal amounts of
approximately HK$2,935 million in aggregate as at 31 December 2023
which comprised bank borrowings of approximately HK$1,480 million
(the "Defaulted Bank Borrowings”), other borrowings of approximately
HK$861 million (the “Defaulted Other Borrowings”) and corporate bonds
of approximately HK$594 million, together with interest payables thereon
became due and repayable on demand, and were classified as current
borrowings accordingly.

During the year ended 31 December 2023, the Company and Shenzhen
Jitong Industrial Company Limited* (”Jitong Industrial”), an indirect non-
wholly owned subsidiary of the Company, had received a petition (the
“Jitong Petition”) filed by a bank (the “Jitong Plaintiff”) to a court in the
PRC (the "Jitong Petition Court”). The Jitong Petition was filed on the
principal ground that Jitong Industrial had defaulted on its obligations
due to its failure to make timely repayment under the loan facility in
principal amount of approximately RMB1,197 million (equivalent to
approximately HK$1,311 million) and the Company failed to perform
its guaranteed obligations in relation to one of the Defaulted Bank
Borrowings borrowed by Jitong Industrial. Further, a freezing order was
issued by the Jitong Petition Court upon application by the Jitong Plaintiff
and accordingly, 100% equity interest of Jitong Industrial, 99% equity
interest of Yunfu Baoxin Property Company Limited and 50.9999% equity
interest of Hunan Meilian Property Company Limited have been put under
the freezing order. Subsequent to 31 December 2023, the first hearing
for the Jitong Petition was held in February 2024 and as of the date of
the approval of these consolidated financial statements, it is still pending
the Jitong Petition Court’s decision.

In addition, during the year ended 31 December 2023, the Group had
received an early repayment notice in relation to one of the Defaulted
Other Borrowings of approximately HK$249 million, together with the
interest payables thereon.

The above conditions, together with other matters set out in note 2(c) to
the consolidated financial statements, indicate the existence of a material
uncertainty that may cast significant doubt on the Group’s ability to
continue as a going concern and, therefore, that the Group may not be
able to realise its assets and discharge its liabilities in the normal course of
business.
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In view of such circumstances, the Directors have prepared a cash flow
forecast of the Group covering the next fifteen months from the end of
the reporting period (the “Cash Flow Forecast”) which takes into account
the plans and measures as set out in note 2(c) to the consolidated
financial statements. Based on the assessment made by the Directors,
assuming the plans and measures can be successfully implemented as
scheduled notwithstanding the inherent uncertainties associated with
the future outcome of the above plans and measures, the Group is
able to continue as a going concern and it is appropriate to prepare the
consolidated financial statements on a going concern basis.

Details of the Disclaimer of Opinion and the relevant plans and measures
proposed by the Directors are disclosed in the Independent Auditor’s
Report set out on pages 73 to 77 of the Annual Report.

Additional Information in relation to the
Disclaimer of Opinion

(i) Impact of the Disclaimer of Opinion on the
Group's financial position

As set out in note 2(c) to the consolidated financial statements,
should the Group fail to achieve the proposed actions plan and
measures with respect to the Cash Flow Forecast, it might not be
able to continue to operate as a going concern, and adjustments
would have to be made to write down the carrying values of the
Group's assets to their net realisable amounts, to provide for any
further liabilities which might arise and to reclassify non-current
assets and non-current liabilities as current assets and current
liabilities respectively. The effects of these adjustments have not
been reflected in the prevailing consolidated financial statements.

The Disclaimer of Opinion only relates to the going concern of the
Group as a whole, and not to a specific item or issue of the Group’s
financial position at the abovementioned reporting end date.
Furthermore, apart from the freezing order issued by the Jitong
Petition Court and the first hearing for the Jitong Petition as held
in February 2024 which is still pending the Jitong Petition Court's
decision, there has been no other subsequent events which may
impose any significant impact on the Company’s financial position
during the period from 31 December 2023 up to the date of the
Annual Report.
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MANAGEMENT DISCUSSION AND ANALYSIS

(i) the Management’s position and basis on the

going concern assumption, and its view on the
Disclaimer of Opinion

The management of the Company (the “Management”)
understands that the Disclaimer of Opinion is a result of scope
limitation relating to the appropriateness of the going concern
assumption as the Auditor could not obtain the information
considered necessary for the Auditor’s evaluation of the financial
viability of the fund providers to provide sufficient funds to the
extent that is necessary based on the Cash Flow Forecast due to
unavailability of the information of the fund providers highlighted
in the Disclaimer of Opinion.

Since the fund providers are all private enterprises in the PRC,
the individual equity owners of the fund providers concerned
would be fairly reluctant to, for their own reasons and personal
considerations respectively, disclose about the financial information
of their businesses and/or the relevant details of their sources of
income/funding for the purpose of evidencing their absolute ability
in providing the financial assistance such being required by the
Group as and when necessary at the request of the Auditor during
the financial audit exercise for the year ended 31 December 2023
and also the prior years. The Company has no control and is not in
the position to compel the fund providers to provide the requisite
information to the satisfaction of the Auditor for evaluating the
financial viability of the fund providers.

As regards the further drawdown of the unutilised loan facilities
(the "Unutilised Facilities”) from fund providers, the Directors
are confident that the Unutilised Facilities will provide adequate
financing funding to the Group, as and when necessary. This
assumption has been well supported by the long and close
relationship between the Company and the respective fund
providers, and also the solid track record of facilities utilization in
the past. However, there is no documentary evidence for evaluating
the financial viability of those fund providers of the Unutilised
Facilities to the extent that is necessary based on the Cash Flow
Forecast. As such, no documentary or other sufficient information
was provided to the Auditor in regard to the measures for assessing
the successful implementation of this action plan.

On the assumption of the successful implementation of the
proposed actions plan and measures as scheduled, the Directors
are of the opinion that the Group is able to continue as a going
concern and shall have sufficient financial resources to finance
the Group’s operations and meet its financial obligations as and
when they fall due. Accordingly, it is appropriate to prepare the
consolidated financial statements on a going concern basis.
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(iii)

(iv)

Audit Committee’s view on the Disclaimer of
Opinion

The audit committee of the Company (the “Audit Committee”) has
critically reviewed the detailed basis and grounds of the Disclaimer
of Opinion as addressed by the Auditor, the Management's
assessment and also the proposed actions plan and measures to be
undertaken by the Management for addressing the Disclaimer of
Opinion at the Audit Committee meeting. The Audit Committee
has also had discussions with the Auditor, after which the Audit
Committee has comprehended that the cause of the Disclaimer
of Opinion is, as mentioned in the paragraph (ii) above, the
unsuccessful capture of sufficient supportable evidence to support
on the Group’s ability to continue as a going concern. In the
light of the above, the Audit Committee has agreed with the
Management’s view concerning the Disclaimer of Opinion and has
acknowledged the proposed actions plan and measures taken and
to be taken by the Group to address the liquidity matter. The Audit
Committee is also of the view that the Management shall continue
its efforts in the implementation of the proposed actions plan and
measures to mitigate the Group’s liquidity pressure. Furthermore,
the chairman of the Audit Committee meeting has reported the
case in an extensive manner to all the participating board members
at the subsequent meeting of the board of Directors (the “Board”).
Both the Audit Committee and the Board have agreed that the
Group should adhere strictly to the proposed actions plan and
measures for addressing the effect on the Disclaimer of Opinion
with the ultimate aim to remove the Disclaimer of Opinion in the
forthcoming audited financial statements.

Details of the Actions plan to address the
Disclaimer of Opinion and its Latest Development

The Disclaimer of Opinion as mentioned in the FY2022 annual
report had addressed to the following proposed actions plan and
measures to be undertaken by the Group:

(a) Completion of the 1st Tranche Disposal of Shantou
Taisheng

The 1st Tranche Disposal has been completed on 22 March
2023 where the total outstanding principal amount of
approximately HK$1,114 million and the relating interests
accrued up to the completion of the 1st Tranche Disposal with
respect to the loans advanced by the GSFG Group (currently
Renze Harvest Group) has been fully settled accordingly.
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(b)

MANAGEMENT DISCUSSION AND ANALYSIS

Completion of the 2nd Tranche Disposal of
Shantou Taisheng

The completion of the 2nd Tranche Disposal has been
extended to 30 June 2024 pursuant to the supplemental
agreement to the Sale and Purchase Agreement dated 22
March 2024 for satisfying the conditions precedent set forth
in the Sale and Purchase Agreement relating to the 2nd
Tranche Disposal.

Settlement of the Yunnan International Corporate
Bond

On 17 March 2023, Yunnan International and the Company
entered into a memorandum pursuant to which the parties
(i) locked up the exchange rate between Hong Kong dollars
and Renminbi as at 31 January 2023 for determining the
outstanding amount of the Corporate Bonds; and (ii) agreed
that, subject to the terms of the Settlement Agreement, no
further interest shall be accrued on the Corporate Bonds from
31 January 2023 onwards. Subsequent to multiple rounds of
negotiations between both parties, the Company, Yunnan
International, the GSLG Subsidiaries (namely, Shenzhen Chixu
and Shanghai Baoyi) and YEIG International finally entered
into the Settlement Agreement on 26 January 2024 which
constituted a very substantial disposal as defined under
Chapter 14 of the Listing Rules.

The resolution in relation to the Disposal has been duly passed
by the shareholders of the Company (the “Shareholders”)
at the extraordinary meeting held on 20 March 2024 (the
“"EGM") whereas the Group has been working closely with
Yunnan International for completing all of the necessary
formalities relating to the transfer of the entire equities of
Shenzhen Virdom, Shenzhen Baoxin Trading and Shenzhen
Hongguanghao respectively as quickly as practicably possible
for discharging the Partial Settlement Amount.

(b)
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(c)

(d)

Drawing down of the unutilised facilities

As at 31 December 2022, the Group has a number of
unutilised facilities of approximately HK$3,186 million and
subsequent to 31 December 2022, the Group has further
obtained the 2023 New Facility of approximately HK$2,222
million. The Management has managed to draw down such
unutilised facilities with principal amount of approximately
HK$428 million in aggregate from those fund providers
throughout the whole year of 2023.

The acceleration of pre-sales of major property
development projects

The Group's property development and investment sector
continues to maintain its development strategy of “deeply
exploring the business of property development and
investment in strong first-tier cities, new first-tier cities and
strong second-tier cities”. Currently, the Group has a total of
five (5) property development projects in four (4) PRC cities,
including Shenzhen, Changsha, Shantou and Yunfu. With a
gross construction floor area of approximately 1.30 million
square meters, such projects comprise modern commercial,
high-class residences, featured hotels, commercial apartments,
high-end villas, boutique garden houses and other multi-
format and segmented products.

Notwithstanding certain favorable policies had been
formulated during the year of 2023, the momentum of
the property market recovery is insufficient. The short-term
confidence and ability of residents to buy properties has
not yet been restored, and the market is still at its bottom.
The continuous overall downward pressure in the industry,
hampered financing channels and strong wait-and-see
sentiment in the market made it difficult for the Group’s sales
performance to meet the expected targets, and the Group still
faced significant sales pressure. Therefore, the Group finally
accomplished a cash inflow of approximately HK$371 million
from the pre-sale of inventory properties.
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(a)

(b)

MANAGEMENT DISCUSSION AND ANALYSIS

In order to address the uncertainties that may cast significant doubt
on the Group’s ability to continue as a going concern, and with a
view to address the Disclaimer of Opinion, the Group has already
taken and will continue to implement the following proposed
actions plan and measures to mitigate the liquidity pressure and to
improve its cash flows:

Completion of the 2nd Tranche Disposal of
Shantou Taisheng

Pursuant to the supplemental agreement to the Sale and Purchase
Agreement dated 22 March 2024, the Group and Renze Harvest
Group have mutually agreed to an extension of the completion
of the 2nd Tranche Disposal to 30 June 2024. The Group has
been working closely with Renze Harvest Group for resolving the
outstanding disputes with the principal contractor of the Project to
facilitate the timely completion of the Project and thus satisfying the
conditions precedent set forth in the Sale and Purchase Agreement
relating to the 2nd Tranche Disposal as quickly as practicable so as
to accomplish the completion of the 2nd Tranche Disposal on or
before 30 June 2024 accordingly. For further details, please refer to
the announcement of the Company dated 22 March 2024.

Settlement of the 2022 March Bonds

The Group will monitor closely the development and handover
process of the property units with such bondholders of the 2022
March Bonds of approximately HK$21 million for the sake of
ensuring that the delivery of completed property units can be
accomplished well before the end of year 2024.

As regards the remaining bondholders of the 2022 March Bonds
of approximately HK$73 million, the Group will actively enter into
continued negotiations by offering various possible settlement
arrangement proposals, which may include, among other things,
to use assets for settlement or to extend further the maturity date
of the 2022 March Bonds at the consent of those bondholders
throughout the current year of 2024.

(a)

(b)
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(9]

(d)

(e)

Settlement of the Yunnan International Corporate
Bond

The resolution in relation to the Disposal has been duly passed by
the Shareholders at the EGM. The Group will work closely with
Yunnan International for completing all of the necessary formalities
relating to the transfer of the entire equity interests in Shenzhen
Virdom, Shenzhen Baoxin Trading and Shenzhen Hongguanghao
respectively as quickly as practicable for discharging the Partial
Settlement Amount.

Drawing down of the Unutilised Facilities

As at 31 December 2023, the Group has unutilised 2023 Facilities
of approximately HK$3,429 million and subsequent to 31 December
2023, the Group has further obtained the 2024 New Facility of
approximately HK$1,095 million. Notwithstanding that, subsequent
to 31 December 2023 and up to the date of the Annual Report, the
Group has not further drawn down any of the Unutilised Facilities,
the Directors are still confident that such Unutilised Facilities can
provide adequate funding to the Group, as and when necessary
throughout the current year of 2024.

The acceleration of pre-sales of major property
development projects

The Group would target to achieve new funding from the pre-
sales of property development projects located in Chaoshan and
Changsha of the PRC of approximately RMB330 million when
preparing the Cash Flow Forecast. Subsequent to 31 December
2023 and up to the date of the Annual Report, the Group has
obtained new funding from pre-sales of approximately RMB34
million.
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MANAGEMENT DISCUSSION AND ANALYSIS

Removal of the Disclaimer of Opinion in the next
financial year

The Company’s view on the removal of the Disclaimer of Opinion
in the next financial year (i.e. for the year ending 31 December
2024)

The Board will take into consideration the Disclaimer of Opinion when
preparing the Company’s consolidated financial statements for the year
ending 31 December 2024. Meanwhile, the Board will be absolutely
responsible for assessing the Group’s ability to continue as a going
concern based on the actual conditions and circumstances by 31
December 2024.

Assuming that (a) the proposed action plan and measure as mentioned
in the above note (iv) can be implemented as stipulated; (b) there is no
other material adverse changes to the business, operation and financial
conditions of the Group; and (c) sufficient supporting evidence for
validating the Group’s ability to continue as a going concern can be
provided to the Auditor to its satisfaction, the Company is confident that
the Auditor will be able to remove the Disclaimer of Opinion by the time
of issuing the audit opinion for the Company’s consolidated financial
statements for the year ending 31 December 2024. The Company will
therefore work closely with the Auditor with the view to making timely
reporting of the Company’s consolidated financial statements for the
year ending 31 December 2024 in accordance with the Listing Rules and
relevant regulatory requirements.

The Auditor’s Preliminary View

As the Management’s assessment of the Group’s ability to continue as a
going concern for the purpose of preparing the Company’s consolidated
financial statements for the year ending 31 December 2024 has to take
into consideration of the then conditions and circumstances and could
only be made by the end of the relevant reporting period, the Auditor is
unable to ascertain at this moment whether the Disclaimer of Opinion
can be removed in the next financial year purely based on the latest
actions plan. Further assessment of the going concern basis in relation to
the Group’s liquidity situation for removing the Disclaimer of Opinion for
the year ending 31 December 2024 shall be required.

Capital Expenditure
The total spending on the additions of property, plant and equipment and

investment properties amounted to approximately HK$64.9 million for
the Year (2022: approximately HK$90.1 million).
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o PR s 5L

Charges of Assets

As at 31 December 2023, the carrying amount of property, plant and
equipment, properties under development and held for sales and
investment properties amounted to approximately HK$4.2 million (2022:
approximately HK$4.4 million), approximately HK$3,364.1 million (2022:
approximately HK$5,708.1 million) and approximately HK$558.2 million
(2022: approximately HK$2,260.0 million) respectively were pledged as
security for the Group’s bank borrowings and other borrowings granted
in relation to the Group’s property development and property investment
business. As at 31 December 2023, the carrying amount of investment
properties and properties held for sale amounting to approximately
HK$33.2 million (2022: HK$39.2 million) and HK$28.7 million (2022:
HK$28.9 million) respectively were pledged as security for a bank
borrowing in favour of a former subsidiary which was overdue. The
Group’s pledged and restricted bank deposits amounting to approximately
HK$50.6 million (2022: approximately HK$441.3 million) were pledged to
banks to secure a bank borrowings granted to an independent third party
and guarantee deposits for construction of pre-sale properties.

Employee and Remuneration Policies

The Group had 197 employees as at 31 December 2023 (31 December
2022: 361) in Hong Kong and the PRC. The Group reviews remuneration
and benefits of its employees annually according to the relevant market
practice and individual performance of the employees. Save for the social
security insurance in the PRC and the mandatory provident fund scheme
in Hong Kong, the Group has not set aside or accrued any significant
funds to provide for retirement or similar benefits for its employees.

Foreign Exchange and Currency Risks

Most of the Group’s revenue and expenses were generated from the
PRC and were denominated in Renminbi. During the Year, the Group
had not hedged its foreign exchange risk because the exposure was
considered insignificant. Our management will continue to monitor the
foreign exchange exposure and will consider hedging the foreign currency
exposure when it is necessary.

Contingent Liabilities

As at 31 December 2023 and 2022, the Group had no material
contingent liabilities.
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MANAGEMENT DISCUSSION AND ANALYSIS

Commitments

As at 31 December 2023, the Group’s commitment was approximately
HK$1,546.0 million (2022: approximately HK$7,264.6 million) in
respect of contracted but not provided for expenditures on properties
under development, investment properties under construction and the
acquisition of property, plant and equipment.

Significant Investment, Material Acquisitions or
Disposals of Subsidiaries and Affiliated Companies

Save for those disclosed in this report, there was no other significant
investments held as at 31 December 2023 nor other material acquisitions
and disposals of subsidiaries or affiliated companies made by the Group
during the Year.

Share Options

The Company adopted a share option scheme (the “Share Option
Scheme”) on 26 March 2014. The Share Option Scheme has a term of 10
years from its adoption date and expired on 25 March 2024. No further
options can be offered or granted upon the expiration of the Share
Option Scheme. The expiry of the Share Option Scheme will not affect the
terms of such outstanding options and these outstanding options shall
continue to be valid and exercisable subject to and in accordance with
the provisions of the Share Option Scheme. As at 31 December 2023,
the number of shares in respect of which options had been granted and
remained outstanding was nil (2022: nil).

Final Dividend

The Directors do not recommend payment of any final dividend for the
year ended 31 December 2023 (2022: nil).
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DIRECTORS AND KEY PERSONNEL PROFILES

EFRLEREABMHA

Directors

Yao Jianhui
Chairman & Executive Director

Mr. Yao Jianhui (“Mr. Yao"), aged 52, has been appointed as the
executive Director and the Chairman of the Company since 20 December
2018. Mr. Yao completed a master’s degree in Business Administration
from the South China University of Technology in the PRC.

Mr. Yao acted as the executive director, the chairman and the chief
executive officer of Renze Harvest International Limited (formerly known
as Glory Sun Financial Group Limited) (Stock Code: 1282), a company
listed on the main board of The Stock Exchange of Hong Kong Limited
from August 2015 to April 2023. From March 2002 to March 2003, Mr.
Yao acted as the executive vice president of JRYIT B RLIREEB AR A
7] (Shenzhen Baoneng Investment Group Co., Ltd.*). From July 2010 to
October 2014, Mr. Yao acted as the general manager and chairman of
the board of directors of B i #% & %5 B R 2 &) (Baocheng Investment
Co., Ltd.*) (Stock Code: 600892, a company listed on Shanghai Stock
Exchange) (currently known as AZR R LI E KD BBR A F] (Dasheng
Times Cultural Investment Co., Ltd.*)). From June 2006 to January 2019,
he was the chairman of the board of directors of 8542 (1 E) BE A
7] (Baoneng Holding (China) Co., Ltd.*).

Xia Lingjie
Executive Director & Chief Executive Director

Ms. Xia Lingjie (“Ms. Xia"), aged 36, joined the Company as the non-
executive Director on 1 April 2016 and she was re-designated as the
executive Director on 17 August 2016. On 27 March 2019, she was
appointed again as the executive Director and Chief Executive Officer
of the Company (the “CEQ"). Ms. Xia also holds directorship in certain
subsidiaries of the Company.

Ms. Xia received a bachelor’s degree in broadcasting, television and
news from Wuhan University and a bachelor’s degree in psychology from
Central China Normal University. She graduated from Wuhan University
with a master’s degree in communication in 2011 and earned a master’s
degree in Global Journalism from University of Sheffield, UK in 2012,
She was the assistant to general manager and deputy general manager
of FYEEEE B QA (Shenzhen Wangdian Media Co., Ltd.*) from
January 2014 to June 2016. From 2013 to 2014, she was the director of
business operation of RIIEI B L EEFR A F] (Shenzhen Guosheng
Culture and Media Co., Ltd.*).
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Ms. Xia is a veteran in business financial management, merger and
acquisition management, capital management, and operational
management cultural media, especially experienced in the execution
of corporate strategies formulation and financial analysis, and the
management in human resources and company operations, investors’
relationship management and capital management.

Zhan Yushan
Non-executive Director

Ms. Zhan Yushan (“Ms. Zhan"), aged 45, was appointed as the non-
executive Director on 26 October 2018. She graduated from R EFEE
R R E (Central Television Broadcasting University of China*) in 2009 with
a bachelor’s degree in law and received a degree of Master of Business
Administration from Brooks College in September 2023.

Ms. Zhan has been further appointed as the chief legal officer of the
Company (the “Chief Legal Officer”) since 20 December 2018. Ms.
Zhan has acted as the deputy general manager in &I ESEHE AR
‘A 7] (Shenzhen Feng Cheng Technology Company Limited*) since July
2016. She has also been the president of FIITE B KX ERIMTHR QA
(Shenzhen Lan Si Guang Technology Company Limited*) since December
2014. She served as the secretary to the president in general manager
office of FIIT R MR BB QA (Shenzhen Nanyou Development
Construction Limited*) from December 2004 to December 2013.

He Suying
Independent Non-executive Director

Ms. He Suying (“Ms. He"), aged 58, was appointed as the independent
non-executive Director on 30 May 2016. She obtained a bachelor’s degree
in economics from Jiangxi University of Finance and Economics, majoring
in infrastructure finance and credit, and a master's degree in economics
from the investment and economics department of Dongbei University
of Finance and Economics, majoring in investment and economical
management. She possesses extensive experience in areas including
internal audit, corporate financial analysis, management, investment
decision-making and business consolidation.
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Ms. He has over ten years of experience in corporate internal audit.
Since May 2006, Ms. He has been working in ZIITHEBEEEEE
BRR72 7] (Shenzhen Capall Asset Management Co., Ltd.*) as the
executive director. From April 2015 to March 2021, she served as the
independent director of RIITIELFTEE K (DB R A F (Shenzhen
Salubris Pharmaceuticals Co., Ltd.*). From January 2010 to July 2017, she
served as the independent director of KRR LI ERDBIR AR
(Dasheng Times Cultural Investment Co., Ltd.*). From 2011 to 2017, she
was the independent director of BEER 18 B g7#H% {5 5 R A 7] (Guangdong
Evergreen Feed Industry Co., Ltd.*) and EEZAEEHIRMDBER A F)
(Leadshine Technology Co., Ltd.*) in Shenzhen. From September 2007 to
September 2013, she was the independent director of R FREBKNE
RAF] (MYS Group Co., Ltd.*). From August 2003 to December 2008,
she served as the director of R ERERERNDBER AR (Shenzhen
Seg. Dasheng Co., Ltd.*) (now renamed as )& 2 FIH B R A F]
(Shenzhen Quanxinhao Co., Ltd.*)).

Ms. He had previously served as the supervisor and the officer-in-charge
of the auditing department of Weishen Securities Co., Ltd., a section
chief of the auditing department of Shenzhen Branch, Guangdong
Development Bank and the lecturer of the investment and finance
department of Jiangxi University of Finance and Economics.

Tang Lai Wah
Independent Non-executive Director

Dr. Tang Lai Wah (“Dr. Tang”), aged 66, was appointed as the
independent non-executive Director on 30 May 2016. She is a fellow
member of the Association of Chartered Certified Accountants (“ACCA")
and the Hong Kong Institute of Certified Public Accountants, and
a member of the Hong Kong Independent Non-Executive Director
Association. Dr. Tang holds a degree of Bachelor of Arts with honors in
Accountancy, degree of Master of Business Administration (Executive) and
degree of Doctor of Business Administration from the City University of
Hong Kong.
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Dr. Tang has over 30 years of accounting, corporate finance and financial
management experience in telecommunication, media and information
technology industries. Dr. Tang has been the independent non-executive
director of Binhai Investment Company Limited (stock code: 2886, a
company listed on the main board of The Stock Exchange of Hong
Kong Limited) since May 2023. Dr. Tang was the chief financial officer
and company secretary of Excel Technology International (Hong Kong)
Limited from 2002 to 2022. She also was the group financial controller in
companies listed on the main board of the Stock Exchange. Dr. Tang has
extensive experience in merger and acquisition activities, the initial public
offering on the main board of the Stock Exchange, overseeing corporate
governance and monitoring corporate compliance of the Listing Rules and
regulations.

Dr. Tang is the vice president of Hong Kong Business Accountants
Association. She is currently appointed as a committee member of the
departmental advisory committee for the Department of Accountancy
by the City University of Hong Kong. Previously, Dr. Tang had been
appointed as a specialist and financial expert by the Hong Kong Council
for Accreditation of Academic and Vocational Qualifications, and had
been elected as committee member of ACCA Hong Kong.

Shi Fazhen
Independent Non-executive Director

Mr. Shi Fazhen (“Mr. Shi”), aged 59, was appointed as the independent
non-executive Director of the Company on 31 July 2023. Mr. Shi
graduated from Zhongnan University of Finance and Economics in
December 1990, majoring in industrial economic management. In August
2001, he obtained his qualification as a certified public accountant in the
PRC. In November 2007, he obtained the qualification as an intermediate
economist.

Mr. Shi has over 20 years of experience in the field of audit and
accounting. Since 2020, he has established and acted as the Chief
Partner at Shenzhen Zhenlong Accountants Firm (General Partnership)*
(FINEESFAAMEBHM(EBAE)). From 2016 to 2020, he acted
as the president at Shenzhen Zhonglun Accountants Firm (General
Partnership)* (RIIIFREETRIERET (@A FE)). From 2014 to 2016,
he served as the vice president at Shenzhen Chengxin Accountants Firm
(Special General Partnership)* CRYIBE RN EBT SHRERERE)).
From 2001 to 2013, l\/Ir Shi held various positions at Shenzhen Mahong
Accountants Firm* (% JIl 55 4t & &t Bl 55 7 FT) and Shenzhen Licheng
Accountants Firm* (uki)\\j]uﬁ% & =TI PT). Prior to that, he has worked
at Hubei Xiangfan Huipu Industrial Co., Ltd.* (it A EHRHEREEER
R~ a]) for over 18 years.
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Mr. Shi takes an active role in community services and currently serves as
the supervisor, vice president and president at the Shenzhen Demeanor
and Harmonious Community Promotion Centre* (3l 7 [E.&5 A& 4t [ {2
L), He was also a supervisor of the 1st and 2nd Owners Committee
of the Science and Technology Park (Zone 48) of Nanshan District,
Shenzhen, PRC.

Since November 2018, Mr. Shi has acted as the independent non-
executive director of Yunnan Energy International Co., Limited (Stock
Code: 1298), a company listed on the Main Board of the Stock Exchange.

Key Personnel

Fong Ching Kong
Chief Financial Officer and Company Secretary

Mr. Fong Ching Kong (“Mr. Fong”), aged 58, has been appointed as
the Chief Financial Officer and company secretary of the Company (the
“Company Secretary”) since 20 January 2017. Mr. Fong holds a Master
degree of Business Administration. He is an associate member of Hong
Kong Institute of Certified Public Accountants and a fellow member
of each of ACCA, the Hong Kong Chartered Governance Institute, the
Chartered Governance Institute, and the Taxation Institute of Hong Kong.
Mr. Fong has over 30 years of experience in professional accounting,
financial management, tax, and company secretary. Prior to joining the
Company, he served as the financial controller, company secretary and
authorised representative of a company listed on the Main Board of the
Stock Exchange.
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REPORT OF THE DIRECTORS

The Directors have pleasure in presenting the Annual Report and the
audited consolidated financial statements of the Group for the year
ended 31 December 2023.

Principal Activities

The principal activity of the Company is investment holding. The principal
activities of the Company’s principal subsidiaries are set out in note 21
to the consolidated financial statements. Details and respective analysis
of the main business segments of the Group during the year ended
31 December 2023 are set out in note 8 to the consolidated financial
statements.

Results and Appropriation

The results of the Group for the year ended 31 December 2023 are
set out in the consolidated statement of profit or loss and other
comprehensive income on pages 78 to 79.

No dividend has been paid or declared by the Company for the year
ended 31 December 2023 (2022: Nil).

Closure of Registers of Members

For the purpose of determining the Shareholders who are entitled to
attend and vote at the annual general meeting of the Company to be
held on 6 June 2024 (the “2024 Annual General Meeting”), the register
of members of the Company will be closed from Monday, 3 June 2024 to
Thursday, 6 June 2024, both days inclusive. During this period, no transfer
of shares will be registered. In order to qualify for attending and voting at
the 2024 Annual General Meeting, all transfers of shares accompanied by
the relevant share certificates must be lodged with the Company’s Hong
Kong branch share registrar and transfer office, Tricor Investor Services
Limited at 17/F, Far East Finance Centre, 16 Harcourt Road, Hong Kong
no later than 4:30 p.m. on Friday, 31 May 2024.

Business Review

A review of the business of the Group during the Year and a discussion on
the Group’s future business development, possible risks and uncertainties
that the Group may be facing are provided in the Chairman’s Statement
on pages 7 to 14 and Management Discussion and Analysis on pages 15
to 29 of the Report.
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The financial risk management objectives and policies of the Group are
shown in note 6 to the consolidated financial statements. An analysis of
the Group's performance during the Year using key financial performance
indicators is provided on pages 15 to 17 of the Report.

Discussion on the Group’s environmental policies and performance,
relationships with its key stakeholders and compliance with relevant
laws and regulations which have a significant impact on the Group are
provided in the 2023 Environmental, Social and Governance Report
("2023 ESG Report”) published on 29 April 2024, which is available on
the websites of the Company and the Stock Exchange.

Environmental Policies and Performance

The Company is committed to improving environmental sustainability and
will closely monitor the performance. In accordance with Rule 13.91 of
and Appendix C2 to the Listing Rules, details of environmental policies
and performance of the Company are set out in the “2023 ESG Report”.
We have complied with the “comply or explain” provisions set out in the
Environmental, Social and Governance Reporting Guide in Appendix C2
to the Listing Rules.

Compliance with the Relevant Laws and
Regulations

For the businesses and industries in which the Group operates, the most
important laws and regulations in the PRC include (but not limited to)
laws related to the establishment of real estate development enterprises,
acquisition of land use rights, property development, commercial housing
sales or pre-sales, and environmental protection. During the Year, the
Group has complied with all the relevant and applicable PRC laws
and regulations governing the business of property development and
management in all material respects, and we have obtained all material
licenses, permits and certificates for the purpose of operating our
business. For the Year, the Group has no non-compliance incident that
has had a material adverse effect on the Company.

Property, Plant and Equipment

Details of movements in the Group’s property, plant and equipment
during the year ended 31 December 2023 are set out in note 19 to the
consolidated financial statements.

Summary Financial Information

A summary of the published results and assets and liabilities of the
Group for the last five financial years is set out on page 5 of the Report.
This summary does not form part of the audited consolidated financial
statements.
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Profit Guarantee

On 26 April 2018, Shenzhen Jinshan Industrial Company Limited
(“Shenzhen Jinshan”), Mr. Xie Bin (“Mr. Xie"”) and Shenzhen Baoxin
Industrial Company Limited* (“Shenzhen Baoxin Industrial”), an indirect
non-wholly owned subsidiary of the Company, entered into an investment
agreement (the “Investment Agreement”) for increasing the registered
capital of Hunan Meilian Property Company Limited* (“Hunan Meilian")
from RMB80,000,000 to RMB163,265,036 and immediately upon
completion of the Investment Agreement, Hunan Meilian will be owned
as to 51.0%, 39.2% and 9.8% by Shenzhen Baoxin Industrial, Shenzhen
Jinshan and Mr. Xie, respectively.

Pursuant to the Investment Agreement, Shenzhen Jinshan and Mr. Xie
(collectively, the “Guarantors”) jointly and severally guaranteed that
within three (3) years from the date of completion of the Industrial and
Commercial Registration for the changes in relation to the Investment
(the "Guaranteed Period”), Hunan Meilian shall distribute profit by
way of dividend to Shenzhen Baoxin Industrial in a sum not less than
RMB200,000,000 (the “Profit Guarantee”). Under the Profit Guarantee,
(i) each of Shenzhen Jinshan and Mr. Xie shall be jointly and severally
liable to Shenzhen Baoxin Industrial for the Profit Guarantee and each
of their obligations to Shenzhen Baoxin Industrial in respect of the Profit
Guarantee shall be based on their 49% equity interest in Hunan Meilian in
aggregate; (ii) in the event the profit to be distributed by Hunan Meilian to
Shenzhen Baoxin Industrial falls below RMB200,000,000 (the “Shortfall”),
Shenzhen Jinshan and Mr. Xie agree to re-allocate the dividend to be
distributed to them by Hunan Meilian to Shenzhen Baoxin Industrial so as
to make up any Shortfall in fulfilling the Profit Guarantee; (iii) in the event
the amount of dividend to be distributed by Hunan Meilian to Shenzhen
Jinshan and Mr. Xie in aggregate is still not sufficient to make up the
Shortfall in fulfilling the Profit Guarantee, Shenzhen Jinshan and Mr. Xie
shall jointly and severally pay any remaining shortfall under the Profit
Guarantee in cash to Shenzhen Baoxin Industrial; (iv) in the event Hunan
Meilian records accumulated loss or does not generate profit during the
Guarantee Period, the parties to the Investment Agreement unanimously
agree that no profit distribution or cash dividends shall be made for that
year and the parties to the Investment Agreement shall separately enter
into negotiation and agree on a revised and more practical timetable for
the fulfilment of the Profit Guarantee in writing; and (v) in the event of
any force majeure events such as public health emergencies or changes
in the external business environment of Hunan Meilian which result in
significant impact on its business operations, the Guaranteed Period shall
be extended to a time separately agreed upon in writing by Shenzhen
Baoxin Industrial, Shenzhen Jinshan and Mr. Xie (the “Force Majeure
Clause”).
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As disclosed in the announcement of the Company dated 4 August 2023,
the Profit Guarantee has not been fulfilled up to 31 December 2022
primarily due to (i) the severe disruption caused by the outbreak of the
COVID-19 pandemic in late 2019; and (i) the impact of other unforeseen
factors such as the PRC regulatory policies for limiting over-expansion in
the real estate industry, downward pressure on housing prices, tightening
of credit environment and financing channels, depressed property sales
market, intensification of debt repayment pressure and the wait-and-
see sentiment of property buyers, capital market participants and other
market participants. Thereafter, the situation of Hunan Meilian has not
shown any sign of significant improvement and the Profit Guarantee has
remained unfulfilled up to 31 December 2023.

The Company has been monitoring the business operations and financial
performance of Hunan Meilian. As at the date of this report, the Company
is working closely with Shenzhen Jinshan and Mr. Xie on the detailed
plans in expediting the projects undertaken by Hunan Meilian, and the
Company has been using its best endeavours to reach a consensus with
Shenzhen Jinshan and Mr. Xie on a revised and more practical timetable
for the fulfilment of the Profit Guarantee. The Company will disclose
update on the Profit Guarantee in future announcement(s) and the
forthcoming annual report(s) as and when appropriate.
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Reserves

Details of movements in the reserves of the Company and of the Group
during the year ended 31 December 2023 are set out in the consolidated
statement of changes in equity on page 83 and notes 33(b) and 34 to the
consolidated financial statements.

Distributable Reserves

Under the Companies Act of the Cayman Islands, as at 31 December
2023, the contributed surplus and share premium accounts are
distributable to the Shareholders provided that immediately following the
date on which any dividend is proposed to be distributed, the Company
will be able to pay its debts as they fall due in the ordinary course of
business. As at 31 December 2023, the Company’s distributable reserves
amounted to approximately HK$1,866,264,000.

Dividend Policy

The Company has adopted a dividend policy (“Dividend Policy”), pursuant
to which the Board may recommend dividends to the Shareholders, to
allow the Shareholders to participate in the sharing of the Company’s
profits and the Company to retain adequate reserves for its future
growth.

The recommendation of the payment of any dividend is subject to the
absolute discretion of the Board, and any declaration of final dividend will
be subject to the approval of the Shareholders. In proposing any dividend
payout, the Board shall take into account factors in all aspects including,
the Company’s current and future operations, liquidity position and
capital requirements, as well as dividends received from the Company’s
subsidiaries and associates, which in turn will depend on the ability of
those subsidiaries and associates to pay a dividend. The payment of
dividend is also subject to any restrictions under the law of Cayman
Islands and the Company’s Articles of Association.

The Board will continually review the Dividend Policy and reserves the
right in its sole and absolute discretion to update, amend, modify and/
or cancel the Dividend Policy at any time, and Dividend Policy shall in no
way constitute a legally binding commitment by the Company in respect
of its future dividend and/or in no way obligate the Company to declare a
dividend at any time or from time to time.
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Donation

During the Year, the Group made no charitable and other donations (2022:
nil).

Major Customers and Suppliers

During the Year, sales to the Group’s five largest customers accounted
for approximately 31.3% of the total sales for the Year and sales to the
largest customer included therein amounted to approximately 20.4%.
The Group’s five largest suppliers accounted for approximately 21.8%
of the total cost of services and among which approximately 7.3% is
attributable to the largest supplier for the Year.

To the best of the Director’s knowledge, none of the Directors or any of
their close associates or any Shareholders (which to the best knowledge of
the Directors, own more than 5% of the Company’s issued share capital)
had any interest in the Group’s five largest customers and suppliers during
the Year.

Relations with Employees, Customers and
Suppliers

The Group recognises that the employees, customers and suppliers are
keys to corporate sustainability and are keen on developing long-term
relationship with stakeholders.

The Company understands that it is important to maintain good
relationship with customers. The Group has established procedures in
place for handling customers’ complaints and customers’ satisfaction
surveys in order to ensure that customers’ complaints are dealt with in a
prompt and timely manner. The Group is also dedicated to develop good
relationship with suppliers as long-term business partners to ensure stable
supplies and timely delivery of materials. The Group reinforces business
partnership with suppliers and contractors by recurring communication in
proactive and effective manner so as to ensure quality and delivery.
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Directors
The Directors during the Year and up to the date of the Report are:
Executive Directors

Mr. Yao Jianhui
Ms. Xia Lingjie

Non-Executive Director
Ms. Zhan Yushan
Independent Non-Executive Directors

Ms. He Suying
Mr. Shi Fazhen
(appointed on 31 July 2023)
Dr. Tang Lai Wah
Mr. Wong Chun Bong (resigned on 31 July 2023)

Pursuant to Article 84 and Article 83(3) of the Company’s Articles of
Association, Mr. Yao Jianhui, Ms. Zhan Yushan and Mr. Shi Fazhen
respectively will retire from office by rotation and, being eligible, offer
themselves for re-election at the 2024 Annual General Meeting.

Independent Non-Executive Directors’
Confirmation

The Company has received from each of the independent non-executive
Directors an annual confirmation of his/her independence to Rule 3.13 of
the Listing Rules and as at the date of the Annual Report still considers
that all of the independent non-executive Directors to be independent.

Directors’ Service Contracts

All of the executive Directors and the non-executive Director have
respectively entered into service contracts with the Company. Details of
the service contracts include: (i) a term of directorship for three years with
effect from the date of appointment, reappointment or re-election; and
(ii) the contract shall be terminated according to the terms of each
respective contract.
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Each of the independent non-executive Directors has signed a letter of
appointment with the Company. Details of the letter of appointments
mainly include: (i) a term of directorship for three years with effect from
the date of appointment, reappointment or re-election; and (ii) the letter
of appointment shall be terminated according to the terms of each letter
of appointment.

As at 31 December 2023, none of the Directors proposed for re-election
at the 2024 Annual General Meeting had a service contract with the
Company which was not determinable by the Company within one year
without payment of compensation, other than statutory compensation.

Permitted Indemnity Provision

Pursuant to the Company’s Articles of Association, every Director, other
officer and auditor shall be entitled to be indemnified out of assets of
the Company against all losses or liabilities incurred or sustained by him/
her as a Director, auditor or other officer of the Company about the
execution of the duties of his/her office or otherwise in relation thereto.
The Company has arranged appropriate Directors’ and Officers’ liability
insurance coverage for the Directors and officers of the Company.

Remuneration Policy

The remuneration policy of the Group is set up by Salary Review
Committee on the basis of the Directors’ merit, qualifications and
competence.

The emolument of the Directors are decided by Salary Review Committee,
having regard to the Company’s operating results, individual performance
and comparable market statistics. The Director’s fees are subject to the
Shareholders” approval at general meetings.

The Company has adopted a share option scheme as an incentive to
Directors and eligible employees, details of the scheme is set out in note
35 to the consolidated financial statements.

Emoluments of Directors and Five Highest Paid
Individuals

Details of the emoluments of the Directors and the five highest paid
individuals of the Group during the Year are set out in notes 15 and 14 to
the consolidated financial statements respectively. None of the Directors
waived or agreed to waive any emoluments during the Year.
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Directors’ and Chief Executive’s Interests and
Short Positions in Ordinary Shares, Underlying
Shares and Debentures

As at 31 December 2023, the interests and short positions of the Directors
and chief executive of the Company in the Shares, underlying Shares and
debentures of the Company or any of its associated corporation (within
the meaning of Part XV of the Securities and Futures Ordinance (“SFO"))
which were required (a) to be notified to the Company and the Stock
Exchange pursuant to Divisions 7 and 8 of Part XV of the SFO (including
interests or short positions which they were taken or deemed to have
under such provisions of the SFO); or (b) to be recorded in the register
required to be kept under section 352 of the SFO; or (c) to be notified to
the Company and the Stock Exchange pursuant to the Model Code for
Securities Transactions by Directors of Listed Issuers (the “Model Code”)
as set out in Appendix C3 of the Listing Rules, were as follows:

Interests and short positions in Shares and underlying
Shares and Debentures of the Company

Interests and short positions in Shares and underlying
Shares
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Approximate

Personal Corporate percentage of

interests in interest in Total interests Shares in issue

Name of Director Shares Shares in Shares (Note 1)

HEBITRAEZ

RRGOHH RRGHH RRGHH BABE DL

EENE AR AREER R (FfFsE1)

Mr. Yao Jianhui (“Mr. Yao") 115,661 (L) 106,731 (L) 222,392 (L) 0.20%

whaEsE s A (k4 ])

Notes: PRRE -

(1) As at 31 December 2023, the total issued share capital of the Company amounted to
109,202,495 Shares.

2) As at 31 December 2023, Mr. Yao through Shenzhen Lai Hua Industrial Limited
Company* (RIIFEFEEE AR AE]) (“Shenzhen Lai Hua”), a company owned as
t0 99.50% by him, held 100% equity interest in Lai Hua Holding Group Limited
Company* (GREZAEEBR/AF]) (“Lai Hua Holding Group”), which beneficially
owned 106,731 Shares. Therefore, Mr. Yao was deemed to be interested in the
106,731 Shares held by Lai Hua Holding Group.

Abbreviations: “L" stands for long position
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Save as disclosed above, as at 31 December 2023, none of the Directors
nor the chief executives of the Company or their respective associates
had or was deemed to have any interests or short positions in any
Shares, underlying Shares and debentures of the Company or any of its
associated corporation (within the meaning of Part XV of the SFO) which
were required (i) to be notified to the Company and the Stock Exchange
pursuant to Divisions 7 and 8 of Part XV of the SFO (including interests
or short positions which they were taken or deemed to have under such
provisions of the SFO), or (ii) to be recorded in the register required to
be kept by the Company pursuant to section 352 of the SFO, or to be
notified to the Company and the Stock Exchange pursuant to the Model
Code.

Interests and Short Positions in the Shares and
Underlying Shares of the Substantial Shareholders

As at 31 December 2023, so far as is known to the Directors, the
following persons or entities, not being a Director or the chief executives
of the Company, had an interest or short position in the Shares or
underlying Shares which would fall to be disclosed to the Company
under the provisions of Divisions 2 and 3 of Part XV of the SFO and were
recorded in the register kept by the Company under section 336 of the
SFO:

Glory Sun Land Group Limited  Annual Report 2023

BREXFHREEN R_T_=F+ A
=t—B BMEARTDEERTIBTHRAER
BEZBBEA TR AR R REEFREEE
(EEREFEBEERGIFEXVER) A - 48
BRI RIEST A IR RERAZR : ()VRIE
EFMEEGRPIEXVEE 7 R8O MG AR
AN RS IOR R (BRRIERE 75 M
EIRPIBRBIERNFRRANEFRE MR
kR - ) RENIRIBEES KRB EDIE
352 f& TEEOZ%.:EHHWE’J%\ FORA - BRE
RETRIFEG AR B R X RS FORE ©

TERRRRG RAEE R Ay
BmRKRE

RZF-_=F+-_A=1—H8 B%EZHRA"
ATALTHER(LIFARAREFTHIEIBRTHR
AB) R AAER O T EBREES LB
BIROIEXVESE 2 K39 B IR ARMAR
AR E RCER AR RIRIEEZ KPR GRS
336 RFTTFEM B RM P MERIAR



REPORT OF THE DIRECTORS

HHEGHE

Long positions in the Shares and underlying Shares RIRG REBERGTFNER
Number of
Shares/ Approximate
Capacity in which underlying percentage of
Name of Shareholders interests are held Shares Shares in issue
(Note 1)
RERARE RERENSH R5,HERGEHA HERTRABHNEI L
(BF&E1)
Da Ming Prime Limited Beneficial Owner 29,737,836 (L) 27.23%
EREEA
Mr. Wang Jian Corporate Interest (Note 2) 20,807,954 (L) 19.05%
Tkt N (PEE2)
Massive Thriving Limited Beneficial Owner (Note 2) 18,507,300 (L) 16.95%
("Massive Thriving”) BEREAA([iE2)
Corporate Interest (Note 2) 2,300,654 (L) 2.10%
Nl (PEE2)
Notes: Bff3E

(1) As at 31 December 2023, the total issued share capital of the Company amounted to
109,202,495 Shares.

2) As at 31 December 2023, Shenzhen Changfeng Industrial Company Limited* (31|
EEFEABMR AT, a direct wholly-owned subsidiary of Massive Thriving, beneficially
owned 2,300,654 Shares whilst Massive Thriving, which was a company wholly owned
by Mr. Wang Jian, beneficially owned 18,507,300 Shares. Accordingly, Mr. Wang Jian
was deemed to be interested in 20,807,954 Shares by virtue of the SFO.

Abbreviations: “L" stands for long position

Save as disclosed above, as at 31 December 2023, the Company has not
been notified by any person (other than Directors or the chief executive
of the Company) who had interests or short positions in the Shares or
underlying Shares which would fall to be disclosed to the Company under
the provisions of Divisions 2 and 3 of Part XV of the SFO, or which were
recorded in the register kept by the Company under Section 336 of the
SFO.
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Share Option Scheme

2014 Share Option Scheme

On 26 March 2014, the Company adopted a new share option scheme
(the “2014 Share Option Scheme”) and the major terms of the 2014
Share Option Scheme were summarised as follows:

(a)

(b)

(c)

Purpose of the 2014 Share Option Scheme

The purpose of the 2014 Share Option Scheme is (i) to attract
and retain the best quality personnel for the development of
the Company’s businesses; (ii) to provide additional incentives to
employees, consultants, agents, representatives, advisers, suppliers
of goods or services, customers, contractors, business allies and
joint venture partners; and (iii) to promote the long term financial
success of the Company by aligning the interests of option holders
to the Shareholders.

Participants of the 2014 Share Option Scheme

Pursuant to the 2014 Share Option Scheme, the Company may at
its absolute discretion grant options to any employee, consultant,
service provider, agent, customer, partner or joint venture partner
of the Company or its subsidiaries (including any director, whether
executive or non-executive and whether independent or not, of
the Company or its subsidiaries) who is in full-time or part-time
employment with the Company or its subsidiaries at the time when
an option is granted to such employee, or any person who, in the
sole discretion of the Board, have contributed or may contribute to
the Group.

Total number of Shares available for issue under the
2014 Share Option Scheme

The total number of Shares may be granted under the 2014
Share Option Scheme is 493,835 Shares after adjustments for
share subdivision in 2015, share consolidation in 2017 and capital
reorganisation in 2022, which represents 0.45% of the total
number of Shares in issue at the date of the Report.

The maximum number of Shares which may be issued upon exercise
of all outstanding options granted and yet to be exercised under the
2014 Share Option Scheme and any other schemes of the Company
shall not exceed 30% of the total number of Shares in issue from
time to time.
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(d) Maximum entitlement of each participant

(e)

)]

The total number of shares issued and to be issued upon exercise
of the options granted to each participant (including both exercised
and outstanding options) in any 12-month period must not exceed
1% of the total number of Shares in issue, unless approved by the
Shareholders in the manner as stipulated in the 2014 Share Option
Scheme.

Time of exercise of options

An option may be exercised in accordance with the terms of the
2014 Share Option Scheme at any time during a period to be
determined and notified by the Directors to each grantee, which
may commence on the date on which the offer for the grant of
options is made but shall end in any event not later than 10 years
from the date of the grant of the option subject to the provisions
for early termination thereof. No minimum period for which the
option must be held before it can be exercised is specified in the
2014 Share Option Scheme.

The subscription price per Share

The subscription price per Share in respect of an option granted
under the 2014 Share Option Scheme is such price as determined
by the Board at the time of the grant of the options, but in any case
the subscription price shall not be lower than the higher of:

o the closing price of the Share as stated in the daily quotation
sheets issued by the Stock Exchange on the date on which
the options are offered, which must be a business day;

o the price being the average closing price of the Shares as
stated in the daily quotation sheets issued by the Stock
Exchange for the five business days immediately preceding
the date on which the options are offered; and

. the nominal value of a Share on the date on which the
options are offered.
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(9)

(h)

Payment on acceptance of option

A non-refundable sum of HK$10 or other amount as determined
by the Board by way of consideration for the grant of an option is
required to be paid by each of the grantee upon acceptance of the
granted option.

Duration of the 2014 Share Option Scheme

The 2014 Share Option Scheme will remain in force for a period
of 10 years from its adoption date (i.e. 26 March 2014). The 2014
Share Option Scheme will terminate or expire (as the case may be)
on the earlier of (i) the approval of the Shareholders in a general
meeting, and (i) at the close of business on the day immediately
preceding the tenth anniversary of the adoption date (the “Scheme
Period”). The 2014 Share Option Scheme expired on 25 March
2024.

After the Scheme Period, the Company cannot grant new options
but for so long as there are options granted but not yet exercised,
outstanding vested or unvested options, the 2014 Share Option
Scheme will remain in full force and effect of such outstanding
vested or unvested options or otherwise as may be required in
accordance with the 2014 Share Option Scheme. As at the date of
the Report, a total of 622,000 share options (after adjustments for
share subdivision in 2015, share consolidation in 2017 and capital
reorganisation in 2022) had been granted by the Company under
the 2014 Share Option Scheme. The number of outstanding share
options as at 31 December 2023 is nil.
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REPORT OF THE DIRECTORS

Related Party Transactions

Details of the significant related party transactions undertaken during
the Year under review are disclosed in note 40 to the consolidated
financial statements. Save as disclosed in the Annual Report, these related
party transactions either (i) do not constitute connected or continuing
connected transactions; or (ii) fall under the definition of a connected or
continuing connected transaction, but are exempt from the reporting,
annual review, announcement and independent shareholders’ approval
requirements under Chapter 14A of the Listing Rules.

Share Capital

The Company’s total issued share capital as at 31 December 2023 was
109,202,495 ordinary Shares of par value of HK$0.05 per Share. The
Company did not issue any new shares during the Year.

Details of movements of the share capital of the Company during the
Year are set out in note 32 to the consolidated financial statements.

Directors’ Rights to Acquire Shares or Debentures

Save as disclosed in the sections headed “Directors’ and Chief Executive’s
Interests and Short Positions in Ordinary Shares, Underlying Shares and
Debentures” and “Share Option Schemes”, at no time during the Year
was the Company, any of its holding companies, subsidiaries or fellow
subsidiaries a party to any arrangements which enable the directors or
the chief executive of the Company or any of their respective spouses
or children under 18 years of age to acquire benefits by means of the
acquisition of shares in, or debentures of, the Company or any other body
corporate.
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Directors’ and Controlling Shareholders’ Interests
in Transactions, Arrangements or Contracts of
Significance

Save as disclosed in the section headed “Continuing Connected
Transactions” and “Related Party Transactions”, no contract of
significance to the business of the Group, to which the Company, any of
its subsidiaries or fellow subsidiaries was a party and in which a Director
had a material interest, whether directly or indirectly, subsisted at the
end of or at any time during the year ended 31 December 2023, nor
had there been any contract of significance entered into between the
Group, or any of its subsidiaries and any of the Director or the Director’s
connected party during the year ended 31 December 2023. There was no
any other transaction, arrangement or contract of significance in relation
to the Group’s business between the Company or any of its subsidiaries
and a controlling Shareholder or any of its subsidiaries.

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

During the Year, neither the Company nor any of its subsidiaries had
purchased, sold or redeemed any of the Company’s listed securities.

Competing Interests

During the year, none of the Directors nor their respective close associates
was interested in any business which competes or was likely to compete,
either directly or indirectly, with the business of the Group as required to
be disclosed under the Listing Rules.

Pre-Emptive Rights

There are no provisions for pre-emptive rights under the Company’s
Articles of Association or the laws of Cayman Islands, which would
oblige the Company to offer new shares on a pro-rata basis to existing
shareholders.

Relief from Taxation

The Directors are not aware of any relief from taxation available to the
Shareholders by reason of their holding of the Shares.

Borrowings

Particulars of borrowings of the Group are set out in note 28 to the
consolidated financial statements.
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REPORT OF THE DIRECTORS

Subsidiaries

Particulars regarding principal subsidiaries are set out in note 21 to the
consolidated financial statements.

Management Contracts

No contracts relating to the management and/or administration of the
whole or any substantial part of the business of the Company were
entered into or subsisted during the Year.

Public Float

Based on the information that was publicly available to the Company and
within the knowledge of its Directors, as at the date of the Report, there
has been sufficient public float of not less than 25% of the Company’s
issued shares as required under the Listing Rules.

Events After the Reporting Period

Particulars of events after the reporting period are set out in note 41 to
the consolidated financial statements.

Audit Committee

The Company has established the Audit Committee with written terms
of reference in compliance with the Listing Rules. The primary duties of
the Audit Committee are to review and supervise the financial reporting
process, risk management and internal control system of the Group,
and to review the Company’s annual report and to provide advice and
comments thereon to the Board.

The Audit Committee comprises of Mr. Shi Fazhen (Chairman), Ms. He
Suying and Dr. Tang Lai Wah, all of whom are independent non-executive
Directors. The Audit Committee has reviewed and approved the Group’s
annual results for the year ended 31 December 2023.
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Disclosures under Rules 13.20 to 13.22 of the
Listing Rules

As disclosed in the announcement of the Company dated 6 March 2023,
in February 2023, Hunan Meilian Property Company Limited* (#E3E
BB EAR2AR) (“Hunan Meilian”), an indirect non-wholly owned
subsidiary of the Company, as debtor, received an early repayment notice
("Repayment Notice”) from a creditor bank in the PRC (“Creditor A")
in relation to a loan facility with the outstanding principal amount of
RMB227,390,000 (“Facility A”). In the Repayment Notice, it was alleged
that Hunan Meilian had defaulted on its obligations due to its failure to
make timely repayment under Facility A. Accordingly, Creditor A decided
to exercise its acceleration rights and demanded early repayment of the
principal sum and all interests overdue under Facility A. For further details,
please refer to the announcement of the Company dated 6 March 2023.
For further development, please refer to note 28(a) to the consolidated
financial statements.

As disclosed in the announcement of the Company dated 17 March
2023, in March 2023, the Company received a notice (the “Notice”)
from a creditor bank in the PRC (“Creditor B”) in relation to a loan facility
granted by Creditor B to Shenzhen Jitong with an outstanding principal
amount of RMB1,197,000,000 (”Facility B”). Facility B was secured
by, among other things, a guarantee by the Company (as a guarantor)
in favour of Creditor B. In the Notice, it was alleged that Shenzhen
Jitong had defaulted on its obligations due to its failure to make timely
repayment under Facility B. Accordingly, Creditor B demanded the
Company (as a guarantor) to forthwith perform its guaranteed obligations
under Facility B and the relevant guarantee contract. For further details,
please refer to the announcement of the Company dated 17 March 2023.

As disclosed in the announcement of the Company dated 13 June 2023,
in June 2023, the Company received the Jitong Petition filed by Creditor
B with the Jitong Petition Court. The Jitong Petition was filed on the
principal ground that Shenzhen Jitong had defaulted on its obligations
due to its failure to make timely repayment under Facility B and the
Company, as a guarantor of Facility B, was demanded by Credit B to
perform its guaranteed obligations under Facility B and the relevant
guarantee contract. The Jitong Petition Court has set the first hearing
date for the Jitong Petition on 16 August 2023. For further details, please
refer to the announcement of the Company dated 13 June 2023.
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REPORT OF THE DIRECTORS

As at the date of this annual report, the outstanding amount under
Facility A and Facility B have not been repaid. The Company is
continuously assessing the legal, financial and operational impact of each
of the Repayment Notice and the Notice upon the Group. The Company
will closely monitor the development of the abovementioned matters and
will further issue announcement as and when appropriate pursuant to the
Listing Rules.

Save as disclosed above, as at 31 December 2023, the Group had no
circumstances which would give rise to a disclosure obligation under
Rules 13.20 to 13.22 of the Listing Rules.

Corporate Governance

The Company is committed to adopt corporate governance practices. The
Company’s corporate governance practices are set out in the Corporate
Governance Report on pages 54 to 72 of the Annual Report.

Auditor

The consolidated financial statements for the year ended 31 December
2023 have been audited by BDO Limited, who will retire and being
eligible, offer themselves for re-appointment at the forthcoming annual
general meeting of the Company. A resolution will be submitted to
the forthcoming annual general meeting of the Company for the re-
appointment of BDO Limited as auditor of the Company.

On behalf of the Board

Yao Jianhui
Chairman

Hong Kong
28 March 2024

* For identification purpose only
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The principal objective of the Company is to enhance long-term total
return for all its stakeholders. The Company is committed to maintaining
high standards of corporate governance and recognises that sound and
effective corporate governance practices are fundamental to the smooth,
effective and transparent operation of a company and its ability to
attract investment, protect the rights of shareholders and stakeholders,
and enhance shareholder value. As such, the Company’s corporate
governance policy has been designed to achieve these objectives and is
maintained through a framework of processes, policies and guidelines.
The Directors consider that incorporating the elements of good corporate
governance in the management structures and internal control procedures
of the Group could balance the interests of the shareholders, customers,
suppliers and employees of the Company.

Corporate Governance Practices

The Board and the Management of the Company are of the opinion that
the Company has properly complied with the applicable code provisions
in the Corporate Governance Code set out in Appendix C1 of the Listing
Rules throughout the year ended 31 December 2023.

The Audit Committee, nomination committee (the “Nomination
Committee”) and salary review committee (the “Salary Review
Committee”) of the Company, all with specific written terms of reference
and chaired by an independent non-executive Director, support the
Board in providing independent oversight in their respective areas of
responsibilities. The development committee of the Company oversees
management of, and advises the Board on the development and
implementation of the sustainability initiatives of the Group, including
reviewing the related environment, social and governance ("ESG") policies
and practices, and assessing and making recommendations on matters
concerning the Group’s sustainability development and ESG risks. Further
information on the sustainability initiatives and its key relationships with
stakeholders as well as the ESG performance of the Group can also be
found in the related 2023 ESG Report published on 29 April 2024.

Glory Sun Land Group Limited  Annual Report 2023

ARFZEBZEARDRER/EMBFNERS
O - KRR —BEHIERSKRFZEEE
B RATRERERZEEERERIRRT
Fi - BRLABAEZEZRE - HaeRsl
BREE - RERRRSNE 2 #m - YRR
REE- At ARRIZERERARREHEE
HzERRYEBIEF BRNIEEI 2B T
AR - EERRAKEEIRRE LA RRES
BFIIERFEEEATENFHRRAMRK
RBE HERRESZME= -

>
e
m
B
ﬂiﬁf

R

EZERARRERERSE  ARFEREME

BT =+ _A=t—HIFEZAE
SFETRAIMER C1 FrE 2 R EVE TR E A
SPRIMEST o

RAFINBEZEZES  REZES([IRBEE
g kFMeZEae ((FT£8E])H
AEFAREARERE  ThBYIIENTES
BAXF  BUEERSSECBRESHENUS
BRESEZ - ARFNBEREZEQHEELREER]
SERREGCERAER  EEWH I AE
EREER  BETEEBRE e kE
AURE - HghkERDBEKEEER - WaT
HEEASENFERENIRE a2 kER
Bz EEW I IRMHEBEE - BAURE
BROYLEBAFHEZFZEEREULEAEE
ZIRE e RERARR I E—TSERTER
TECUFNNA BRI T =FIR

5 e RERRE -



CORPORATE GOVERNANCE REPORT

The Group is committed to achieving and maintaining standards of
openness, probity and accountability. In line with this commitment and in
compliance with the Corporate Governance Code, the Audit Committee
has overseen the financial reporting system, risk management and
internal control systems of the Group. In addition, the Company has also
established the Whistleblowing Policy, the Anti-Corruption Policy and the
Inside Information and Disclosure Policy for compliance by all employees
of the Group, the details of the Whistleblowing Policy and the Anti-
Corruption Policy are disclosed in the 2023 ESG Report.

Model Code for Securities Transactions

The Company has adopted a code of conduct for securities transactions
and dealing (the “Code of Conduct”) by the Directors on terms no less
exacting than the required standard of the Model Code. Having made
specific enquiry of all Directors, they confirmed that they had complied
with the required standards set out in the Model Code and the Code of
Conduct during the year ended 31 December 2023.

Board of Directors

At the date of the Report, the Board consists of two executive Directors
namely Mr. Yao Jianhui (Chairman) and Ms. Xia Lingjie (CEO); one non-
executive Director namely Ms. Zhan Yushan; and three independent non-
executive Directors namely Ms. He Suying, Dr. Tang Lai Wah and Mr. Shi
Fazhen. To the best knowledge of the Company, none of the Directors
has any family, financial, business or other material/relevant relationship
with any of other Directors.

The Company considers that the Board has the necessary skills and
experience appropriate for discharging their duties as Directors in the
best interest of the Company and that the current board size is adequate
for its present operations. Detailed biographies outlining each Director’s
range of specialist experience and suitability for the successful long-term
management of the Group can be found in the section headed “Directors
and Key Personnel Profiles” of the Report.

During the Year, Mr. Yao Jianhui, who is the Chairman, has met with the
independent non-executive Directors without the other Directors present.
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Chairman and Chief Executive Officer

The roles of the Chairman, namely Mr. Yao Jianhui, and the CEO, namely
Ms. Xia Lingjie, are segregated in order to reinforce their independence
and accountability. There are clear demarcations of responsibility
and authority between the Chairman and the CEO which ensure an
appropriate balance of power, increased accountability and greater
capacity of the Board for independent decision-making.

Corporate Governance Report
Role and function of the Board and the Management

The principal functions of the Board are to make decisions on the
objectives, strategic plans, budgets and management structure of the
Company; to oversee the management of the business and affairs of
the Group; to supervise the management of the business and affairs
with the objective of enhancing the Company and Shareholders’ value
with the proper delegation of power to the Management for the day-
to-day operation of the Company, implementation of the budgets and
strategic plans and development of the organization of the Company for
implementing the Board’s decisions. The composition and functions of
each Board committee and their major roles and functions are described
below. The final decision still rests with the Board unless otherwise
provided for in the Terms of Reference of the relevant committees.

Independent non-executive Directors are responsible for scrutinising
the Company’s performance in achieving agreed corporate goals and
objectives; and ensuring that the exercise of the board authority is within
the powers conferred to the Board under the Company’s Articles of
Association, applicable laws, rules and regulations.

Independent non-executive Directors ensure that the Board is accountable
for the interest of all Shareholders and handles matters in an objective
manner. The three independent non-executive Directors have brought
a wide spectrum of valuable business experience, knowledge and
professionalism to the Board for efficient and effective delivery of its
functions.

Confirmation of Independence

The Company has received annual confirmation of independence from
each of the independent non-executive Directors in accordance with Rule
3.13 of the Listing Rules. The Directors consider that all the independent
non-executive Directors remain independent. The Board will maintain
proper channels of communication and ensure that the independent
views and input are available to the Board in time, the effectiveness of
which will be reviewed on an annual basis.
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Appointment, Re-Election and Removal of
Directors

Pursuant to Articles 84(1) and 84(2) of the Company’s Articles of
Association, one-third of the Directors for the time being shall retire by
rotation provided that every Director shall be subject to retirement at an
annual general meeting at least once every three years. A retiring Director
shall be eligible for re-election.

Article 83(3) of the Company’s Articles of Association provides that any
Director appointed by the Board to fill a casual vacancy or as an addition
to the existing Board shall hold office only until the next following annual
general meeting of the Company after his/her appointment and shall
then be eligible for re-election at such meeting.

Every Director, including non-executive Directors and independent non-
executive Directors has been appointed for a term of three years and
will be subject to retirement by rotation and re-election at least once
every three years at the annual general meeting of the Company. Their
appointments shall be reviewed by the Nomination Committee when they
are being due for re-election.

Board Meetings

The Board holds at least four regular meetings a year. The Board convenes
meetings on a regular basis and on an ad hoc basis, as required by
business needs. All Directors are invited to attend the Board meetings in
person or by video/telephone conference.

Notice of at least 14 days will be given to all Directors for regular Board
meetings and reasonable notices for all other Board meetings will be
given to all Directors so as to ensure that each of them has an opportunity
to attend the meetings. Board papers will be given to the Board at least 3
days before the date of the Board meeting by the Company Secretary.

If a substantial Shareholder or a Director has a conflict of interest in a
matter, the matter will be preferably dealt by a physical Board meeting
rather than a written resolution.
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e SERE v

During the Year, the Board held a total of nine Board meetings. Details of

Directors’ attendance record in the year of 2023 is as follows:

RAFERN  EFEHBITNLREFTEER -
EEN T =FMHFECEFBOT

No. of meetings
attended/No. of

Directors meetings held
HESERRE

= BITEBRE
Executive Directors BITES
Mr. Yao Jianhui kiR 5/9
Ms. Xia Lingjie EEREL+ 8/9
Non-Executive Director FHITES
Ms. Zhan Yushan HEMLZ T 9/9
Independent Non-Executive Directors BYFHITES
Ms. He Suying =&+ 9/9
Mr. Shi Fazhen (appointed on 31 July 2023) AR E (R E_=F+A=+—H

EBRE) 3/9
Dr. Tang Lai Wah HEERET 9/9
Mr. Wong Chun Bong (resigned on 31 July 2023) FiRIBEL(R-_ZE-_=F+F=+—8H

BHE) 6/9

Company Secretary

The Company Secretary’s role is to support the Board by ensuring
good information flow within the Board and that the Board policy and
procedures are followed. The Company Secretary is responsible for
advising the Board on governance affairs and facilitating the induction
and professional development of Directors. The Company Secretary is
an employee of the Company and reports to the Chairman. All Directors
have access to the advice and services of the Company Secretary. The
Company Secretary is delegated with the responsibility for drawing up
the agenda for each Board meeting and ensures that, where applicable,
matters proposed by other Directors are included in the agenda and
that all applicable rules and regulations are followed. All Directors may
ask for matters to be included in the agenda for regular Board meetings
by making a request to the Company Secretary. During the Year, the
Company Secretary has confirmed that he has taken no less than 15
hours of relevant professional training to update his skills and knowledge

as required by Rule 3.29 of the Listing Rules.

Access to Information

All Directors are kept informed of significant changes of the Group’s
business from time to time. They have unrestricted access to the advices
from the Company Secretary who is responsible for furnishing the board

papers and related materials.
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Minutes of Board meetings and Board committee meetings are kept by
the Company Secretary and are open for inspection by any Director. The
Directors including independent non-executive Directors may seek for
legal advices at the Company’s expenses to discharge their duties.

Directors’ and Officers’ Liability

Appropriate insurance cover on directors’ and officers’ liabilities has been
in force to protect the Directors and officers of the Group from their risk
exposure arising from the business of the Group.

Directors’ Training and Professional Development

A comprehensive, formal and tailored induction training will be given
to every newly appointed Directors. Directors will be provided with
materials relevant to the Company’s business and director’s duties and
responsibilities. In addition, in order to allow the Directors to understand
the latest development of regulatory and compliance issues, they are also
provided with market news and regulatory updates. A summary of their
training records of continuing professional development (“CPD") is as
follows:

e SERE v

EXEReRNESRECERNERLEYR
REAMEFE  UAHEEZEH -EF(8
EBYIFNTESR) TRETRENRIEE R
FRERR - BRBAARREE -

EERSRABNEERR

ARBCREERAEERBABRNEZRRE
BEAERE  AREUAKEXRBAELN
[ IR HRIE

ESNRIIRERER

BEREZENHESHSERE —E2H - E
AR ERENAREI - EFHEIEHRE
AARREBAREERGMETNER ° It
S BT BREZHREEE RS REENRNE
B’ RENSERETEEERRINEEE
e ARRSFHESXER((FHEFXER])
HIEFIECER R E ST

Types of CPD Subject of CPD

Directors (Note 1) (Note 2)

RESXRREN RESERRIE
B2 (PzE1) (BsE2)
Executive Directors HTES
Mr. Yao Jianhui Bk s 1,2 A B
Ms. Xia Lingjie BERLT 1,2 AB
Non-executive Director FRTES
Ms. Zhan Yushan HEM L 1,2 A B
Independent Non-executive Directors BUKHTES
Ms. He Suying &L+ 1,2 A B
Mr. Shi Fazhen (appointed on 31 July 2023) WEREE (R -T-ZFLE=T-BEZT) 1,2 A B
Dr. Tang Lai Wah HEZEL 1,2 AB
Mr. Wong Chun Bong (resigned on 31 July 2023) TRBES (R-F-=5£+A=+—RHEH) 1,2 A B

Note 1:

1. Attending in-house training or external seminars

2. Reading newspapers, journals and updated legal and regulatory news Note 2:
Note 2:

A. The Company’s business

B. Laws, rules and regulations, accounting standards

B3 1

1. R ERIE )R SN 38
2. BEHHE  MTIRENERREEHS

B3 2

A. N/NSIES
B. A RBIRRY - &EtER)
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Board Committees

The Board has established three statutory committees with specific
written Terms of Reference to oversee particular aspects of the Company’s
affairs. The Terms of Reference of the Audit Committee, the Nomination
Committee and the Salary Review Committee are published on the
websites of the Company and the Stock Exchange.

Audit Committee

At the date of the Report, the Audit Committee consists of all
independent non-executive Directors namely Mr. Shi Fazhen (chairman),
Ms. He Suying and Dr. Tang Lai Wah.

The primary duties of the Audit Committee include, inter alia, to review
and monitor financial reporting and the judgments contained therein;
and to review financial and internal controls half-yearly and annually,
accounting policies and to provide recommendations and advices to the
Board on the appointment, re-appointment and removal of external
auditor as well as their terms of appointment.

The Audit Committee has reviewed and discussed with the Management
the accounting principles and practice adopted by the Group and
auditing, internal controls and financial reporting matters. The audited
financial statements of the Group for the financial year ended 31
December 2023 have been reviewed by the Audit Committee.

Attendance of the Audit Committee members during the Year is set out
below:

£33}
EFRELARI=METNEER  LURE
SRS BT RRGE AR EAAREN

TEHNER BRZEE  RELZESNFM
BAZEGNRBEEECNAR R RBP4
UEEE -

BEREES

RARERY  BREESHEBBIIFNT
EFWARCE(EF) MRRZ L REEE
B -

BERREENIZRERRE(EPEE)EHE
ERMHME RE R AL - ARMHR
NEESIERF FRFEERN - FHESFTEBOR -
ARBLERE - B R A RSN B R H IS (E
FERAEESRUHERS L REZ -

BEZZEeC BEEEEMIL W AKEAER
MG ERIRER - ARES - REERER
MBREEE - AEEHE_T_=F1+_A
=+ ALV BEFENRERMBRRCAE

“EZBEEEM -

BENZEENERAFEALFEEZNERH
FIEAT -

No. of meetings
attended/No. of

Members meetings held

HESRRE
54 BITERRY
Mr. Shi Fazhen (Chairman) MEIR A (/)

(appointed on 31 July 2023) (R=—E-_=ZF+tA=1+—HEZT) 2/4
Ms. He Suying A REL L 4/4
Dr. Tang Lai Wah HEEEL 4/4
Mr. Wong Chun Bong (resigned on 31 July 2023) FE#RH &

(RZZB_=F+tA=+—HET) 2/4

Nomination Committee

At the date of the Report, the Nomination Committee consists of three
members with two independent non-executive Directors namely Mr. Shi
Fazhen (chairman) and Ms. He Suying and an executive Director namely
Mr. Yao Jianhui.
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The majority of the members of the Nomination Committee are
independent non-executive Directors. The major functions of the
Nomination Committee are to review the structure and composition of
the Board, to review and provide recommendations to the Shareholders
on individuals suitably qualified to become Board members and the terms
of Director’s service contract, and to assess the independence of the
independent non-executive Directors and to review the Board Diversity
Policy. Attendance of the Nomination Committee members during the
Year is set out below:

e SERE v

REZBEZAMOKNERBIIFNTES -
REZBEZIBZRERENETERERME
B BRENALTREABABEAERKAE
EZERBREERBEA OGN AHtimbk
REHEBER  UNFEBLFRTESH
BUMLEHNESESTHERR - ERZEE
RERANFEEALFEHNEBEREINNT

No. of meeting
attended/No. of

Members meeting held

HESRRE
RE BIERRE
Mr. Shi Fazhen (Chairman) AR E (/)

(appointed on 31 July 2023) (R=—E-_=ZF+tA=1+—HEZT) 0/2
Mr. Yao Jianhui WhiErE ST 2/2
Ms. He Suying fAZEZ+ 2/2
Mr. Wong Chun Bong (resigned on 31 July 2023) TR &4

(R=Z=_=FtA=+—RH&T) 2/2

Nomination Policy

The Company follows a formal, fair and transparent procedure for
the appointment of new directors to the Board. The Nomination
Committee reviews the structure, size and composition of the Board,
identifies suitable candidates if necessary and makes recommendations
to the Board. The director nomination policy sets out the approach and
procedures the Board adopts for the nomination and selection of directors
of the Company including the appointment of additional directors,
replacement of directors, and re-election of directors. Below are details of
the selection criteria and nomination process and procedures as set out in
the director nomination policy.

In the determination of the suitability of a candidate, the Nomination
Committee shall consider the potential contribution such candidate can
bring to the Board in terms of his or her qualifications, skills, experience,
independence, age, culture, ethnicity and gender diversity, etc. The
Nomination Committee shall consider the following selection criteria and
such other factors that it may consider appropriate for a position on the
Board, including but not limited to: (a) attributes complementary to the
Board, (b) business experience, board expertise and skills, (c) availability, (d)
motivation, (e) integrity, (f) independence and (g) diversity (in all aspects).

In any event, the Board shall ensure that the nomination, re-election and/
or appointment of the Directors shall be conducted in compliance with
the Listing Rules, the memorandum and articles of association of the
Company and all other applicable laws, rules and regulations.

REABK
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Board Diversity Policy

The Company has adopted a board diversity policy (“Board Diversity
Policy”) which sets out its approach to achieve diversity on the Board
with a view to attaining a sustainable and balanced development of the
Company. The Board Diversity Policy is subject to annual review by the
Nomination Committee.

The Company seeks to achieve board diversity through the consideration
of a bundle of factors, including but not limited to gender, age, cultural
and educational background, ethnicity, professional experience, skills,
knowledge and independence. The Company will also take into account
factors based on its own business model and specific needs from time to
time.

The selection of the candidate will ultimately be made based on merit
and contribution and will be based on a range of diversity perspectives,
including but not limited to gender, age, cultural and educational
background, professional experience, knowledge and skills.

During the Year and as at the date of the Report, the Board is comprised
of six (6) Directors, four (4) of which are female. The following table
further illustrates the diversity of the Board members as of the date of the
Report:

Number of

Position
o iz

Directors

EEAH

WITES

Non-executive Director

FMTES

[
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Age Group
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Executive Directors -

50-59
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Service of
years

EREFR
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FERERAE

Real Estate
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Investment
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The Nomination Committee has monitored the implementation of Board
Diversity Policy and has also undertaken periodic review of it at least on
an annual basis to ensure its effectiveness.

The Nomination Committee has been provided with sufficient resources
to perform its duties and may seek independent professional advice at
the Company’s expenses, to perform its responsibilities if it considers
necessary.

Salary Review Committee

At the date of the Report, the Salary Review Committee consists of three
members with two independent non-executive Directors namely Ms. He
Suying (chairlady) and Dr. Tang Lai Wah and an executive Director namely
Mr. Yao Jianhui. The majority of the members of the Salary Review
Committee are independent non-executive Directors.

The primary objectives of Salary Review Committee are, inter alia,
to formulate the remuneration policy based on the responsibilities,
qualifications and working performance of senior management of the
Company (“Senior Management”) and Directors; review and recommend
the Board’s annual remuneration policy. The Salary Review Committee
has adopted the model under Code Provision E.1.2(c)(ii) of the CG Code
to make recommendations to the Board on the remuneration packages
of individual Directors and Senior Management. The major objective of
the remuneration policy is to ensure that the Company is able to attract,
retain, and motivate a high-calibre team which is essential to the success
of the Company.

Attendance of the Salary Review Committee members during the Year is
set out below:

e SERE v

RAZEREFREFEZLEBRNERS
o INE S EETIRE (BAEF—IR) AE

RAZEBSCDREHENERBITERS - X
AEERRBENERT - RETHEBRES KR
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No. of meetings
attended/No. of

Members meetings held

HESRXE
RE BIEBREY
Ms. He Suying (Chairladly) Azt (FE) 2/2
Mr. Yao Jianhui ki@ A 2/2
Dr. Tang Lai Wah HEBEE L 2/2

Details of remuneration paid to Directors and Senior Management for
the Year are set out in notes 15 and 14 to the consolidated financial
statements.

RAFERCHNEZRSREEASMESNF
BENERA M MERME 15 R 14 -
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Corporate Governance Function

During the Year, the Board was responsible for performing the corporate
governance duties as follows:

o developing and reviewing the Company’s policies and practices on
corporate governance and making recommendation to the Board;

o reviewing and monitoring the training and continuing professional
development of Directors and Senior Management;

o reviewing and monitoring the Company’s policies and practices on
compliance with legal and regulatory requirements;

o developing, reviewing and monitoring the code of conduct
applicable to the Group’s employees and Directors; and

o reviewing the Company’s compliance with the CG Code and
disclosure on the corporate governance policies.

Accountability and Audit

The Directors acknowledge their responsibilities for preparing the financial
statements of the Group for the Year, which have been reviewed by the
Audit Committee and audited by the external auditors, BDO Limited (the
" Auditor”).

Going Concern

As the Auditor has not been able to obtain sufficient appropriate audit
evidence to provide a basis for an audit opinion on the consolidated
financial statements for the Year, the Auditor issued the Disclaimer of
Opinion, the details of which are described in the “Basis for Disclaimer of
Opinion” section of the Independent Auditor's Report as set out on pages
73 to 77 of the Annual Report.

The detailed discussion in relation to the Disclaimer of Opinion are

disclosed under the “Management Discussion and Analysis” section as set
out on pages 15 to 29 of the Annual Report.
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For the year ended 31 December 2023, the remuneration paid/payable to
BDO Limited, the auditors of the Company, is set out as follows:

Type of services provided by the external auditors

e SERE v

BE_Z_=-F1+_A=1+—HLEE Bf
S ENAR PR E B L EEFETMER
PRERAREMESETIAT -

SMER R BEm AT iR 2 IR IS B R

Fee
EH
(HK$'000)
(F&T)
Audit services: FIZARTE

Annual audit services of the Company KRR FEEIZIRTG 2,280

Non-audit services: FEFEZARTE -
Agreed-upon procedures AERF 450

Risk Management and Internal Control

The Group, observing the requirements of the code provisions as set
out in Appendix C1 to the Listing Rules, has established appropriate risk
management and internal control systems that are commensurate with its
current state of business operation and development. The Management
is responsible for the design, implementation and monitoring of the
systems, and the Board, by establishing a risk management committee
(the “Risk Management Committee”) on 31 December 2015, oversees
the systems on an ongoing basis. At the date of the Report, the Risk
Management Committee consists of two executive Directors namely Mr.
Yao Jianhui (chairman) and Ms. Xia Lingjie and a non-executive Director
namely Ms. Zhan Yushan. The Risk Management Committee ensures
that the risk management and internal control measures adopted are
compatible with the Group’s objectives, strategies and risk appetite.
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Attendance of the Risk Management Committee members during the
Year is set out below:

BRI E 8 @ BRGS0
RBFUT -

No. of meetings
attended/No. of

Members meetings held

HESBRE,
24=1 BITEERE
Mr. Yao Jianhui (chairman) PhEE AL (F/E) 4/4
Ms. Xia Lingjie B+ 4/4
Ms. Zhan Yushan EEM L 4/4

The Board has directed that the effectiveness of the material controls of
the systems be reviewed regularly, at least annually, and such a review
must include financial, operational and compliance controls. The Board,
having considered the adequacy of resources, staff qualifications and
experience, training programs and budgets of the Group’s accounting,
internal audit and financial reporting functions based on reports of an
annual review of the systems, has directed that adequate resources be
allocated to meet the requirements in such aspects.

The main features of the risk management and internal control systems
are described as below.

Risk Management System

In common with all business concerns, the Group strives to achieve its
objectives amidst uncertainty and has adopted as reference the risk
management principles and guidelines under the International Standard
ISO31000 to manage the effect of such uncertainty on its objectives.

The risk management process, developed according to the standard as
an integral part of the management, tailored to and embedded in the
business practices, comprises the following activities and phases:

° Communication and consultation

Communication and consultation with stakeholders or risk owners
being those in charge of legal entities, functional units or business
processes are established, developed and exercised at all stages of
the risk management process, to address issues arising from risks,
causes, consequences and measures required to treat the risks.
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Establishing the context

Desirable objectives are articulated, external as well as internal
parameters are defined, risk criteria is set in order to facilitate the
conduction risk management process.

Risk Assessment

It is the overall process of risk identification, risk analysis and risk
evaluation.

(@  Risk identification: through the network of communication
and consultation established with stakeholders or risk owners,
sources of risk, areas of impacts, events or changes in
circumstances, causes and consequences are identified. Risks
so identified are reported and recognised in the risk register
to facilitate risk analysis and evaluation of their impact on the
achievement of objectives.

(b)  Risk analysis: an understanding of the risks identified is
obtained in order to consider the causes and sources of risk,
their consequences whether favourable or unfavourable,
likelihood, confidence in determining the level of risk and
sensitivity to preconditions.

(©)  Risk evaluation: decision is made based on the outcome of
risk analysis, about whether a particular risk needs treatment
and corresponding priority for treatment implementation.

Risk treatment

Where decision is made that a particular risk needs treatment,
options are developed for modifying the risk by providing mitigation
or appropriate controls in order to reduce the residual risk to a
tolerable level.

(@)  Controls address the key causes and impacts of the risk.
(b)  Controls consistent with the achievement of the corporate

objectives and performance targets are designed and
implemented.
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e Monitoring and review

(@ Management reviews to ensure controls are effective and
efficient in both design and operation at least annually.

(b)  Risk management performance is regularly monitored.

(c)  Risks and risk management performance are appropriately
communicated to stakeholders or risk owners including
those in charge of governance and those responsible for the
management of legal entities, functional units or business
processes.

The Board, with the assistance of the Audit Committee and Risk
Management Committee, evaluates the effectiveness of the systems for
identifying and managing risks that are material to the achievement of
corporate objectives.

Internal Control System

The Company has an internal control system designed and implemented
according to the framework and principles as advocated by the
Committee of Sponsoring Organizations of the Treadway Commission
(“COSO") in 2013. The system thus developed facilitates the Group to
achieve effectiveness and efficiency of operations, reliability of financial
reporting and compliance of laws and regulations. The main components
of the framework and the underlying principles that the Group observes
are as follows:

° Control Environment

Sound control environment is established by obtaining commitment
at all levels to integrity and ethical values, appointing independent
board of directors for oversight, enacting structures, organizations
and processes with clear reporting lines, authorities and
responsibilities, developing competences, and holding people
accountable to internal control.

° Risk Assessment

The risk assessment component under the COSO framework
complements that under the International Standard ISO31000. It
emphasises that clear objectives be firstly specified and risks to the
achievement of objectives are then identified with specific reference
to the need for considering potential for fraud and impact of
significant internal and external changes.
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° Control Activities

Control activities are selected and developed as part of the
treatment of risks identified. Controls are developed through
policies and procedures, along with information technology controls
selected and developed where appropriate.

o Information and Communication

This component is concerned with establishing internal and
external communication to provide the Group with quality
information needed to carry out day-to-day controls in support of
the achievement of its objectives. The communication component
under the COSO framework and that under the International
Standard 1SO31000 are two sides of the same coin, with the former
emphasising on information required to support the achievement of
objectives and the latter, on information required to address issues
arising from risks or the impact of uncertainty on the achievement
of objectives.

e Monitoring

It refers to ongoing and separate evaluations conducted to
ascertain whether material controls are appropriately developed and
functioning effectively. Internal control deficiencies identified are
evaluated and communicated to appropriate stakeholders.

Effectiveness of the Risk Management and Internal
Control Systems

The Board, through the Audit Committee and the Risk Management
Committee, has ongoing oversight of the Group’s risk management
and internal control systems. The Risk Management Committee holds
regular meetings to review risks recognised in the risks register based on
information from various stakeholders or risk owners. The Directors are
kept regularly apprised of significant risks that may impact the Group's
performance.

During the Year, the Board has engaged an external professional
consulting firm, JFU CPA, to review the performance of the Group’s risk
management and internal control systems with a view to:

o Reviewing the adequacy and effectiveness of the Group’s risk
management and internal control systems insofar as the principal
operations as identified are concerned;
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o Developing and implementing a new integrated management
tool for coordinating the overall risk management activities of the
Group; and

o Reporting to the Audit Committee the findings of the review and
making recommendations to the Board.

On the findings and recommendations, the Board concludes that the
state of the Group’s risk management and internal control systems is
sufficiently effective and commensurates with the current development
of the Group. The Group has been moving at a rapid pace and key
business structures, organizations and processes are being formed in
support. Accordingly, the Board directs that more resources be assigned
to develop controls, risk treatments and training in alignment with the
continuing development of the Group, ensuring that the effectiveness of
risk management and internal control systems are maintained.

Inside Information

Policies, procedures and controls for handling and dissemination of
inside information has been set out internally to enhance information
management of the Group and to ensure the authenticity, accuracy,
completeness and timeliness of information disclosed to the public
while safeguarding the legitimate rights and interests of the Company,
Shareholders, creditors and other stakeholders as a whole.

Corporate Governance and Internal Audit

The Group believes that good corporate governance practices are very
important for maintaining and promoting investor confidence and for the
sustainable growth of the Group. The Group has established an internal
audit function since 2018 to uplift the quality of corporate governance.

The internal audit function is independent of the Group’s daily operations
and facilitates the Board on evaluating the effectiveness of the risk
management and internal control systems by conducting interviews and
performing tests on management and operational controls.

Internal audit work plans are developed and executed with approval
of the Board, and with the essential support of experienced external
consultants. The internal audit function is accountable to the Board
through the Audit Committee.
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Shareholders’ Rights

Pursuant to Article 58 of the Company’s Articles of Association, any one
or more Shareholders holding at the date of deposit of the requisition
not less than one-tenth of the paid up capital of the Company carrying
the right of voting at general meetings of the Company shall at all times
have the right, by written requisition to the Board or the Company
Secretary, to require an extraordinary general meeting to be called by the
Board for the transaction of any business specified in such requisition;
and such meeting shall be held within two months after the deposit
of such requisition. If within 21 days of such deposit the Board fails to
proceed to convene such meeting the requisitionist(s) himself/herself or
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. The requisition in
writing should be sent to the Company’s registered address at Unit 1002,
10th Floor, Silvercord Tower 1, 30 Canton Road, Tsim Sha Tsui, Kowloon,
Hong Kong.

The same procedure also applies to any proposal to be tabled at
Shareholders’ meetings for adoption. The Board will review Shareholders’
enquiries on a periodic basis. Specific enquiries and suggestions by
Shareholders can be sent in writing to the Board or the Company
Secretary at the above address.

In case of shareholding enquires, Shareholders should direct their enquiries
to the Company’s Hong Kong branch share registrar, Tricor Investor
Services Limited, via its online holding enquiry at www.tricoris.com,
or by email to is-enquiries@hk.tricorglobal.com or dial its hotline at
(852) 2980 1333 or go in person at its public counter at 17/F, Far East
Finance Centre, 16 Harcourt Road, Hong Kong.

Communication with Shareholders

During the Year, the Board has adopted the Shareholders’ Communication
Policy, which is posted on the Company’s website.

To promote effective communication, the Company adopts a
shareholders’ communication policy which aims at establishing a two-
way relationship and communication between the Company and its
shareholders.

Designated Senior Management is responsible for communicating and
enhancing relationships with the investors of the Company. Enquiries
from investors are dealt with in a timely manner.

e SERE v

B R ER

RN AR E R AN E S8 &R T - FMEM
R Ef— B ZERRRAEEELELRE
ARFETIORERERRFTRREAGEENR
REBERA D —  HEERAEEZLAR
ARERLERER  EREEERRER
FIAEEEEBERTIEPENEMNES: MAE
BAATEBEKIEHENMEARET -
WMREERB 21 RN - EE S REBFFH
G BEEERZBREANBRARBTTARH
FlgE MEEERCBRREEEZREA
FedMEEANMBEERYBHRARFRE
EERBRRELRE SEHERKEFTELR
AR FEM A - it AR B NERDBERE
305RFER L1 EE 1012 1002 F o

HREFTERREARZRRASHRANZ
& BN THIEMARRSEH - MREHN
AREANZAVAEHATAFTE Laiir 2
EEgATIMER -

M FREEBENENR  RRABBUATH
NAARBNBROBPELEREDEEEFE
FELBRAGTER  FHAENMAMNE
B & 78 AR 75 (48 4k www.tricoris.com) © K E
i 2= is-enquiries@hk.tricorglobal.com : = &
H #47(852) 2980 1333 BB A HE A RIE
B MU ABREERBEIGHRERSRFBLO17

[

i#
B2 iR SR A T

U

RAFEER  EFSCHRMRFBABEK - &
BORE EERARE 24808 £ -

AR RH B R - AR AR B R R AR
R EHEBUARAEEBRROERRERNE
IH o

EiERZEREEABRERARRNRES
R EREMBER - REEZERNE M
BRIE

BNEMREBAMRAT 2023 F1§

71



72

—

CORPORATE GOVERNANCE REPORT
R B

Further, the Company provides extensive information in its annual and
interim reports and announcements. All Shareholders’ communications
are also available on the Company’s website, where the relevant latest
information, the up-to-date state of the Company’s business operation
and development, the Company’s financial information and corporate
governance practices and other data are available to the public.

The general meeting of the Company provides a useful forum for
Shareholders to exchange views with the Board. All Directors will make
an effort to attend the annual general meeting. External auditor is also
available at the annual general meeting to address Shareholders’ queries.
In case of any general meeting to approve a connected transaction or any
other transaction that is subject to independent Shareholders’ approval,
members of the independent board committee will also make an effort to
attend to address Shareholders’ queries.

The Company reviewed the implementation and effectiveness of the
shareholders’ communication policy and considered it to be effective.

Details of the Directors’ attendances at the 2023 general meeting are as
follows:
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No. of general
Meetings
attended/No. of
general meetings held
HERRAERE
HITRRARERE

Directors

=

Executive Directors HITES

Mr. Yao Jianhui PhiEE LA

Ms. Xia Lingjie BEfEr+

Non-Executive Directors FHITES

Ms. Zhan Yushan HEM Lt

Independent Non-Executive Directors BIKHITES

Ms. He Suying DES-%:eun

Mr. Shi Fazhen (appointed on 31 July 2023) ﬁm,ﬂ&f‘ﬁi(b’/\_ 2=
ZE)

Dr. Tang Lai Wah ﬁﬂ%@%@f@i

Mr. Wong Chun Bong (resigned on 31 July 2023) FiR#BEE(RZE-=

BHE)

CONSTITUTIONAL DOCUMENTS

The Company does not have any changes in the constitutional document
during the Year.
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TO THE SHAREHOLDERS OF GLORY SUN LAND GROUP LIMITED
(incorporated in the Cayman Islands with limited liability)

DISCLAIMER OF OPINION

We were engaged to audit the consolidated financial statements of
Glory Sun Land Group Limited (the “Company”) and its subsidiaries
(together the “Group”) set out on pages 78 to 217, which comprise the
consolidated statement of financial position as at 31 December 2023,
and the consolidated statement of profit or loss and other comprehensive
income, the consolidated statement of changes in equity and the
consolidated statement of cash flows for the year then ended, and notes
to the consolidated financial statements, including material accounting
policy information.

We do not express an opinion on the consolidated financial statements
of the Group. Because of the significance of the matter described in the
“Basis for Disclaimer of Opinion” section of our report, we have not been
able to obtain sufficient appropriate audit evidence to provide a basis for
an audit opinion on these consolidated financial statements. In all other
respects, in our opinion the consolidated financial statements have been
properly prepared in compliance with the disclosure requirements of the
Hong Kong Companies Ordinance.

BASIS FOR DISCLAIMER OF OPINION

Scope limitation relating to appropriateness of the
going concern assumption

As disclosed in note 2(c) to the consolidated financial statements, the
Group incurred a loss of approximately HK$828 million for the year
ended 31 December 2023, and as of that date, as disclosed in note 28
to the consolidated financial statements, the Group had total borrowings
of approximately HK$4,670 million, of which the current borrowings
amounted to approximately HK$3,953 million, while the Group had bank
and cash balances of approximately HK$24 million only.
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As a result of overdue loan principal and/or interest and/or breach of
other loan covenants, current borrowings with principal amounts of
approximately HK$2,935 million in aggregate as at 31 December 2023
which comprised bank borrowings of approximately HK$1,480 million
(the "Defaulted Bank Borrowings”), other borrowings of approximately
HK$861 million (the “Defaulted Other Borrowings”) and corporate bonds
of approximately HK$594 million, together with interest payables thereon
became due and repayable on demand, and were classified as current
borrowings accordingly.

During the year ended 31 December 2023, the Company and Shenzhen
Jitong Industrial Company Limited (”Jitong Industrial”), an indirect non-
wholly owned subsidiary of the Company, had received a petition (the
“Jitong Petition”) filed by a bank (the “Jitong Plaintiff”) to a court in
the People’s Republic of China (the “Jitong Petition Court”). The Jitong
Petition was filed on the principal ground that Jitong Industrial had
defaulted on its obligations due to its failure to make timely repayment
under the loan facility in principal amount of approximately RMB1,197
million (equivalent to approximately HK$1,311 million) and the Company
failed to perform its guaranteed obligations in relation to one of the
Defaulted Bank Borrowings borrowed by Jitong Industrial. Further, a
freezing order was issued by the Jitong Petition Court upon application
by the Jitong Plaintiff and accordingly, 100% equity interest of Jitong
Industrial, 99% equity interest of Yunfu Baoxin Property Company
Limited and 50.9999% equity interest of Hunan Meilian Property
Company Limited have been put under the freezing order. Subsequent to
31 December 2023, the first hearing for the Jitong Petition was held in
February 2024 and as of the date of the approval of these consolidated
financial statements, it is still pending the Jitong Petition Court’s decision.

In addition, during the year ended 31 December 2023, the Group had
received an early repayment notice in relation to one of the Defaulted
Other Borrowings of approximately HK$249 million, together with the
interest payables thereon.

The above conditions, together with other matters set out in note 2(c) to
the consolidated financial statements, indicate the existence of a material
uncertainty that may cast significant doubt on the Group’s ability to
continue as a going concern and, therefore, that the Group may not be
able to realise its assets and discharge its liabilities in the normal course of
business.
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In view of such circumstances, the directors of the Company have
prepared a cash flow forecast of the Group covering the next fifteen
months from the end of the reporting period (the “Cash Flow Forecast”)
which takes into account the plans and measures as set out in note 2(c)
to the consolidated financial statements. Based on the assessment made
by the directors of the Company, assuming the plans and measures can
be successfully implemented as scheduled notwithstanding the inherent
uncertainties associated with the future outcome of the above plans
and measures, the Group is able to continue as a going concern and it is
appropriate to prepare the consolidated financial statements on a going
concern basis.

The appropriateness of the consolidated financial statements prepared
on a going concern basis largely depends on whether those plans and
measures as detailed in note 2(c) to the consolidated financial statements
can be successfully implemented as scheduled.

However, in respect of the plans and measures that the Group would
successfully make further drawdown of the unutilised loan facilities from
the fund providers (the “Fund Providers”), as and when necessary, we
were unable to obtain the information that we considered necessary
for our evaluation of the financial viability of the Fund Providers to
provide sufficient funds to the extent that is necessary based on the Cash
Flow Forecast due to the unavailability of the information of the Fund
Providers.

Due to the limitations on our scope of work as stated above and there are
no alternative audit procedures that we can perform to obtain sufficient
appropriate audit evidence to support the above plans and measures
can be successfully implemented, as a result, we were unable to obtain
sufficient appropriate evidence to conclude whether the directors’ use
of the going concern basis of accounting to prepare the consolidated
financial statements is appropriate.

Should the Group fail to achieve the above plans and measures as
abovementioned, it might not be able to continue to operate as a going
concern, and adjustments would have to be made to write down the
carrying values of the Group’s assets to their net realisable amounts, to
provide for any further liabilities which might arise and to reclassify non-
current assets and non-current liabilities as current assets and current
liabilities respectively. The effects of these adjustments have not been
reflected in these consolidated financial statements.
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We disclaimed our opinion on the Group’s consolidated financial
statements for the year ended 31 December 2022 (“2022 Consolidated
Financial Statements”) relating to the going concern basis of preparing
the consolidated financial statements. The balances as at 31 December
2022 and the amounts for the year then ended are presented as
corresponding figures in the consolidated financial statements for the
year ended 31 December 2023. We disclaimed our audit opinion on
the consolidated financial statements for the year ended 31 December
2023 also for the possible effect of the disclaimer of opinion on 2022
Consolidated Financial Statements on the comparability of 2023 figures
and 2022 figures in the consolidated financial statements for the year
ended 31 December 2023.

DIRECTORS" RESPONSIBILITIES 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
Hong Kong Financial Reporting Standards issued by the Hong Kong
Institute of Certified Public Accountants (“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 also responsible for overseeing the Group's financial

reporting process. The Audit Committee assists the directors in
discharging their responsibility in this regard.
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AUDITOR’S RESPONSIBILITIES FOR THE AUDIT OF
THE CONSOLIDATED FINANCIAL STATEMENTS

Our responsibility is to conduct an audit of the Group’s consolidated
financial statements in accordance with Hong Kong Standards on
Auditing issued by the HKICPA and to issue an auditor’s report. This report
is made solely to you, as a body, in accordance with the terms of our
engagement, and for no other purpose. We do not assume responsibility
towards or accept liability to any other person for the contents of this
report.

However, because of the matter described in the “Basis for Disclaimer
of Opinion” section of our report, we were not able to obtain sufficient
appropriate audit evidence to provide a basis for an audit opinion on
these consolidated financial statements.

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

BDO Limited

Certified Public Accountants

Lo Ngai Hang

Practising Certificate Number P04743

Hong Kong, 28 March 2024

3 A Bl e

B BRARE M B RRBRRE
MEE
EERERBEACHIASRGNEEET
Al B EEMORA MG REEGTEY -
B BATIRE - AREDREE S ZRGE
REMBERFIEL - B2 - ARERT
PR - BEETRARENNE - 8
EEALEEREWEREE -

A AREFHORSE (T?“%ﬁﬁﬁ'}% ]
—HipTIlRIE - EEEERBADIRENEZ
BEARZEFAMBHBRNBZERLRHRE
2% o

REFESTM A ERSEERTAD
(IsPR1D) - BEFEIRN E5E - YOREST
AIEITEMEREE -

BRI CERSTNERAERAT
DAY

ERE

HEBEERITP04743

BE —ZT-WF=A=+N\H

BNEMREBAMRAT 2023 F1§

—

77



—

CONSOLIDATED STATEMENT OF PROFIT OR LOSS AND
OTHER COMPREHENSIVE INCOME
o P T8 i B L il 2 v W i

For the year ended 31 December 2023 # 2 —FE = =F+=-A=1+—HIF&E

2023 2022
—EB_=HF —E-F
Notes HK$'000 HK$'000
B 5T FET FAT
Revenue = 9 1,203,026 1,617,467
Cost of sales SHEERAR (1.425,913) (2,142,594)
Gross loss E2% | (222,887) (525,127)
Selling expenses HERX (14,530) (53,119)
Administrative expenses TR (54,413) (118,956)
Loss on disposal of subsidiaries — net HEWB A RSB FE 36(a) (156,169) -
Fair value loss on investment properties REVEHN N FEEE 20 (151,402) (222,953)
Impairment losses on property, plant and #9% - & M & @ RE 8558
equipment — net 19 - (24,508)
Impairment losses on financial and TRRENEEREBEFE
contract assets — net (42,556) (12,673)
Other income, gains or (losses) — net Hip U A - Wezisk (B518) /F58 10 (161,264) 81,455
Re-measurement on financial guarantee & #5128 & IE(F 30(a) 45,072 -
Loss from operations K EE (758,149) (875,881)
Finance costs BB AR 11 (133,787) (185,902)
Loss before income tax BRETEFiATES 18 13 (891,936) (1,061,783)
Income tax credit PSS 12 64,139 150,519
Loss for the year BEEEIE (827,797) (911,264)
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CONSOLIDATED STATEMENT OF PROFIT OR LOSS AND
OTHER COMPREHENSIVE INCOME
o Py TR i B L il 2 v W i

For the year ended 31 December 2023 #{2 —F = =41+ _-HA=+—HIFF/Z

2023 2022
—E_=4F —E-F
Notes HK$’000 HK$’000
Btet FET FAT
Other comprehensive income, BB E A2 EKE
net of tax
Item that will not be reclassified to Fo E# 7 EZEHEE :
profit or loss:
Fair value changes of equity BRATERREMEEEE
instruments at fair value through HER ([ AFESBHAM
other comprehensive income 2ERERTIER]) 2 I’
("FvTOCI") TEMHRFEE (899) (3,4417)
(899) (3,441)
Items that may be reclassified HETEN 7 EZREEER -
subsequently to profit or loss:
Exchange differences on translating BEGINETSHIE X =58
foreign operations 11,587 (684,698)
Exchange differences reclassified HEWBATSETSEEER
to profit or loss on disposal of HIbE X =58
subsidiaries 97,772 -
109,359 (684,698)
Other comprehensive income for EEENRHEEAHEMEE K
the year, net of tax 108,460 (688,139)
Total comprehensive income for AEEZHIKNZARE
the year (719,337) (1,599,403)
Loss for the year attributable to: EhAEEEE
Owners of the Company ViN/NEIE= VSN (601,331) (787,049)
Non-controlling interests FEE S (226,466) (124,215)
(827,797) (911,264)
Total comprehensive income for the RE{iAFE2EUNEEE
year attributable to:
Owners of the Company ViN/NEIEEY SN (486,661) (1,278,066)
Non-controlling interests JEFE I M RE R (232,676) (321,337)

(719,337) (1,599,403)

Loss per share - basic and diluted SREE - EXRREE GBWL)
(HK cents) 18 (550.66) (720.73)

—
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CONSOLIDATED STATEMENT OF FINANCIAL POSITION

i AR DL 2

As at 31 December 2023 R=—F = =4#F+=-H=+—H

2023 2022
—E_=F —EF
Notes HK$’000 HK$'000
B EE FET FAT
Non-current assets kRBEE
Property, plant and equipment ME - BB NERIE 19 57,072 84,048
Investment properties wEME 20 1,358,260 3,492,852
Financial assets at FVTOCI EATEESBEMEZERGEIIRS
TREE 22 354 1,253
1,415,686 3,578,153
Current assets REBEE
Inventories VEX<Y 23 4,722,974 8,086,954
Contract assets BHEE 24 29,962 31,505
Trade and other receivables B 5 K HAb EWEIA 26 3,417,211 4,407,066
Financial asset at fair value through profit {2 A FEFE @B IR ([ A TE
or loss (“FVTPL") HIBERYVEE ) 2EREE 25 1,436,692 -
Current tax assets BIHATR I & &= 49,149 51,119
Pledged and restricted bank deposits B R R RITER 27 52,081 441,325
Bank and cash balances RITMIRES &S 27 23,843 88,415
9,731,912 13,106,384
Current liabilities REBEE
Borrowings LES 28 3,953,170 5,567,577
Trade and other payables B 5 NhEMENRIE 29 2,999,725 4,022,677
Contract liabilities SHEE 24 906,025 2,386,427
Financial liability at FVTPL BATEERBERIIEZ2RAE 25 175,675 -
Financial guarantee B TSR 30 35,573 80,482
Lease liabilities HEAE 39 1,401 5,581
Current tax liabilities BIHATRIE & & 66,916 97,613
8,138,485 12,160,357
Net current assets REBEEZRE 1,593,427 946,027
Total assets less current liabilities EEAERREBAR 3,009,113 4,524,180
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CONSOLIDATED STATEMENT OF FINANCIAL POSITION
o B T 51K D 2

As at 31 December 2023 R=—F ==+ -H=+—H

2023 2022
—E_=F —E-F
Notes HK$’000 HK$'000
B EE TET FHT
Non-current liabilities kRBAE
Borrowings =T 28 717,085 913,535
Lease liabilities HeEalE 39 24,270 47,062
Deferred tax liabilities RIERIE A& 31 42,173 371,029
783,528 1,331,626
NET ASSETS EEFRE 2,225,585 3,192,554
Capital and reserves BXR#E
Share capital A&7 32 5,460 5,460
Reserves i 34 1,183,747 1,670,408
Equity attributable to owners of the ZAN/NSIESYSWN A
Company 1,189,207 1,675,868
Non-controlling interests FEFE &M RE S 1,036,378 1,516,686
TOTAL EQUITY Rl 2,225,585 3,192,554
The consolidated financial statements were approved and authorised for ZEGFAMBBRERCEEEeN T _NF=

issue by the board of directors on 28 March 2024 and were signed on its

behalf.

Yao Jianhui
PRz
Director

EF

AZ+NBHEREENZELHATESEKE

5 -

Xia Lingjie
BERE
Director

EF
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CONSOLIDATED STATEMENT OF CHANGES IN EQUITY
o B T AR 5 B

For the year ended 31 December 2023 #Z2 —E = =F+=HA=1+—HIFF&E

Attrbutable to equty holders of the Company

KLTRRIEARR
Share Non-
Share Share redemption Statutory Other ~ Sharcholders  Tenslaion ATOCT  Accumulated controling
cpial premium Tesene fesene resene  confrbution fesene fesene [osses Total interests Tl equity
BATE
i to)
2EhE
RE REE RABEEE KRR AMRE BRI EEER TBEE EiER B pEiER  RRUR
HK$1000 HKS 1000 HKS$'000 HKS'000 HKS'000 HK$'000 HK$'000 HK§'000 HK§000 HK$1000 HK$ 1000 HKS$'000
Thn T T Tin T Tin Thn Thr Thn Thn T T
At1January 2022 H-E-ZE-§-8 273,006 3416858 2269 54,201 904419 4149 164990 (16621) (1849337 2953934 1838023 4791957
Loss for the year TEEEE - - - - - - - - (187009 (8049 (14215 (911,64
Fairvalue changes of equtyinstnments st~ RATEEBAN2ENEIEL
Aol BETENATEED - - - - - - - B4 - B - B4
Bichange dfferences on ransleing foreign IS RAES 28
operations - - - - - (4g7,576) - - (487,576) (197.122) (684,6%)
Total comprehensive income for the year ~ AEE2AHHEE - - - - - - (487576) (3.441) (787,049)  (1,278,066) (0337 (1599403
Reduction of shae capta upon capita AEEERmE ()
reorganisation (note 32) (267,546) - - - - - - - 267546 - - -
Tansfer to statutry eserve BYREERE - - - 1365 - - - - (1,565) - - -
Changes in equity for the year KERRRED (267 546) - - 1,565 - - (487576) (3.441) (521,068 (1,278,066) B3 (1599403)
At 31 December 2022 W-BZZEtZf=t-R 5,460 3416858 2269 55,766 904419 4149 (322,586) (000 (2370405 1675868 1,516,686 3,192,554
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CONSOLIDATED STATEMENT OF CHANGES IN EQUITY
A B e AR S B R

For the year ended 31 December 2023 2 —F - =#F+ - H=+—HIFFZ

Attributable to equity holders of the Company

KDAREREARS
Share Non-
Share Share ~ redemption  Statutory Other  Shareholders  Translation FVTOC  Accumulated controlling
apital  premium reserve reserve reserve  contribution reserve reserve losses Total interests  Total equity
BATE
Fast
SEkE
R&  BfEE ROMEEE  HERE  BMRE  BREE ENRR  GBRR  BiER Bt FEHRER  EESE
HKS'000 HKS'000 HKS'000 HKS'000 HKS'000 HKS'000 HKS'000 HK$'000 HK§'000 HKS'000 HKS'000 HKS'000
T T T TEn TEn TEn TER TER TER T T T
At1January 203 H-E-ZE-§-8 5460 3416858 2269 55,766 904419 4149 (322,586) (20062) (2370405 1675868 1,516,686 3,192,554
Loss for the year FEREE - - - - - - (603 (G01331) (2646 (821797)
Fair value changes of equity nstruments at N
Aocl - - - - (899) - (899) - (899)
Exchange differences on transating freign
operations - - - 1,797 - - 11797 (6:210) 11,587
Brchange dferences recssfed topoft orloss - HENBAARENARZERER 258
on disposal o subsciaris note 36(2) (B3 360a)) - - - 97,1m - - 9. 9,m
Total comprehensive income for the year ~ AZE2FREASE - - - - - 115,569 (899) (601,331) (486,661) (232,676) (19331)
Disposal o subsidiaies (note 36/a) HERBLF (M3 360) - - (1983) - - - - 19283 - (1630 (163
Transte to statutory esenve EYTHTRE - - 15,183 - - - 5 (15,183) 5 -
Changes in equity for the year FEERRSE - - 4,060) - - 115,569 (899)  (9271) (486661 (480.308) (966,969
At 31 December 2023 WoBZ=F12A=t1-R 5,460 3,416,858 2,269 51,706 904,419 4149 (07,017) (209%1) (%7676 1189207 1,036,378 2205585
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For the year ended 31 December 2023 &

-

CONSOLIDATED STATEMENT OF CASH FLOWS

PCECCFf A= —HIFFE

)

2023 2022
—EB_=HF —E-F
Notes HK$'000 HK$'000
B 5T FET FET
CASH FLOWS FROM OPERATING RETHRERNE
ACTIVITIES
Loss before income tax BrFTIS TR EE (891,936) (1,061,783)
Adjustments for: AT S IEHE
Interest income FEHA 10 (884) (4,083)
Loss on disposal of subsidiaries — net HEWRB N BERFERE 36(a) 156,169 -
Finance costs BB 11 133,787 185,902
Depreciation e 13 6,423 21,107
Re-measurement on ST EPEER
financial guarantee 30(a) (45,072) -
Loss on disposal of property, plant HEME - BE KR EER
and equipment 10 - 32
Gain on lease modifications HEERAWE 10 (14,287) (2,246)
Fair value loss on investment WEMEN R THERRE
properties 20 151,402 222,953
Fair value loss on financial asset at ERAFEBEBRERIECZE/ME
FVTPL EZATEER 25(a) 22,994 -
Fair value loss on financial liability at RATEEAB=IEZE/ME
FVTPL B2 A EERE 25(b) 136,876 -
Foreign exchange loss/(gain) HNEETE, (W) 18,685 (70,865)
Impairment losses on property, plant mE - BELREREBERTE
and equipment — net 13 - 24,508
Impairment losses on financial and ERRENEERBEBEFE
contract assets — net 13 42,556 12,673
Write-down of inventories FE MU 13 302,709 700,068
Operating profit before working EEE P LR
capital changes 19,422 28,266
Decrease in trade and B 5 N H A FEWGRIER
other receivables 157,013 50,890
Decrease in inventories FERD 170,079 605,301
(Decrease)/increase in contract AHaECRY) 18
liabilities (450,572) 292,308
Increase in trade and other payables B 5 R E A FERT FRIEIE N 228,806 44,304
Cash generated from operations KEEBMERE 124,748 1,021,069
Tax paid [SENEE (35,307) (67,766)
Interest received 2 UWF 8 884 4,083
Net cash generated from operating KEEBMSIR TR
activities 90,325 957,386
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CONSOLIDATED STATEMENT OF CASH FLOWS

For the year ended 31 December 2023 2 —F - =#F+ - H=+—HIFFZ

2023 2022
—E_=4F T HF
Notes HK$’000 HK$’000
s FET FAT
CASH FLOWS FROM INVESTING RETZHRTRE
ACTIVITIES
Disposal of subsidiaries, net of cash HEMBAGT @ {IREHERS
disposed 36(a) 12,735 -
Placement of pledged and restricted FACER R ZREIHRITIFHR
bank deposits (379,937) (901,406)
Withdrawal of pledged and restricted ~ $2EXE I & 2[R H|$R1T1F 5K
bank deposits 508,125 796,733
Proceeds from disposal of financial BAFERERATEBEREM
assets at FVTOCI in prior year 2HEWEINE SREE AT
BIE - 3,946
Consideration received in relation to BTFELEERBART 2E2HN
disposal of subsidiaries in prior year B - 132,000
Purchases of property, plant and BEME  BELRE
equipment (451) (8,190)
Payment for investment properties SR EME (38,221) (25,669)
Proceeds from disposal of property, HEWE  BMENMRENAER
plant and equipment i) 1 55
Proceeds from disposal of investment HEIRE YRS FIE
properties = 24,608
Net cash generated from investing B EBFTSIR e FRE
activities 102,252 22,077
CASH FLOWS FROM FINANCING METHRTRE
ACTIVITIES
Advance from former related parties B AN A T2 B30 36(b) - 1,433
Proceeds from borrowings EREIE 36(b) 1,284,360 2,813,120
Repayment of borrowings EEER 36(b) (1,433,302) (3,677,822)
Repayment of corporate bonds BEQAES 36(b) = (75,012)
Repayment of principal portion on lease [EEHAEEEZ AL EHH
liabilities 36(b) (1,120) (914)
Repayment of interest portion on lease  E:ETHE & &2 F S 5D
liabilities 36(b) (3,081) (5,524)
Repayment to a non-controlling interest  {&38 JEIR I £ ZS 36(b) (35) (205)
Interest paid BEAFE 36(b) (113,947) (253,584)
Net cash used in financing activities BE RIS T (267,125) (1,198,508)
NET DECREASE IN CASH AND CASH RERHRSEEYRL FHE
EQUIVALENTS (74,548) (219,045)
CASH AND CASH EQUIVALENTS AT FHZHRERBESZEEY
BEGINNING OF YEAR 88,415 341,393
EFFECT OF FOREIGN EXCHANGE Exgs o8
RATE CHANGES 9,976 (33,933)
CASH AND CASH EQUIVALENTS AT FRzRERBESZEY - f
END OF YEAR, REPRESENTED BY BRUTARRR 23,843 88,415
Bank and cash balances IRITMIRE 0 23,843 88,415
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GENERAL INFORMATION

The Company was incorporated in the Cayman Islands with limited
liability. The address of its registered office is Cricket Square,
Hutchins Drive, PO. Box 2681, Grand Cayman KY1-1111, Cayman
Islands. The address of its principal place of business in Hong Kong
is Unit 1002, 10th Floor, Silvercord Tower 1, 30 Canton Road, Tsim
Sha Tsui, Kowloon, Hong Kong. The Company’s shares are listed on
the Main Board of The Stock Exchange of Hong Kong Limited (the
"Stock Exchange”).

The Company is an investment holding company. The principal
activities of its subsidiaries are set out in note 21 to the consolidated
financial statements. “The Group” comprises the Company and its
subsidiaries.

BASIS OF PREPARATION
(a) Statement of compliance

The consolidated financial statements have been prepared in
accordance with all Hong Kong Financial Reporting Standards
("HKFRS"), Hong Kong Accounting Standards (“HKASs")
and Interpretations (hereinafter collectively referred to
as the “HKFRSs") issued by the Hong Kong Institute of
Certified Public Accountants (“HKICPA"”) and the disclosure
requirements of the Hong Kong Companies Ordinance.
In addition, the consolidated financial statements include
applicable disclosures required by the Rules Governing the
Listing of Securities on the Stock Exchange (the “Listing
Rules”).

(b) Basis of measurement

The consolidated financial statements have been prepared
under the historical cost basis except for investment properties
and certain financial instruments, which are measured at fair
values.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
Ao B A 25 A W

For the year ended 31 December 2023 B2 —FE = =F+=-H=+—HIFFE
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
Ao By TR 5 A W

For the year ended 31 December 2023 2 —F - =#F+ - H=+—HIFFZ

2. BASIS OF PREPARATION (Continued) 2. REEEE)
(c) Going concern assumption (o) FELERR

The Group incurred a loss of approximately HK$828 million
for the year ended 31 December 2023, and as of that date, as
disclosed in note 28 to the consolidated financial statements,
the Group had total borrowings of approximately HK$4,670
million, of which the current borrowings amounted to
approximately HK$3,953 million, while the Group had bank
and cash balances of approximately HK$24 million only.

As a result of overdue loan principal and/or interest and/
or breach of other loan covenants, current borrowings
with principal amounts of approximately HK$2,935 million
in aggregate as at 31 December 2023 which comprised
bank borrowings of approximately HK$1,480 million
(the “Defaulted Bank Borrowings”) (note 28(a)), other
borrowings of approximately HK$861 million (the “Defaulted
Other Borrowings”) (note 28(b)) and corporate bonds
of approximately HK$594 million (note 28(d)), together
with interest payables thereon became due and repayable
on demand, and were classified as current borrowings
accordingly.

During the year ended 31 December 2023, the Company
and Jitong Industrial (as defined in note 21) had received a
petition (the “Jitong Petition”) filed by a bank (the "Jitong
Plaintiff”) to a court in the People’s Republic of China (“PRC")
(the “Jitong Petition Court”). The Jitong Petition was filed
on the principal ground that Jitong Industrial had defaulted
on its obligations due to its failure to make timely repayment
under the loan facility in principal amount of approximately
RMB1,197 million (equivalent to approximately HK$1,311
million) and the Company failed to perform its guaranteed
obligations in relation to one of the Defaulted Bank
Borrowings borrowed by Jitong Industrial. Further, a freezing
order was issued by the Jitong Petition Court upon application
by the Jitong Plaintiff and accordingly, 100% equity interest
of Jitong Industrial, 99% equity interest of Yunfu Baoxin (as
defined in note 21) and 50.9999% equity interest of Hunan
Meilian (as defined in note 21) have been put under the
freezing order. Subsequent to 31 December 2023, the first
hearing for the Jitong Petition was held in February 2024 and
as of the date of the approval of these consolidated financial
statements, it is still pending the Jitong Petition Court's
decision.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
Ao B A 25 A W

For the year ended 31 December 2023 2 —F - =#F 1+ - H=+—HIFZF

2.

BASIS OF PREPARATION (Continued)

(c) Going concern assumption (Continued)

In addition, during the year ended 31 December 2023, the
Group had received an early repayment notice in relation
to one of the Defaulted Other Borrowings of approximately
HK$249 million, together with the interest payables thereon.

The above conditions indicate the existence of a material
uncertainty that may cast significant doubt on the Group’s
ability to continue as a going concern and, therefore, that the
Group may not be able to realise its assets and discharge its
liabilities in the normal course of business.

In view of such circumstances, the directors of the Company
have prepared a cash flow forecast of the Group covering the
next fifteen months from the end of the reporting period (the
“Cash Flow Forecast”) with plans and measures to mitigate
the liquidity pressure and to improve its financial position.
Certain plans and measures have been or will be taken by
the directors of the Company include, but not limited to, the
following:

(i)  On 3 October 2022, the Group and its former related
parties, Glory Sun Financial Group Limited (currently
known as Renze Harvest International Limited) (“Renze
Harvest”) and its subsidiaries (collectively as the “Renze
Harvest Group”) entered into a framework agreement
(the “Framework Agreement”), and on 19 October
2022, the Group and Renze Harvest Group entered
into a sale and purchase agreement (the “Sale and
Purchase Agreement”), pursuant to which the Group
conditionally agreed to sell, and Renze Harvest Group
conditionally agreed to acquire, 51% of the total
equity interest of Shantou Taisheng Technology Limited
("Shantou Taisheng”), a former indirect non-wholly
owned subsidiary of the Company, at the consideration
of approximately RMB1,176 million (equivalent to
approximately HK$1,288 million) (the “1st Tranche
Disposal”). The 1st Tranche Disposal was completed on
22 March 2023 (the “1st Tranche Completion”), and
the consideration for the 1st Tranche Disposal has been
fully off-set against the outstanding loans together
with interest payables owed to Renze Harvest Group
accordingly.
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2.

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

BASIS OF PREPARATION (Continued)

(c) Going concern assumption (Continued)

(i)

(Continued)

Pursuant to the Sale and Purchase Agreement, subject to
the satisfaction of the conditions precedent, the Group
shall dispose the remaining 49% of the total equity
interest of Shantou Taisheng to Renze Harvest Group
within twelve months from the 1st Tranche Completion
at the consideration of approximately RMB1,129 million
(equivalent to approximately HK$1,237 million) (the
“2nd Tranche Disposal”), the consideration from the
2nd Tranche Disposal will be used to off-set against
the amount due to Shantou Taisheng by the Group of
approximately HK$478 million. The remaining balance
of the consideration of the 2nd Tranche Disposal of
approximately HK$759 million will be settled in cash (the
“2nd Tranche Cash Consideration”) within six months
from the completion of the 2nd Tranche Disposal.

Pursuant to the Sale and Purchase Agreement, the 2nd
Tranche Cash Consideration will be used to settle the
current bank borrowing with an outstanding principal
amount of approximately HK$378 million with maturity
in October 2025 borrowed by Shenzhen Baoxin
Industrial (as defined in note 21), which is secured by
investment properties and properties held for sale of
Shantou Taisheng.

Pursuant to the supplemental agreement to the Sale
and Purchase Agreement dated 22 March 2024, the
Group and Renze Harvest Group have mutually agreed
to an extension of the completion of the 2nd Tranche
Disposal to 30 June 2024 (note 41(b)).

2.

B 17 S 5 A Wi

For the year ended 31 December 2023 2 —F - =#F+ - H=+—HIFFZ
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
Ao B A 25 A W

For the year ended 31 December 2023 B2 —FE = =F+=-H=+—HIFFE

BASIS OF PREPARATION (Continued)

(c) Going concern assumption (Continued)

(i)

As at 31 December 2023, the Group had corporate
bonds with principal amounts of approximately HK$94
million (the “2022 March Bonds”) (note 28(d)). The
Group and several bondholders of the 2022 March
Bonds entered into the settlement agreements to
transfer certain properties to off-set against the
outstanding principal amounts and interest payables of
the 2022 March Bonds of approximately HK$21 million
(note 28(d)). The obligation will be discharged upon the
handover of such properties. As at 31 December 2023,
the respective properties were still under development
and the handover was expected to be completed
during the period of the Cash Flow Forecast. The
Group has been actively negotiating with the remaining
bondholders of the 2022 March Bonds of approximately
HK$73 million, for possible settlement arrangements,
which may include, among other things, to use assets
for settlement or to extend the maturity date of the
2022 March Bonds.

Glory Sun Land Group Limited  Annual Report 2023

2.

mBEE &)
BESERRE)

(9]

(ii)

RZBE-_=F+-_A=+—
H AEBBEASBEOA
UEFEBBTHRRAES =
T F=ZABHFD (M=
28(d)) s AEFHH L T
TZF=ZREHFZEHEB AR
VEERE BERETUE
U —E-_—F=RAE+F
MAREERNS REMFELY
2185 & 7% (Bt E283d) °
ZETBRNEBMERIE
bR e RZTE_=F+=H
=+—H G BE@EMEDER
E o BRIEBERE SR
SEAHBRNTER - NEEIE
BIREARERENI3EE BT
M-_ZE-_—_F=-—AEBLE2H
BIEHIFE AT RE 2 F1#E
ZHRITER  ER kR
B(EPRE)FEREERE
TE-_F=AESNEE
—TE - F= RBEHF 2T
E] o



NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

2. BASIS OF PREPARATION (Continued)

(c) Going concern assumption (Continued)

(iii)

As at 31 December 2023, the Group had another
corporate bond with principal amount of HK$500
million (the “Yunnan International Corporate Bond") of
which the bondholder is Yunnan International Holding
Group Limited (“Yunnan International”). During the
year ended 31 December 2023, the Group entered into
a settlement agreement to transfer certain properties
to off-set against the outstanding principal amount
and interest payables of the Yunnan International
Corporate Bond of approximately RMB92 million.
The obligation will be discharged upon the handover
of such properties. As at 31 December 2023, the
handover had not been completed, and was expected
to be completed during the period of the Cash Flow
Forecast. Further, on 26 January 2024, the Group and
Yunnan International entered into another settlement
agreement (the “Yunnan International Settlement
Agreement”) to transfer the entire equity interest of the
subsidiaries, namely Shenzhen Virdom (as defined in
note 21), Shenzhen Baoxin Trading (as defined in note
21) and Shenzhen Hongguanghao Industrial Co., Ltd.
(“Shenzhen Hongguanghao”) to YEIG International
Engineering Co., Ltd. ("YEIG International”), as the
nominee of Yunnan International, for partial settlement
of the Yunnan International Corporate Bond of
approximately RMB245 million (the “Partial Settlement
Amount”) (the “Disposal”). The Partial Settlement
Amount is subject to necessary adjustments (the
“Necessary Adjustments”) may be made to the valuation
of Shenzhen Hongguanghao at the date of completion
of the Disposal, provided that the adjustment amount
shall, in any event, not exceed 5% of the valuation of
commercial properties located in Shenyang owned by
Shenzhen Hongguanghao (the “Shenyang Commercial
Property”) which was determined as at 31 May 2023
(i.e. approximately RMB5.48 million).

B 17 S 5 A Wi

For the year ended 31 December 2023 2 —F - =#F+ - H=+—HIFFZ
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
Ao B A 25 A W

For the year ended 31 December 2023 B2 —F ==

=FFHA=1—HIFFE

2. BASIS OF PREPARATION (Continued)

(c) Going concern assumption (Continued)

(iii)

(Continued)

In addition, pursuant to the Yunnan International
Settlement Agreement, no further interest shall be
accrued on the Yunnan International Corporate
Bond from 31 January 2023 onwards. The Company
shall, upon completion of the Disposal and at the
written request of Yunnan International, enter into
a separate agreement with and arrange for the
unconditional repayment of the remaining outstanding
amount subject to Necessary Adjustments of Yunnan
International Corporate Bond to Yunnan International.

The resolution in relation to the Disposal has been
duly passed by the shareholders at the extraordinary
general meeting (the "EGM”) held on 20 March 2024.
Up to the approval date of these consolidated financial
statements, the completion of the Disposal has not
been taken place.

As at 31 December 2023, the Group had a number of
unsecured loan facilities (the “2023 Facilities”) of which
approximately RMB69 million had been utilised and
approximately RMB3,131 million were unutilised (note
28(b)). Subsequent to 31 December 2023, the Group
has further obtained a new unsecured loan facility from
one of the existing fund providers with an amount
of approximately RMB1,000 million (the “2024 New
Facility”) (note 28(b)), and the Group has not further
drawn down any of the unutilised 2023 Facilities and
2024 New Facility. In this respect, the directors of the
Company are confident that these unutilised loan
facilities could provide adequate funding to the Group,
as and when necessary, such as repayment of overdue
borrowings.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
Ao By TR 5 A W

For the year ended 31 December 2023 2 —F - =#F+ - H=+—HIFFZ

2. BASIS OF PREPARATION (Continued) 2. mEEE®
(c) Going concern assumption (Continued) () BERKERR B

(v)  The Group will accelerate the pre-sales of its major
property development projects during the period of the
Cash Flow Forecast.

Based on the Cash Flow Forecast assuming the above plans
and measures can be successfully implemented as scheduled
notwithstanding the inherent uncertainties associated with
the future outcome of the above plans and measures, that
include:

(i) whether the 2nd Tranche Disposal will be completed as
planned;

(i) whether the properties under development that to be
used for partial settlement of the 2022 March Bonds
will be completed and to be handover to the relevant
bondholders; whether the properties to be used for
partial settlement of the Yunnan International Corporate
Bond to be handover to the relevant bondholder
as planned; and whether a mutual agreement
on settlement arrangements with the remaining
bondholders of the 2022 March Bonds can be reached;

(i) whether the unutilised loan facilities from the fund
providers can be drawn down successfully as and when
necessary; and

(iv) whether the Group is able to collect the pre-sales
proceeds of the major property development projects
with the expected price and timing according to the
accelerated pre-sales plan,

the directors of the Company are of the opinion that the
Group is able to continue as a going concern and would have
sufficient financial resources to finance the Group’s operations
and meet its financial obligations as and when they fall due.
Accordingly, it is appropriate to prepare the consolidated
financial statements on a going concern basis.

Should the Group fail to achieve the above plans and
measures as abovementioned, it might not be able to
continue to operate as a going concern, and adjustments
would have to be made to write down the carrying values of
the Group’s assets to their net realisable amounts, to provide
for any further liabilities which might arise and to reclassify
non-current assets and non-current liabilities as current
assets and current liabilities respectively. The effects of these
adjustments have not been reflected in these consolidated
financial statements.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
Ao B A 25 A W

For the year ended 31 December 2023 2 —F - =#F 1+ - H=+—HIFZF

2.

3.

BASIS OF PREPARATION (Continued)

(d) Functional and presentation currency

Items included in the financial statements of each of the
group’s entities are measured using the currency of the
primary economic environment in which the entity operates
(the “functional currency”). The consolidated financial
statements are presented in Hong Kong dollars (“"HK$"),
which is the Company’s presentation and functional currency.
Amounts are rounded to thousands, unless otherwise stated.

ADOPTION OF HKFRSs

(@) Adoption of new standards, interpretations

and amendments to HKFRSs — effective 1
January 2023

The HKICPA has issued a number of new and amendments
to HKFRSs that are first effective for the current accounting
period of the Group:

Amendments to HKAS 1 and  Disclosure of Accounting
HKFRS Practice Statement 2 Policies

Amendments to HKAS 8 Definition of Accounting
Estimates

Deferred tax related to Assets
and Liabilities arising from

a Single Transaction

Amendments to HKAS 12

Amendments to HKAS 12 International Tax Reform —

Pillar Two Model Rules

HKFRS 17 Insurance Contracts

Except as described below, the application of the new
and amendments to HKFRSs in the current year has had
no material impact on the Group’s financial position and
performance for the current and prior years and/or on the
disclosures set out in these consolidated financial statements.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
Ao By TR 5 A W

For the year ended 31 December 2023 2 —F - =#F+ - H=+—HIFFZ

3. ADOPTION OF HKFRSs (Continued) 3. RANEBUHBHREERN &)

() ZRMBEBMBRELED 25

(@) Adoption of new standards, interpretations

and amendments to HKFRSs — effective 1
January 2023 (Continued)

Impact on application of Amendments to HKAS
1 and HKFRS Practice Statement 2 “Disclosure of
Accounting Policies”

The Group has adopted Amendments to HKAS 1 and HKFRS
Practice Statement 2 “Disclosure of Accounting Policies” for
the first time in the current year. HKAS 1 “Presentation of
Financial Statements” is amended to replace all instances
of the term “significant accounting policies” with “material
accounting policy information”. Accounting policy
information is material if, when considered together with
other information included in an entity’s financial statements,
it can reasonably be expected to influence decisions that the
primary users of general purpose financial statements make
on the basis of those financial statements.

The amendments also clarify that accounting policy
information may be material because of the nature of the
related transactions, other events or conditions, even if the
amounts are immaterial. However, not all accounting policy
information relating to material transactions, other events or
conditions is itself material. If an entity chooses to disclose
immaterial accounting policy information, such information
must not obscure material accounting policy information.

HKFRS Practice Statement 2 “Making Materiality Judgements”
(the “Practice Statement”) is also amended to illustrate
how an entity applies the “four-step materiality process”
to accounting policy disclosures and to judge whether
information about an accounting policy is material to its
financial statements. Guidance and examples are added to
the Practice Statement.

The application of the amendments has led to the
presentation of material accounting policy in the financial
statements, but had no material impact on the Group's
financial position and performance.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

f 7 S 5 R B

For the year ended 31 December 2023 2 —F - =#F 1+ - H=+—HIFZF

3. ADOPTION OF HKFRSs (Continued)

(b) New standards, interpretations and
amendments to HKFRSs that have been issued
but are not yet effective

The following amendments to HKFRSs, have been issued,
but are not yet effective and have not been early adopted by
the Group. The Group’s current intention is to apply these
changes on the date they become effective.

Amendments to HKAS 1 Non-current Liabilities with
Covenants'
Amendments to HKAS 1 Classification of Liabilities as

Current or Non-current’

Amendments to HKFRS 16 Lease Liability in a Sale and

Leaseback’
Amendments to HKAS 7 and  Supplier Finance
HKFRS 7 Arrangements’
Amendments to HKAS 21 Lack of Exchangeability?

Amendments to HKFRS 10 Sale or Contribution of

and HKAS 28 Assets between an Investor
and its Associate or Joint
Venture?
Hong Kong Interpretation 5 Presentation of Financial
(Revised) Statements — Classification

by the Borrower of a
Term Loan that Contains
a Repayment on Demand
Clause'

! Effective for annual periods beginning on or after 1 January 2024
2 Effective for annual periods beginning on or after 1 January 2025

3 Effective for annual periods beginning on or after a date to be
determined

The Group is currently assessing the impact of these
amendments. The Group does not expect these amendments
issued but not yet effective, to have a material impact on the
Group.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
Ao By TR 5 A W

For the year ended 31 December 2023 2 —F - =#F+ - H=+—HIFFZ

=113

4. ACCOUNTING POLICIES 4, BIBER

(a) Basis of consolidation (a) ZHREEE

The consolidated financial statements comprise the
financial statements of the Company and its subsidiaries.
Inter-company transactions and balances between group
companies are eliminated in full in preparing the consolidated
financial statements.

The financial statements of subsidiaries are consolidated in the
consolidated financial statements from the dates of control
commenced and up to the dates of control ceased.

The Group on a transaction-by-transaction basis, measure
the non-controlling interests either at fair value or at the
proportionate share of the acquiree’s identifiable net assets at
the date of acquisition.

Subsequent to acquisition, the carrying amount of non-
controlling interests is the amount of those interests at initial
recognition plus such non-controlling interest’s share of
subsequent changes in equity. Non-controlling interests are
presented in the consolidated statement of financial position
within equity, separately from equity attributable to owners
of the Company. Profit or loss and each component of other
comprehensive income are attributed to the owners of the
Company and to the non-controlling interests even if this
results in those non-controlling interests having a deficit
balance.

When the Group loses control of a subsidiary, the profit or
loss on disposal is calculated as the difference between (i)
the aggregate of the fair value of the consideration received
and the fair value of any retained interest and (i) the previous
carrying amount of the assets (including goodwill), and
liabilities of the subsidiary and any non-controlling interest.
Amounts previously recognised in other comprehensive
income in relation to the subsidiary are accounted for in the
same manner as would be required if the relevant assets or
liabilities were disposed of.

RAEMBRREBEARRRENE
REZFBHREK - FEARFREZ

K ftg - IR R BUR A TS8R
KRB -

(RIENCIPAp T E= ) elIs
HEEA AR BHREAN - &
ERIMEHIBERAL

AEBA BRI HERNAATFE
SEHBBE R 2B EEFE
Lo BIET ERUREE B Hl 2 JEHE 1

A
g

WEETR - JFEETIE R 2 FREER
A E RNV S R 2 RN
%?ﬂ&%ﬁfﬁ%ﬁﬂé“@z

o JEIEHI TR RN A B
RﬁW%*ETEW ERANNGES
BAREEZNFHZE - MESE
HAERMIEEGI S DR B A
g B N H M2 K R AR
D ERBR AR BR A AR I
o

BEASERAMBARZEGE - B
EHEARUATMEZEZR  ()EW
REAFERETAREREAFE
LR RN EE (BREEE)BE
A% IE {8 B P B8 2 A B AR AR IR ) 1
HRBEEE - UEREMEE
WatER BB ARG 2R
EED AR - MR EES
BEEKHE -

BNEMREBAMRAT 2023 F1§

—

97



98

—

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
Ao B A 25 A W

For the year ended 31 December 2023 &2 —E - =# 1+ _-H=+—HIF/Z

4. ACCOUNTING POLICIES (Continued)

(b) Subsidiary

(c)

A subsidiary is an investee over which the Company is able
to exercise control. The Company controls an investee if all
three of the following elements are present: power over
the investee, exposure, or rights, to variable returns from
the investee, and the ability to use its power to affect those
variable returns. Control is reassessed whenever facts and
circumstances indicate that there may be a change in any of
these elements of control.

In the Company’s statement of financial position, investments
in subsidiaries are stated at cost less impairment loss, if any.
The results of subsidiaries are accounted for by the Company
on the basis of dividend received and receivable.

Property, plant and equipment

Property, plant and equipment, including buildings, held for
use in the production or supply of goods or services, or for
administrative purposes, are stated at cost less accumulated
depreciation and accumulated impairment losses.

The cost of property, plant and equipment includes its
purchase price and the costs directly attributable to the
acquisition of the items.

Subsequent costs are included in the asset’s carrying amount
or recognised as a separate asset, as appropriate, only when
it is probable that future economic benefits associated with
the item will flow to the Group and the cost of the item can
be measured reliably. The carrying amount of the replaced
part is derecognised. All other repairs and maintenance are
recognised as an expense in profit or loss during the financial
period in which they are incurred.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
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For the year ended 31 December 2023 2 —F - =#F+ - H=+—HIFFZ

4. ACCOUNTING POLICIES (Continued)

(o)

(d)

Property, plant and equipment (Continued)

Property, plant and equipment are depreciated so as to
write off their cost net of expected residual value over their
estimated useful lives on a straight-line basis. The useful lives,
residual value and depreciation method are reviewed, and
adjusted if appropriate, at the end of each reporting period.
The useful lives are as follows:

Office equipment
Motor vehicles
Buildings

3 to 10 years

4 to 5 years

Over the shorter of the term
of the related lease, and
20-30 years

Over the lease term of the
related lease

Land and properties leased for Over the lease term
own use

Leasehold improvements

The gain or loss on disposal of an item of property, plant and
equipment is the difference between the net sale proceeds
and its carrying amount, and is recognised in profit or loss on
disposal.

Investment properties

Investment properties are properties held either to earn
rentals or for capital appreciation or for both, but not held for
sale in the ordinary course of business, use in the production
or supply of goods or services or for administrative purposes.

Investment properties are measured at cost on initial
recognition and subsequently at fair value with any change
therein recognised in profit or loss.

Construction costs incurred for investment properties under
construction are capitalised as part of the carrying amount of
the investment properties under construction.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
Ao B A 25 A W

For the year ended 31 December 2023 2 —F - =#F 1+ - H=+—HIFZF

4. ACCOUNTING POLICIES (Continued)

(d) Investment properties (Continued)

(e)

Investment properties are derecognised upon disposal or
when the investment properties are permanently withdrawn
from use and no future economic benefits are expected from
the disposal. Any gain or loss arising on derecognition of
the property, calculated as the difference between the net
disposal proceeds and the carrying amount of the asset is
included in profit or loss in the period in which the property is
derecognised.

Leases
The Group as a lessee

All leases are capitalised in the statement of financial position
as right-of-use assets and lease liabilities except for (i) leases
which are short-term leases and/or (ii) leases for which
the underlying asset is of low-value. The lease payments
associated with those leases have been expensed on straight-
line basis over the lease term.

Right-of-use asset

The right-of-use asset are initially recognised at cost and
would comprise: (i) the amount of the initial measurement
of the lease liability (see below for the accounting policy to
account for lease liability); (i) any lease payments made at
or before the commencement date, less any lease incentives
received; (iii) any initial direct costs incurred by the lessee
and (iv) an estimate of costs to be incurred by the lessee
in dismantling and removing the underlying asset to the
condition required by the terms and conditions of the lease,
unless those costs are incurred to produce inventories.

Glory Sun Land Group Limited  Annual Report 2023

SEBER (#7)
(d) REWME#)

(e)

BEMERHERKNEREMEK
AT BERRL LR - BEHA
EHERGSRRLENE - AR
LEFER R H T A A RO (T I o
BER(ROEMSRRFREZE
ERmECRNZETE)RZY
KR IHER IR AR -

HE
EEEEBEABA

FREMERRMBEIMRARENCS
ERAREERHERE  HOEE
HHEEZEER HK(NEBEER
EEEZHERN - BRFHER
FANHEENRE R EERRRER
JEZHH

EHEEE

150 PR # B EE ) 25 4% P AN T AR 3
B (OWHERBNIILHESER
(R XEHEHEEREBARZESR
B ¢ (A R4 B HIs 2 B fE
ZEAIRENFOR A W EE
B (iERBEAEEZ TANSER
B R (iv) ATE ASRRR S BB B 1E
BEEZMERFIGMFFIRE 2R
R BELZAARA  BEER
BMEEZZFMARIERSN



NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
Ao By TR 5 A W

For the year ended 31 December 2023 2 —F - =#F+ - H=+—HIFFZ

SEBER (#)
(e) HME (&)

4. ACCOUNTING POLICIES (Continued) 4,

(e) Leases (Continued)

The Group as a lessee (Continued)
Right-of-use asset (Continued)

Except for right-of-use asset that meets the definition of an
investment property or leasehold land where the interest in
the land is held as inventory, the Group measures the right-of-
use assets applying a cost model. Under the cost model, the
Group measures the right-to-use at cost, less any accumulated
depreciation and any impairment losses, and adjusted for any
remeasurement of lease liability.

The Group accounts for leasehold land and buildings that are
held for rental or capital appreciation purpose under HKAS
40 and are carried at fair value. The Group accounts for right-
of-use assets related to interests in leasehold land where
the interest in the land is held as inventory are carried at the
lower of cost and net realisable value. Other than the above
right-of-use assets, the Group also has leased a number
of properties under tenancy agreements which the Group
exercises it judgement and determines that it is a separate
class of asset apart from the leasehold buildings which is
held for own use. As a result, the right-of-use asset arising
from the properties under tenancy agreements are carried at
depreciated cost.

Lease liability

The lease liability is initially recognised at the present
value of the lease payments that are not paid at the date
of commencement of the lease. The lease payments are
discounted using the interest rate implicit in the lease, if
that rate can be readily determined. If that rate cannot be
readily determined, the Group uses the lessee’s incremental
borrowing rate.

Subsequent to the commencement date, the Group measures
the lease liability by: (i) increasing the carrying amount
to reflect interest on the lease liability; (ii) reducing the
carrying amount to reflect the lease payments made; and (iii)
remeasuring the carrying amount to reflect any reassessment
or lease modifications, or to reflect revised in-substance fixed
lease payments.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
Ao B A 25 A W

For the year ended 31 December 2023 B2 —FE = =F+=-H=+—HIFFE

4. ACCOUNTING POLICIES (Continued)

(e) Leases (Continued)

The Group as a lessee (Continued)
Lease liability (Continued)

When the Group revises its estimate of the term of any lease
(because, for example, it re-assesses the probability of a lessee
extension or termination option being exercised), it adjusts the
carrying amount of the lease liability to reflect the payments
to make over the revised term, which are discounted using a
revised discount rate. In both cases, an equivalent adjustment
is made to the carrying value of the right-of-use asset,
with the revised carrying amount being amortised over the
remaining (revised) lease term. If the carrying amount of the
right-of-use asset is adjusted to zero, any further reduction is
recognised in profit or loss.

When the Group renegotiates the contractual terms of a lease
with the lessor, where the renegotiation increases the scope
of the lease (such as an extension to the lease term), the
lease liability is remeasured using the discount rate applicable
on the modification date, with the right-of-use asset being
adjusted by the same amount. If the renegotiation results in a
decrease in the scope of the lease, both the carrying amount
of the lease liability and right-of-use asset are reduced by the
same proportion to reflect the partial or full termination of
the lease with any difference recognised in profit or loss. The
lease liability is then further adjusted to ensure its carrying
amount reflects the amount of the renegotiated payments
over the renegotiated term, with the modified lease payments
discounted at the rate applicable on the modification date
and the right-of-use asset is adjusted by the same amount.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

B 17 S 5 A Wi

For the year ended 31 December 2023 2 —F - =#F+ - H=+—HIFFZ

4. ACCOUNTING POLICIES (Continued)

(e) Leases (Continued)

()

The Group as a lessor

Leases are classified as finance leases whenever the terms of
the lease transfer substantially all the risks and rewards of
ownership of the leased assets to the lessee. All other leases
are classified as operating leases.

The Group has leased out its investment property to a number
of tenants. Rental income from operating leases is recognised
in profit or loss on a straight-line basis over the term of the
relevant lease.

Financial instruments

(i)

Financial assets

Trade receivables are initially recognised when they
are originated. All regular way purchases or sales of
financial assets are recognised and derecognised on a
trade date basis. All other financial assets are initially
recognised when the Group becomes a party to the
contractual provisions of the instrument.

A financial asset (unless it is a trade receivable without
a significant financing component) is initially measured
at fair value plus, for an item not at fair value through
profit or loss, transaction costs that are directly
attributable to its acquisition or issue. A trade receivable
without a significant financing component is initially
measured at the transaction price.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
Ao B A 25 A W

For the year ended 31 December 2023 2 —F - =#F 1+ - H=+—HIFZF

4. ACCOUNTING POLICIES (Continued)

(f) Financial instruments (Continued)

(i)

Financial assets (Continued)

Debt instruments that are held for collection of
contractual cash flows where those cash flows
represent solely payments of principal and interest are
subsequently measured at amortised cost using the
effective interest method. Interest income is recognised
on a time-proportion basis using the effective interest
method. Interest income is recognised as it accrues
using the effective interest method. For financial assets
measured at amortised cost that are not credit-impaired,
the effective interest rate is applied to the gross carrying
amount of the asset. For credit impaired financial assets,
the effective interest rate is applied to the amortised
cost (i.e. gross carrying amount net of loss allowance) of
the asset. Interest income, foreign exchange gains and
losses and impairment are recognised in profit or loss.
Any gain or loss on derecognition is recognised in profit
or loss.

On initial recognition of an equity investment that is not
held for trading, the Group elect to present subsequent
changes in the investment’s fair value in other
comprehensive income. This election is made on an
investment-by-investment basis. Equity investments at
FVTOCI are measured at fair value. Dividend income are
recognised in profit or loss unless the dividend income
clearly represents a recovery of part of the cost of the
investments. Other net gains and losses are recognised
in other comprehensive income and are not reclassified
to profit or loss. All other debt and equity instruments
are classified as FVTPL, whereby changes in fair value,
dividends and interest income are recognised in profit or
loss.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
Ao By TR 5 A W

For the year ended 31 December 2023 2 —F - =#F+ - H=+—HIFFZ

SEBER (#)
) €I AE)

4. ACCOUNTING POLICIES (continued) 4,
(f) Financial instruments (Continued)

EHEEZRERR

(i) Impairment loss on financial assets (i)

The Group recognises loss allowances for expected
credit losses (“ECL"”) on trade receivables and other
financial assets measured at amortised cost.

ECLs are a probability-weighted estimate of credit
losses. Credit losses are measured as the difference
between all contractual cash flows that are due to the
Group in accordance with the contract and all the cash
flows that the Group expects to receive. The shortfall
is then discounted at an approximation to the assets’
original effective interest rate.

The Group measured loss allowances for trade
receivables using HKFRS 9 simplified approach and has
calculated ECLs based on lifetime ECLs. The Group
has established a provision matrix that is based on the
Group's historical credit loss experience, adjusted for
forward-looking factors specific to the debtors and the
economic environment.

For other debt financial assets, the ECLs are based on
the 12-month ECLs. However, when there has been a
significant increase in credit risk since origination, the
allowance will be based on the lifetime ECLs.

When determining whether the credit risk of a financial
asset has increased significantly since initial recognition
and when estimating ECL, the Group considers
reasonable and supportable information that is relevant
and available without undue cost or effort. This includes
both quantitative and qualitative information analysis,
based on the Group’s historical experience and informed
credit assessment and including forward-looking
information.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

f 7 S 5 R B

For the year ended 31 December 2023 B2 —FE = =F+=-H=+—HIFFE

4. ACCOUNTING POLICIES (Continued)

(f) Financial instruments (Continued)

(i) Impairment loss on financial assets (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

o 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.

Irrespective of the outcome of the above assessment,
the Group assumes that the credit risk on a financial
asset has increased significantly if it is more than 30
days past due.

The Group considers a financial asset to be in default
when the debtor is unlikely to pay its credit obligations
to the Group in full, without recourse by the Group to
action such as realising security (if any is held); or the
financial asset is more than 90 days past due.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
Ao By TR 5 A W

4. ACCOUNTING POLICIES (Continued)

(f) Financial instruments (Continued)

(ii)

(iii)

Impairment loss on financial assets (Continued)

The Group considers a financial asset to be credit-
impaired when: (1) significant financial difficulty of the
issuer or the counterparty; (2) a breach of contract,
such as a default or past due event; (3) the lender(s)
of the counterparty, for economic or contractual
reasons relating to the counterparty’s financial difficulty,
having granted to the counterparty a concession(s)
that the lender(s) would not otherwise consider; (4) it
is becoming probable that the counterparty will enter
bankruptcy or other financial reorganisation; or (5) the
disappearance of an active market for that financial
asset because of financial difficulties.

The gross carrying amount of a financial asset 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.

Financial liabilities

The Group classifies its financial liabilities at amortised
costs. Financial liabilities at amortised costs including
trade and other payables, borrowings are initially
measured at fair value, net of directly attributable costs
incurred and subsequently measured at amortised cost,
using the effective interest method. The related interest
expense is recognised in accordance with note 4(n).

Gains or losses are recognised in profit or loss when
the liabilities are derecognised as well as through the
amortisation process.

4,
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
Ao B A 25 A W

For the year ended 31 December 2023 2 —F - =#F 1+ - H=+—HIFZF

4. ACCOUNTING POLICIES (Continued)

(f) Financial instruments (Continued)

(iv)

(v)

(vi)

Equity instruments

Equity instruments issued by the Company are recorded
at the proceeds received, net of direct issue costs.

Financial guarantee contracts

A financial guarantee contract is a contract that requires
the issuer to make specified payments to reimburse the
holder for a loss it incurs because a specified debtor
fails to make payment when due in accordance with
the original or modified terms of a debt instrument.
A financial guarantee contract issued by the Group is
recognised initially at its fair value less transaction costs
that are directly attributable to the issue of the financial
guarantee contract. Subsequent to initial recognition,
the Group measures the financial guarantee contact
at the higher of: (i) the amount of the loss allowance,
being the ECL provision measured in accordance with
principles of the accounting policy set out in note 4(f)
(i); and (i) the amount initially recognised less, when
appropriate, cumulative amortisation recognised in
accordance with the principles of HKFRS 15.

Derecognition

The Group derecognises a financial asset when the
contractual rights to the future cash flows in relation to
the financial asset expire or when the financial asset has
been transferred and the transfer meets the criteria for
derecognition in accordance with HKFRS 9.

Financial liabilities are derecognised when the obligation
specified in the relevant contract is discharged,
cancelled or expires.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

B 17 S 5 A Wi

For the year ended 31 December 2023 2 —F - =#F+ - H=+—HIFFZ

4. ACCOUNTING POLICIES (Continued)

(9)

(h)

Cash and cash equivalents

In the consolidated statement of cash flows, cash and cash
equivalents include cash in hand, deposits held at call with
banks and other financial institutions, and other short-term
highly liquid investments with original maturities of three
months or less.

Properties under development and properties
held for sale

Properties under development

Properties under development are stated at the lower of
cost and net realisable value. Development costs include
acquisition costs, construction costs, borrowing costs
capitalised and other direct costs attributable to such
properties during the construction period. Net realisable
value is the estimated selling price in the ordinary course
of business, less the estimated costs of completion and the
estimated costs necessary to make the sale.

On completion, the properties are reclassified to properties
held for sale at the carrying amount.

Properties under development are classified as current assets
when the construction of the relevant properties commences
unless the construction period of the relevant property
development project is expected to complete beyond normal
operating cycle.

Properties held for sale

Completed properties remaining unsold at the end of each
relevant year are stated at the lower of cost and net realisable
value. Net realisable value is determined by reference to the
estimated selling price in the ordinary course of business, less
estimated cost necessary to make the sale.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
Ao B A 25 A W

For the year ended 31 December 2023 2 —F - =#F 1+ - H=+—HIFZF

4. ACCOUNTING POLICIES (Continued)

(i) Revenue recognition

(i)

Sales of properties

The Group develops and sells commercial and residential
properties in the PRC. Revenue is recognised when
control over the property has been transferred to the
customer. The properties have generally no alternative
use for the Group due to contractual restrictions.
However, an enforceable right to payment does not
arise until legal title has been passed to the customer.
Therefore, revenue is recognised at a point in time when
the legal title has been passed to the customer.

The revenue is measured at the transaction price agreed
under the contract. In most cases, the consideration
is due when legal title has been transferred. While
deferred payment terms may be agreed in rare
circumstances, the deferral never exceeds twelve
months. The transaction price is therefore not adjusted
for the effects of a significant financing component.

To the extent that the advance payments from
customers are regarded as providing a significant
financing benefit to the Group, revenue recognised
under that contract includes the interest accreted
on the contract liability under the effective interest
method during the period between the payment date
and the date on which legal title has been passed.
The discount rate applied is reflective of the rate in a
separate financing transaction between the Group and
the customer at contract inception. The related interest
expense is recognised in accordance with note 4(n).
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
Ao By TR 5 A W

For the year ended 31 December 2023 2 —F - =#F+ - H=+—HIFFZ

4. ACCOUNTING POLICIES (Continued) 4. BTBER®)
(i) Revenue recognition (Continued) (i) &XB®RIAE)
(i) Trading of commodities (i) AFRXZ

Revenue from the sale of commodities is recognised
when control of the commodities have transferred,
being when the commodities have been shipped to
the customer’s specific location (delivery). The Group is
primarily responsible for fulfilling the promise to provide
the specified good or service, has inventory risk before
the specified good or service has been transferred to a
customer and has discretion in establishing the price for
the specified good or service. A receivable is recognised
by the Group when the commodities are delivered to
the customer as this represents the point in time at
which the right to consideration becomes unconditional,
as only the passage of time is required before payment
is due.

Contract assets and liabilities

A contract asset represents the Group’s right to
consideration in exchange for services that the
Group has transferred to a customer that is not
yet unconditional. Contract assets are assessed for
impairment on the same basis as trade receivables
under note 4(f)(ii).

A contract liability represents the Group's obligation
to transfer goods or services to a customer for which
the Group has received consideration (or an amount of
consideration is due) from the customer.

Contract asset is recognised when (i) the Group
completes the construction works under such services
contracts but yet certified by architects, surveyors
or other representatives appointed by customers, or
(ii) the customers retain retention money to secure
the due performance of the contracts. Any amount
previously recognised as a contract asset is reclassified
to trade receivables at the point at which it is invoiced
to the customer. If the considerations (including
advances received from customers) exceeds the revenue
recognised to date then the Group recognises a contract
liability for the difference.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
Ao B A 25 A W

For the year ended 31 December 2023 2 —F - =#F 1+ - H=+—HIFZF

4. ACCOUNTING POLICIES (Continued)

()

Income taxes

Income taxes for the year comprise current tax and deferred
tax. Income taxes are recognised in profit or loss except
when they relate to items recognised in other comprehensive
income in which case the taxes are also recognised in
other comprehensive income or when they relate to items
recognised directly in equity in which case the taxes are also
recognised directly in equity.

Current tax is based on the profit or loss from ordinary
activities adjusted for items that are non-assessable or
disallowable for income tax purposes and is calculated using
tax rates that have been enacted or substantively enacted
at the end of reporting period. The amount of current tax
payable or receivable is the best estimate of the tax amount
expected to be paid or received that reflects any uncertainty
related to income tax.

Deferred tax is recognised in respect of temporary differences.
Except for goodwill not deductible for tax purposes and
initial recognition of assets and liabilities that are not part of
the business combination which affect neither accounting
nor taxable profits and does not give rise to equal taxable
and deductible temporary differences, taxable temporary
differences arising on investments in subsidiaries where
the Group is able to control the reversal of the temporary
difference and it is probable that the temporary difference will
not reverse in the foreseeable future, deferred tax liabilities
are recognised for all taxable temporary differences. Deferred
tax assets are recognised to the extent that it is probable
that taxable profits will be available against which deductible
temporary differences can be utilised, provided that the
deductible temporary differences are not arises from initial
recognition of assets and liabilities in a transaction other than
in a business combination that affects neither taxable profit
nor the accounting profit and does not give rise to equal
taxable and deductible temporary differences. Deferred tax is
measured at the tax rates appropriate to the expected manner
in which the carrying amount of the asset or liability is realised
or settled and that have been enacted or substantively
enacted at the end of reporting period, and reflects any
uncertainty related to income taxes.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
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For the year ended 31 December 2023 2 —F - =#F+ - H=+—HIFFZ

4. ACCOUNTING POLICIES (Continued)

()

(k)

Income taxes (Continued)

An exception to the general requirement in determining the
appropriate tax rate used in measuring deferred tax amount
is when an investment property is carried at fair value under
HKAS 40 "Investment Property”. Unless the presumption
is rebutted, the deferred tax amounts on these investment
properties are measured using the tax rates that would
apply on sale of these investment properties at their carrying
amounts at the reporting date. This presumption is rebutted,
given the investment property is depreciable and is held within
a business model whose objective is to consume substantially
all of the economic benefits embodied in the property over
time, rather than through sale.

Foreign currency

Transactions entered into by the group entities in currencies
other than the functional currency are recorded at the
rates ruling when the transactions occur. Foreign currency
monetary assets and liabilities are translated at the rates ruling
at the end of reporting period. Non-monetary items carried
at fair value that are denominated in foreign currencies are
retranslated at the rates prevailing on the date when the
fair value was determined. Non-monetary items that are
measured in terms of historical cost in a foreign currency are
not retranslated.

Exchange differences arising on the settlement of monetary
items, and on the translation of monetary items, are
recognised in profit or loss in the period in which they arise.
Exchange differences arising on the retranslation of non-
monetary items carried at fair value are included in profit
or loss for the period except for differences arising on the
retranslation of non-monetary items in respect of which gains
and losses are recognised in other comprehensive income, in
which case, the exchange differences are also recognised in
other comprehensive income.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
Ao B A 25 A W

For the year ended 31 December 2023 &2 —E - =# 1+ _-H=+—HIF/Z

4. ACCOUNTING POLICIES (Continued)

(k) Foreign currency (Continued)

)

On consolidation, income and expense items of foreign
operations are translated into HK$ at the average exchange
rates for the year, unless exchange rates fluctuate significantly
during the period, in which case, the rates approximating
to those ruling when the transactions took place are
used. All assets and liabilities of foreign operations are
translated at the rate ruling at the end of reporting period.
Exchange differences arising, if any, are recognised in
other comprehensive income and accumulated in equity as
translation reserve (attributed to non-controlling interests as
appropriate). Exchange differences recognised in profit or
loss of group entities’ separate financial statements on the
translation of long-term monetary items forming part of the
Group’s net investment in the foreign operation concerned are
reclassified to other comprehensive income and accumulated
in equity as translation reserve.

On disposal of a foreign operation, the cumulative exchange
differences recognised in the translation reserve relating to
that operation up to the date of disposal are reclassified to
profit or loss as part of the profit or loss on disposal.

Employee benefits
(i) Short term employee benefits

Short term employee benefits are employee benefits
(other than termination benefits) that are expected to
be settled wholly before twelve months after the end
of the annual reporting period in which the employees
render the related service. Short term employee benefits
are recognised in the year when the employees render
the related service.

(ii) Defined contribution retirement plan
Contributions to defined contribution retirement plans

are recognised as an expense in profit or loss when the
services are rendered by the employees.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
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For the year ended 31 December 2023 2 —F - =#F+ - H=+—HIFFZ

4. ACCOUNTING POLICIES (Continued)

(m) Impairment of assets (other than financial

(n)

assets)

At the end of each reporting period, the Group reviews the
carrying amounts of assets (other than financial assets) to
determine whether there is any indication that those assets
have suffered an impairment loss or an impairment loss
previously recognised no longer exists or may have decreased.

If the recoverable amount (i.e. the greater of the fair value
less costs of disposal and value in use) of an asset is estimated
to be less than its carrying amount, the carrying amount of
the asset is reduced to its recoverable amount. An impairment
loss is recognised as an expense immediately.

Value in use is based on the estimated future cash flows
expected to be derived from the asset or cash generating unit,
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 or cash generating
unit.

Capitalisation of borrowing costs

Borrowing costs attributable directly to the acquisition,
construction or production of qualifying assets which require
a substantial period of time to be ready for their intended use
or sale, are capitalised as part of the cost of those assets. All
other borrowing costs are recognised in profit or loss in the
period in which they are incurred.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
Ao B A 25 A W

For the year ended 31 December 2023 &2 —E - =# 1+ _-H=+—HIF/Z

4. ACCOUNTING POLICIES (Continued)

(o) Provisions and contingent liabilities

Provisions are recognised for liabilities of uncertain timing or
amount when the Group has a legal or constructive obligation
arising as a result of a past event, which it is probable will
result in an outflow of economic benefits that can be reliably
estimated.

Generally, provisions are determined by discounting the
expected future cash flows at a pre-tax rate that reflects
current market assessment of the time value of money and
the risks specific to the liability. Specifically, a provision for
onerous contracts is measured at the present value of the
lower of the expected cost of terminating the contract and
the expected net cost of continuing with the contract, which
is determined based on the incremental costs of fulfilling the
obligation under the contract and an allocation of other costs
directly related to fulfilling the contract. Before a provision is
established, the Group recognises any impairment loss on the
assets associated with that contract.

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, the existence of which 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.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

B 17 S 5 A Wi

For the year ended 31 December 2023 2 —F - =#F+ - H=+—HIFFZ

CRITICAL ACCOUNTING JUDGEMENTS AND
KEY SOURCES OF ESTIMATION UNCERTAINTY

In the application of the Group’s accounting policies, the directors
are required to make judgements, estimates and assumptions
about the carrying amounts of assets and liabilities that are not
readily apparent from other sources. The estimates and associated
assumptions are based on historical experience and other factors
that are considered to be relevant. Actual results 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.

Critical judgements in applying accounting policies
(i) Deferred tax for investment properties

For the purposes of measuring deferred taxation arising
from investment properties that are measured using the fair
value model, the directors of the Company have reviewed
the Group’s investment property portfolios and concluded
that while the investment property is depreciable and the
Group’s investment properties and are held under a business
model whose objective is to consume substantially all of the
economic benefits embodied in the investment properties
over time, rather than through sale. Therefore, in determining
the Group’s deferred taxation on investment properties,
the directors of the Company have determined that the
presumption of investment properties measured using the fair
value model are recovered entirely through sale is rebutted.
As a result, the Group has recognised deferred taxation on
changes in fair value of investment properties as the Group is
subject to PRC Enterprise Income Tax (“EIT").
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For the year ended 31 December 2023 B2 —FE = =F+=-H=+—HIFFE

5. CRITICAL ACCOUNTING JUDGEMENTS AND
KEY SOURCES OF ESTIMATION UNCERTAINTY
(Continued)

Critical judgements in applying accounting policies
(Continued)

(ii) Principal versus agent consideration

Significant judgements include determining whether the
Group is acting as the principal in a transaction. When
another party is involved in providing goods or services
to a customer, the Group determines whether the nature
of its promise is a performance obligation to provide the
specified goods or services itself (i.e. the Group is a principal)
or to arrange for those goods or services to be provided by
the other party (i.e. the Group is an agent). The Group is
a principal in a transaction if the Group obtains control of
the specific goods or services before they are transferred
to customers. The control is the (i) ability, (ii) direct the use
of, and (iii) obtain the benefits from the specific goods
or services. The Group follows the accounting guidance
for principal-agent considerations to assess whether the
Group controls the specified goods or services before they
are transferred to the customers, the indicators of which
including but not limited to (a) whether the entity is primarily
responsible for fulfilling the promise to provide the specific
goods or services; (b) whether the entity bear the inventory
risk before and after the specific goods or services are being
delivered to the customers; and (c) whether the entity has
the sole discretion in establishing the selling prices for the
specific goods or service. When the Group acts as a principal,
it records revenues on a gross basis. Otherwise, the Group
records the net amount earned as commissions from products
sold or services provided.

The Group has obtained the control of the commodities prior
to the delivery to the customers, therefore, the directors
of the Company considered the revenue for the trading of
commodities is acting as the principal and the revenue is
recognised for on the gross basis.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
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For the year ended 31 December 2023 2 —F - =#F+ - H=+—HIFFZ

CRITICAL ACCOUNTING JUDGEMENTS AND
KEY SOURCES OF ESTIMATION UNCERTAINTY
(Continued)

Critical judgements in applying accounting policies
(Continued)

(iii) Going concern assumption

As mentioned in note 2(c), the directors of the Company have
prepared the consolidated financial statements for the year
ended 31 December 2023 based on a going concern basis.
The assessment of the going concern assumption involves
making judgement by the directors of the Company at a
particular point of time, about the future outcome of events
or conditions which are uncertain. The Group’s management
has prepared the Cash Flow Forecast and concluded that
there will be sufficient funds from the Group’s existing cash
and fund resources, and cash flows to be generated from its
operations to finance its future operations to maintain the
Group as a going concern in the year ending 31 December
2024. Accordingly, the directors of the Company consider
that the Group have the capability to continue as a going
concern.

Key sources of estimation uncertainty

In addition to information disclosed elsewhere in these financial
statements, other key sources of estimation uncertainty that have
a significant risk of resulting a material adjustment to the carrying
amounts of assets and liabilities within next financial year are as
follows:

(i)

Income taxes and deferred tax

The Group is subject to income tax in the PRC. Significant
estimates are required in determining the provision for
income tax. There are many transactions and calculations for
which the ultimate tax determination is uncertain during the
ordinary course of business. Where the final tax outcome
of these matters is different from the amounts that were
initially recorded, such differences will impact the income
tax and deferred tax provisions in the period in which such
determination is made.
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For the year ended 31 December 2023 B2 —FE = =F+=-H=+—HIFFE

5. CRITICAL ACCOUNTING JUDGEMENTS AND
KEY SOURCES OF ESTIMATION UNCERTAINTY
(Continued)

Key sources of estimation uncertainty (Continued)

(i)

Income taxes and deferred tax (Continued)

Moreover, the Group is subject to land appreciation tax
("LAT") in the PRC. The PRC LAT is levied at progressive
rates ranging from 30% to 60% on the appreciation of
land value, being the proceeds of the sales of properties less
the estimated deductible expenditures, the cost of land use
rights and all relevant property development expenditures.
Significant judgement is required in estimating the amounts
of land appreciation and the applicable LAT rate due to the
uncertainty of proceeds of sales of properties and deductible
expenditures. However, the implementation and settlement of
the tax varies amongst different cities of the PRC and certain
projects of the Group have not finalised their LAT calculations
and payments with any local tax authorities in the PRC. The
amount of the land appreciation is determined with reference
to proceeds of the sales of properties less the estimated
deductible expenditures, including the cost of land use rights
and all relevant property development expenditures. The
Group recognised the LAT based on the management’s best
estimates. The final tax outcome could be different from the
amounts that were initially recorded, and these differences
will impact the income tax expense and the related income
tax provisions in the periods in which such tax is finalised with
local tax authorities.

Deferred tax assets relating to certain temporary differences
and tax losses are recognised when management considers to
be probable that future taxable profit will be available against
which the temporary differences or tax losses can be utilised.
The outcome of their actual utilisation may be different.
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For the year ended 31 December 2023 2 —F - =#F+ - H=+—HIFFZ

CRITICAL ACCOUNTING JUDGEMENTS AND
KEY SOURCES OF ESTIMATION UNCERTAINTY
(Continued)

Key sources of estimation uncertainty (Continued)

(ii)

(iii)

Fair value of investment properties

Investment properties are stated at fair value based on the
valuation performed by independent professional valuer. In
determining the fair value, the valuer have based on a method
of valuation which involves certain estimates of market
condition. In relying on the valuation report, the directors of
the Company have exercised their judgement and are satisfied
that the valuation method, input used and the assumptions
used in the valuation are reflective of the current market
conditions. Changes to these input and assumptions would
result in changes in the fair values of the Group’s investment
properties and the corresponding adjustments to the amount
of gain or loss reported in the consolidated statement of
profit or loss and other comprehensive income.

Impairment of financial assets measured at
amortised cost

The Group measures loss allowances for financial assets
measured at amortised cost based on 12-month ECL or
lifetime ECL. For trade receivables and contract assets
which are individually significant and credit-impaired, the
management assesses credit losses individually by estimating
the contractual cash flow expected to receive, based on
the evidence of credit-impairment and forward-looking
information. Except for trade receivables and contract assets
which are individually significant and credit-impaired, the
management uses provision matrix to assess ECL, which is
based on collective credit risk characteristics. The ECL rates
are based on the Group’s historical loss rates, taking into
consideration forward-looking information. For other financial
assets, the loss allowance is calculated by 12-month ECL
assessment. However, when there has been a significant
increase in credit risk since initial recognition, the loss
allowance will be calculated by lifetime ECL assessment.
The impairment of financial assets measured at amortised
cost involves management’s accounting estimations and
judgements.
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CRITICAL ACCOUNTING JUDGEMENTS AND
KEY SOURCES OF ESTIMATION UNCERTAINTY
(Continued)

Key sources of estimation uncertainty (Continued)

(iv) Provision for net realisable value on properties
under development and properties held for sale

Properties under development and properties held for sale
are stated at the lower of the cost and net realisable value.
Based on the experience of the directors of the Company
and the nature of the subject properties, the directors of the
Company determine the net realisable value of properties
under development and properties held for sale by reference
to the estimated market prices of the properties under
development and properties held for sale, which takes into
account a number of factors including the recent prices
of similar property types in the same project or by similar
properties, and the prevailing real estate market conditions in
the PRC. The directors of the Company estimate the costs to
completion and costs necessary to make the sale by reference
to the actual development cost of other similar completed
projects of the Group.

FINANCIAL RISK MANAGEMENT

The Group’s activities expose it to a variety of financial risks: foreign
currency risk, price risk, credit risk, liquidity risk and interest rate
risk. The Group’s overall risk management programme focuses on
the unpredictability of financial markets and seeks to minimise
potential adverse effects on the Group’s financial performance.

(a) Foreign currency risk

The Group has certain exposure to foreign currency risk as
most of its business transactions, assets and liabilities are
principally denominated in the functional currencies of the
group entities. The Group currently does not have a foreign
currency hedging policy in respect of foreign currency
transactions, assets and liabilities. The Group monitors its
foreign currency exposure closely and will consider hedging
significant foreign currency exposure should the need arise.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

B 17 S 5 A Wi

For the year ended 31 December 2023 2 —F - =#F+ - H=+—HIFFZ

6. FINANCIAL RISK MANAGEMENT (Continued)

(a)

(b)

Foreign currency risk (Continued)

As at 31 December 2023 and 2022, the Group’s bank and
cash balances and pledged and restricted bank deposits are
mainly denominated in HK$, RMB and US dollar (“US$").
Since HK$ is pegged to US$, the Group believes the exposure
of transactions denominated in US$ which are entered into
the Group to be insignificant.

As at 31 December 2023, if the HK$ had weakened 5 per
cent against RMB with all other variables held constant,
consolidated loss after tax for the year would have been
approximately HK$69,000 lower (2022: approximately
HK$32,716,000 higher), arising mainly as a result of the
foreign exchange loss on the combined effect of bank and
cash balances, borrowings and interest payables denominated
in RMB. The same % increase in the foreign currency
exchange rate on RMB against HK$ would have the same
magnitude on the Group’s consolidated loss after tax for the
year as shown above but of opposite effect, on the basis all
variances held constant. These are the same method and
assumption used in preparing the sensitivity analysis included
in the financial statements for the years ended 31 December
2023 and 2022.

The policies to manage foreign currency risk have been
followed by the Group since prior years and are considered to
be effective.

Price risk

The Group is exposed to equity price risk mainly through its
investment in equity securities. The management manages
this exposure by maintaining a portfolio of investments with
different risk and return profiles. The Group’s equity price risk
is mainly concentrated on equity securities quoted on the
Nasdaq Stock Exchange.

As the changes in fair value of the financial assets at FVTOCI
is minimal, the management of the Group considers that the
price risk is immaterial.

6. HIEEAKRER#)

(a)

(b)

SN RBR (48)

KRB =Fr-_ZT-_—F+=-A
=+t—H AEEZRITNEREL
BRA KRB R ZREIRITERE
ZLUBTT - ARBRET(ET))
FHE - ARABTEIE T - Eit
AEERBEFALAEEBNUET
FEZR S ZRBITTERK -

RZEBEZ=F+=ZA=+—8 ¥
BILTAARERZEBS 2R - M
BEMBEHEFTE - AFABIE
RAEEBIR A 469,000 (=
T 4 ¥ I1432,716,000%
L) TEHRAARETEDNE
TRBeES - BERRESFER
RATEMEAMINEEIBATE -
EMEZEFRFTENARLE &
AREH B ITHINEE R GHERAF
8 BIEEAEEFAREBEEE
BEAR FXAREREBERNRRA
FE o pUHRHEE T - —F
BF—E-——FE+-A=+—HILE
EHBmEFNBREDITRFTA
27 ERBREAER ©

AEBEBEFAR-BEEREEI
EREBROEE AR SBEREBERTS
BAM

B ER

AEETERARAZTFREME
RIRAEREAR - BEEZBRE
TRER KR H 2 % EBAEHIE
HER - NEBRBEAMERRERE
REPREMITEREF X HAH
(B2 BAFES -

RRE AT EEBE M2 E WD
RZeRMEENRTEZEDE
AEEEEERAERARETE
x o

BNEMREBAMRAT 2023 F1§

123



124

—

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
Ao B A 25 A W

For the year ended 31 December 2023 &2 —E - =# 1+ _-H=+—HIF/Z

6.

FINANCIAL RISK MANAGEMENT (Continued)

(c) Credit risk

Credit risk is the risk that a counterparty will not meet its
obligations under a financial instrument or customer contract,
leading to a financial loss. The Group is exposed to credit risk
from its operating activities (including trade receivables and
contract assets) and from its investing activities, including
deposits with banks and financial institutions, foreign
exchange transactions and other financial instruments.

The Group’s exposure to credit risk arising from cash and cash
equivalents is limited because the counterparties are banks
and financial institutions with high credit-rating assigned
by international credit-rating agencies, for which the Group
considers to have low credit risk.

Except for the financial guarantee given by the Group as
set out in note 30, 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 30.

Trade receivables and contract assets

Customer credit risk is managed by the Group’s established
policy, procedures and control relating to customer credit risk
management. Individual credit evaluations are performed
on all customers requiring credit over a certain amount.
These evaluations focus on the customer’s past history of
making payments when due and current ability to pay, and
take into account information specific to the customer as
well as pertaining to the economic environment in which
the customer operates. Normally, the Group does not obtain
collateral from customers.

The Group measures loss allowances for trade receivables and
contract assets at an amount equal to lifetime ECL, which is
calculated using the probability of default, loss given default,
the exposure at default with reference to the historical data of
the debtors and the industry and adjusted by forward-looking
factors specific to the debtors and the economic environment.

ECL rate of contract assets with gross carrying amount of
approximately HK$34,632,000 (2022: HK$34,790,000) is
assessed to be 13.48% (2022: 9.44%). As at 31 December
2023, the loss allowance provision for contract assets was
HK$4,670,000 (2022: HK$3,285,000).
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For the year ended 31 December 2023 2 —F - =#F+ - H=+—HIFFZ

FINANCIAL RISK MANAGEMENT (Continued) 6. HIEEAKRER#)
(c) Credit risk (Continued) () FERKE)

Trade receivables and contract assets (Continued)
The following tables provide information about the Group’s

exposure to credit risk and ECL for trade receivables as at 31
December 2023 and 2022:

2023 —EC-=F ECL rate (%)

ESRUSEAREHEE (&)

TERREEEEAEER T —_=F
B —F+-_/A=+—HAZ
SERFBEERAEERR XTE

HEEBECER
Gross
carrying Loss
amount allowance

BHEEBEER(%) HAREE ERRE

(HK$’000) (HK$'000)
(F&x) (F&x)

Current (not past due) to BHER (R Hf) =
30 days past due 30 H 0.06% - 3.59% 1,261 17
31-90 days past due #EI31 £ 90 H 0.12% - 3.59% 843 12
More than 90 days past due BHEI90 HIA F 0.35% - 89.3% 10,793 859
12,897 888

Gross

carrying Loss
2022 —E - ECL rate (%) amount allowance
TEERE B R (%) HEREE BRI
(HK$'000) (HK$'000)
(F#&T) (F%&7T)

Current (not past due) to BNHA (kg ) 2
30 days past due Hi30H 0.05% - 1.83% 2,402 14
31-90 days past due ®HEI31 =90 H 0.09% - 70.00% 3,150 1,578
More than 90 days past due BHAO0 B E 0.12% - 70.00% 33,280 15,439
38,832 17,031

ECL rates are based on the probability of default, loss given
default and the exposure at default with reference to the
historical data of the debtors and the industry. The loss
allowance based on past due status is further distinguished
between the Group’s different customer bases.

EHEEBEXRDENEOME -
BHBBIEDRR  W2RIER
ARITENE SR BUREITAE - &
RBHREHRN B RBBELRE
ETRNEFERZEMALE -

@5 o

BNEMREBAMRAT 2023 F1§

—

125



—
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For the year ended 31 December 2023 2 —F - =#F 1+ - H=+—HIFZF

6. FINANCIAL RISK MANAGEMENT (Continued)
(c) Credit risk (Continued)
Trade receivables and contract assets (Continued)

Movement in the loss allowance account in respect of trade

BERRER 2
() EERME)

ESRUSEAREHEE (&)

BRE ZRUGIA 2 BRBERR

receivables during the year is as follows: FREHIT :
2023 2022
—E-=F B F
HK$'000 HK$'000
FET FAT
At 1 January n—HA—H 17,031 697
Amounts reversed during the year FRREED LR (16,439) (212)
Impairment losses recognised during R FERHEEE 18
the year 765 17,662
Disposal of subsidiaries (note 36(a))  H &t & (FisF 36(a)) (580) -
Exchange differences P& =58 11 (1,116)
At 31 December R+—B=+—H 888 17,031

Movement in the loss allowance account in respect of

EHANEEY FRARBERERN D

contract assets during the year is as follows: m
2023 2022
—EB-=F .- —
HK$’000 HK$'000
FET FAT
At 1 January Mn—HA—H 3,285 4,124
Amounts reversed during the year FREE SR - (445)

Impairment losses recognised during  4F N FESREY 5 (& 518

the year 1,417 -
Exchange differences M 3 =58 (32) (394)
At 31 December R+=-—A=+—H 4,670 3,285
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For the year ended 31 December 2023 2 —F - =#F+ - H=+—HIFFZ

6. FINANCIAL RISK MANAGEMENT (Continued)

(o)

(d)

Credit risk (Continued)
Other receivables

In respect of other receivables, the Group measures the
loss allowance for other receivables at an amount equal
to 12-month ECL. The Group monitors the exposures and
manages them based on historical settlement records and
past experience, current conditions and forecasts of future
economic conditions. At the reporting date, the management
assessed that there has been a significant increase in credit
risk on certain other receivables since initial recognition. Thus,
these financial assets are classified in stage two (2022: stage
one) and considerated lifetime ECL (2022: 12-month ECL).

Movement in the loss allowance account in respect of other
receivables during the year is as follows:

6. HIEEAKRER#)

(9]

EERbR )
At fERHHE

MEMBUGRIEMS + NEBIZA
ERNREABBEEREENSSE
FrEHMmERGENBERE - K~
EEERELEELHERBEL
5% BN RIEHARRAEE M A BT
R IWEITERE - NS HE - &
ERETE  BYIRERNAR - &
TFEMEBURRENEERRERE
e At - ZEeRMEERD I
BEBBR(ZE_—_F: B
B EE2HEREEHE(=ZE
——F: 12EAEHEERE) -

A B L BB 2 S R BB R
FERBHIT :

2023 2022
—EBC-=F - —
HK$'000 HK$'000
FHE T FAT
At 1 January Rn—A—H 4,652 9,711
Amounts reversed during the year FRHEE O] &5 (219) (4,628)
Impairment losses recognised during — 4F N FESREY 5 (& 518
the year 57,032 296

Disposal of subsidiaries (note 36(a))  H&HE A A (MizE36(a)) (5,544) -
Exchange differences fEH =58 (669) (727)
At 31 December R+=—A=+—H 55,252 4,652
Liquidity risk (d) RBESRR

The Group’s management regularly monitors current and

expected liquidity requirements 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 long term.

AEETEETHERE N RAY
RBESHFHK  AEERERETRE
RemBLkIZoRBEBAGBRER
EmERRE - {EmeERR
RHIZRBEEHK -
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For the year ended 31 December 2023 &2 —E - =# 1+ _-H=+—HIF/Z

6.

FINANCIAL RISK MANAGEMENT (Continued)

(d) Liquidity risk (Continued)

The Group incurred a loss of approximately HK$828 million
for the year ended 31 December 2023, and as of that date, as
disclosed in note 28 to the consolidated financial statements,
the Group had total borrowings of approximately HK$4,670
million, of which the current borrowings amounted to
approximately HK$3,953 million, while the Group had bank
and cash balances of approximately HK$24 million only.

As a result of overdue loan principal and/or interest and/
or breach of other loan covenants, current borrowings with
principal amounts of approximately HK$2,935 million in
aggregate as at 31 December 2023 which comprised bank
borrowings of approximately HK$1,480 million (as defined in
note 2(c) as “Defaulted Bank Borrowings”) (note 28(a)), other
borrowings of approximately HK$861 million (as defined
in note 2(c) as “Defaulted Other Borrowings”) (note 28(b))
and corporate bonds of approximately HK$594 million (note
28(d)), together with interest payables thereon became due
and repayable on demand, and were classified as current
borrowings accordingly.

During the year ended 31 December 2023, the Company
and Jitong Industrial (as defined in note 21) had received
the Jitong Petition filed by the Jitong Plaintiff to the Jitong
Petition Court. The Jitong Petition was filed on the principal
ground that Jitong Industrial had defaulted on its obligations
due to its failure to make timely repayment under the loan
facility in principal amount of approximately RMB1,197
million (equivalent to approximately HK$1,311 million) and
the Company failed to perform its guaranteed obligations in
relation to one of the Defaulted Bank Borrowings borrowed
by Jitong Industrial. Further, a freezing order was issued by the
Jitong Petition Court upon application by the Jitong Plaintiff
and accordingly, 100% equity interest of Jitong Industrial,
99% equity interest of Yunfu Baoxin (as defined in note 21)
and 50.9999% equity interest of Hunan Meilian (as defined in
note 21) have been put under the freezing order. Subsequent
to 31 December 2023, the first hearing for the Jitong Petition
was held in February 2024 and as of the date of the approval
of these consolidated financial statements, it is still pending
the Jitong Petition Court’s decision.
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6. FINANCIAL RISK MANAGEMENT (Continued) 6. HKAMERE#)

(d) Liquidity risk (Continued) (d) REBEERM )

In addition, during the year ended 31 December 2023, the
Group had received an early repayment notice in relation
to one of the Defaulted Other Borrowings of approximately
HK$249 million, together with the interest payables thereon.

The above conditions, together with other matters set out in
note 2(c) to the consolidated financial statements, indicate the
existence of a material uncertainty that may cast significant
doubt on the Group’s ability to continue as a going concern
and, therefore, that the Group may not be able to realise
its assets and discharge its liabilities in the normal course of
business.

In view of such circumstances, the directors of the Company
have prepared the Cash Flow Forecast which takes into
account the plans and measures as set out in note 2(c) to the
consolidated financial statements. Based on the assessment
made by the directors of the Company, assuming the plans
and measures can be successfully implemented as scheduled
notwithstanding the inherent uncertainties associated with
the future outcome of the above plans and measures,
the Group is able to continue as a going concern and it is
appropriate to prepare the consolidated financial statements
on a going concern basis.

o HE-_T-_=F+ - A
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For the year ended 31 December 2023 2 —F - =#F 1+ - H=+—HIFZF

6. FINANCIAL RISK MANAGEMENT (Continued) 6. MHEREE @)
(d) Liquidity risk (Continued) (d) "EBIESRERRZ)
The maturity analysis based on contractual undiscounted cash BEASEFTECRBENTTL
flows of the Group’s non-derivative financial liabilities is as RUMREMEHETHOIEB DT
follows: HEWT :
Less than Between Between
1 year or 1and 2 and Over
on demand 2 years 5 years 5 years Total
150 R
BRER 122F 2E5% SFLE EH)

HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
FER FET FER FAT FET

At31December2023 R=-B-=£+=-A=+-H

Borrowings ET 4,793,661 600,979 306,768 - 5,701,408
Trade payables B HENFE 1,407,726 - - - 1,407,726
Wages and salaries ERIERGS - BEME
payables, interest BT B R R AMENTIR
payables, accruals and
other payables 1,495,868 - - - 1,495,868
Lease liabilities HEaE 4,274 4,346 13,721 20,118 42,459
7,701,529 605,325 320,489 20,118 8,647,461
Financial guarantee issued &%t 81 B 1E 1R
Maximum amount ERzZREE
guaranteed 1,368,750 - - - 1,368,750
At31December2022 R=-B-=£+=-f=+-H
Borrowings EE:S 6,485,405 831,027 366,512 - 7,682,944
Trade payables B HENFE 2,529,794 - - - 2,529,794
Wages and salaries ERTERG S  BEME
payables, interest fEst B A REMENTIE
payables, accruals and
other payables 1,398,985 - - - 1,398,985
Lease liabilities HEaE 10,440 10,678 24,475 33,347 78,940
10,424,624 841,705 390,987 33,347 11,690,663
Financial guarantee issued 3% B 75 1E(R
Maximum amount ERz&ZSEE
guaranteed 1,437,293 - - - 1,437,293
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For the year ended 31 December 2023 2 —F - =#F+ - H=+—HIFFZ

6. FINANCIAL RISK MANAGEMENT (Continued)

(d) Liquidity risk (Continued)

(e)

The amounts included above for financial guarantee contracts
are the maximum amounts the Group could be required to
settle under the arrangement for the full guaranteed amounts
if that amounts are claimed by the counterparty to the
guarantee. Based on expectations at the end of the reporting
period, the Group considers that it is more likely that no
amount will be payable under the arrangement. However, this
estimate is subjected to change depending on the probability
of the counterparty claiming under the guarantee that the
guaranteed financial receivables held by the counterparty
suffers credit losses.

Interest rate risk

The Group’s exposure to interest-rate risk arises from its bank
deposits which bear interests at variable rates that vary with
the then prevailing market condition.

The Group's bank and other borrowings, notes payables and
corporate bonds bear interests at fixed interest rates and
therefore are subject to fair value interest rate risks.

At 31 December 2023 and 2022, it is estimated that a general
increase/decrease of 100 basis points in interest rates, with
all other variables held constant, would increase/decrease the
Group’s loss for the year and increase/decrease the Group's
accumulated losses by approximately HK$35,027,000 (2022:
HK$48,608,000).

The sensitivity analysis above has been determined assuming
that the change in interest rates had occurred at the end
of reporting period and had been applied to the exposure
to interest rate risk for the borrowings in existence at that
date. The 100 basis point increase or decrease represents
management’s assessment of a reasonably possible change in
interest rates over the period until the next annual reporting
date.

The analysis is performed on the same basis for 2023 and
2022.

6. HKAMERE#)
(d) w"BELRMZ)

(e)

BREBEMBERAONEERERN
SEERBBERNEFIHERZ
FIAR - ERRBEZ P 2 BIERR
RAKBNNERSSHE - RIBREH
KRR - AEBRBBSBAREBELHE
A FIAE A BE MR K 2R - %
ERIATBEFAEZE - BHORRF AR
ERMBEREFBZHFHERE
EEBEMRERER 2R -

F=E

R B T e PR L RTINS R 2 7
KRR - RSFFHIZARER 2™
MR 2 FBFRGTE o

AEBEMRITREMER  BHR
B R AREHFREENEGE
BEZRASR R HEMXER -

R _=FK=_FT-__F+_-H
=+t—H WAEEELH T
FE100fEEZ > MATEHtbE =4
B AAEENFAEEBEE
o kAL BN R EEEE
0, 4> #935,027,00008 7T ( — &
— T4 : 48,608,000 7T) °

FHMBRESTAT  BERAERE
BRREARBBRETCER - B
LRZBEE 2 &R = E
B o EFFE PR 100 E B RABE
BEFGHNERBAEE T —EF
EiRE BN RN IR A IEE ) -

PR =R T =
RIFRRIEZEELED o
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For the year ended 31 December 2023 2 —F - =#F 1+ - H=+—HIFZF

6. FINANCIAL RISK MANAGEMENT (Continued) 6. MEBERREE®
(f) Categories of financial instruments at 31 fl At=ZA=+—Hz®T
December BEE
2023 2022
—EBE_=F —E-F
HK$'000 HK$'000
FH&T T
Financial assets TREE
Measured at fair value: BAFERE
Financial assets at FVTOCI BEAFEESRBEMEZENEYIRZ
SREE
— Equity instruments — BRARTA 354 1,253
Financial asset at FVTPL AV EERERYEZEMEE 1,436,692 -
1,437,046 1,253
Measured at amortised cost: TR R AT =
- Financial assets included in trade ~ — 3T AB 5 REAMEKFIEN &
and other receivables REE 439,880 489,605
— Pledged and restricted bank — B EERGIRITIER
deposits 52,081 441,325
- Bank and cash balances — RITRBE LA 23,843 88,415
515,804 1,019,345
Financial liabilities o =Ei
Measured at fair value: BAFETE
Financial liability at FVTPL RATEEBERIIEZ SREBE 175,675 -
Measured at amortised cost; BB EK AT E
- Borrowings — X 4,670,255 6,481,112
— Financial liabilities included in — (T AE R HMENIENS
trade and other payables BB & 2,903,594 3,928,779
Lease liabilities HEaFE 25,671 52,643
7,599,520 10,462,534
Financial guarantee BMIEER 35,573 80,482

(g) Fair values
The carrying amounts of the Group’s financial assets and

financial liabilities as reflected in the consolidated statement
of financial position approximate their respective fair values.
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FAIR VALUE MEASUREMENTS

Fair value is the price that would be received to sell an asset or
paid to transfer a liability in an orderly transaction between market
participants at the measurement date. The following disclosures of
fair value measurements use a fair value hierarchy that categorises
into three levels the inputs to valuation techniques used to measure
fair value:

Level 1 inputs: quoted prices (unadjusted) in active markets for
identical assets or liabilities that the Group can access at the
measurement date.

Level 2 inputs: inputs other than quoted prices included within
level 1 that are observable for the asset or liability, either directly or
indirectly.

Level 3 inputs: unobservable inputs for the asset or liability.

The completed properties held for rental purpose and/or for capital
appreciation were reclassified from level 2 to level 3 during the year
ended 31 December 2022 as the management considered that
significant unobservable inputs were used in determining the fair
value of the properties.

The Group’s policy is to recognise transfers into and transfers out
of any of the three levels as of the date of the event or change in

circumstances that caused the transfer.

Disclosures of level in fair value hierarchy at 31

AT{EN &

RFERTH2EERTERNETZ
BFR 5P HEEEMRESEZRAR
a2 B1f - AT HEZ A FEE
ERRFESRES - ARSI AN
AEAFEZHBERMZBABED B
=4

F—RBARE  AEERFTERHA
ESHREEXRBERIEEMISHRE
(REEFHE) -

F_RBARE: F-AMERORE
MONAI B ESBETERME (BEL
) B8 AU ©

F=RBARE: BEXRENTAE
SRABIE -

HREEERAEETCMELAFERE
ARETAEBR 2@ ABE - WEHRE
Ak, / SERNEEZ R THERER
T —F+-A=+—BIEFEHSE
ZRES|BE = -

ANEE 2 BRER T A B B A ok 4 B
ZIBERHEES B - EREAFE L
—(AELET Mz — o

RZBZ=f+ZA=t—-HZ

December 2023: AFEERZEE -
Description g Level 1 Level 2 Level 3 Total
£ -t ] B=5K st
HK$°000 HK$°000 HK$°000 HK$'000
FExT FEx FER FEx
Recurring fair value REMAVERE
measurements:
Financial assets EREE
Financial assets at FVTOCI AT EBEBEMEME
Listed equity securities Wbk S RVEE
FRAE S 354 - - 354
Financial asset at FVTPL BEATEFEBERYER
ZEREE
Unlisted equity securities IE E TR A E S - - 1,436,692 1,436,692
Investment properties BREYE
Properties in the PRC aslEizokyES - - 1,358,260 1,358,260
Total @et 354 - 2,794,952 2,795,306
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7. FAIR VALUE MEASUREMENTS (Continued)

Disclosures of level in fair value hierarchy at 31
December 2023: (Continued)

NEEFE )

R-ZEB-_=F+=ZA=+—H2

RVFEERZKE  (#)

Description E g Level 1 Level 2 Level 3 Total

- -t =R st
HK$'000 HK$'000 HK$'000 HK$'000

FHET FHET FTHERT FTET

Recurring fair value REMHATETE:

measurements:
Financial liability cREE
Financial liability at FVTPL R AFEFEBIBRTIER
ZEMBE
Forward contract PN - - 175,675 175,675

Disclosures of level in fair value hierarchy at 31

R-ZZB-_ZF+ZA=+—HZ

December 2022: NEEERZEE -
Description T qiit Level 1 Level 2 Level 3 Total
F—H EMH E=R “Et
HK$'000 HK$'000 HK$’000 HK$’'000
FAET FAET FAET FET
Recurring fair value REMDALETE
measurements:
Financial assets SREE
Financial assets at FVTOCI AP EBBEMEE
Listed equity securities bRz € MEE
E T RAE S 1,253 - - 1,253
Investment properties BEYE
Properties in the PRC iRk ES - - 3,492,852 3,492,852
Total st 1,253 ~ 3,492,852 3,494,105

134 Glory Sun Land Group Limited  Annual Report 2023



NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
o U0 255 R Bl

For the year ended 31 December 2023 2 —F - =#F+ - H=+—HIFFZ

FAIR VALUE MEASUREMENTS (Continued) 7. AVEFE®)
Reconciliation of assets measured at fair value REFE=HREAFEFEZEE
based on level 3 AR
2023
—E=F
Assets Liability
BE =N
Description it Financial Financial
Investment asset at liability at
properties FVTPL Total FVTPL
RATEER BRAVEER
Bm5IRe B&lRZ
REWE TRIEE st SRBE
HK$'000 HK$'000 HK$°000 HK$'000
FHET FHET FET FTExT
At 1 January R—B—8 3,492,852 - 3,492,852 -
Additions NE 64,423 1,508,730 1,573,153 (41,771)
Disposal of subsidiaries &M B AR (M
(note 36(a)(i)) 36(a)(i)) (2,100,992) - (2,100,992) -
Total losses recognised in MBS HERHE B
profit or loss (151,402) (22,994) (174,396) (136,876)
Exchange difference PEN =58 53,379 (49,044) 4,335 2,972
At 31 December R+=A=+—8 1,358,260 1,436,692 2,794,952 (175,675)
2022
B —F
Description T it Investment
properties Total
wEME st
HK$'000 HK$'000
FAT FAET
At 1 January R—A—H 3,368,750 3,368,750
Total gains or losses recognised in profit  RIBISERHURES k5B 4258
or loss (142,305) (142,305)
Additions NE 81,912 81,912
Transfer from investment properties BREEREMEER TR TIRES
under development to completed
investment properties (575,100) (575,100)
Transfer from level 2 EREE & 1,065,324 1,065,324
Exchange difference MEH =5 (305,729) (305,729)
At 31 December Nt+=-—B=+—8 3,492,852 3,492,852

EFEHEBERAT 2023 55§ 135




136

—

FAIR VALUE MEASUREMENTS (Continued)

Disclosure of valuation process used by the Group
and valuation techniques and inputs used in fair
value measurements:

The Group’s chief financial officer is responsible for the fair value
measurements of assets and liabilities required for financial
reporting purposes, including level 3 fair value measurements. The
chief financial officer reports directly to the board of directors for
these fair value measurements. Discussions of valuation processes
and results are held between the chief financial officer and the
board of directors at least twice a year.

For level 3 fair value measurements, the Group will normally
engage external valuation experts with the recognised professional
qualifications and recent experience to perform the valuations.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
Ao By TR 5 A W

For the year ended 31 December 2023 2 —F - =#F+ - H=+—HIFFZ

FAIR VALUE MEASUREMENTS (Continued) 7. A¥{ES

Level 3 fair value measurements

Fair value
Effect on As at
fair value 31 December
Valuation Observable/ for increase 2023
Description technique unobservable inputs Range of inputs Assets/(liability)
R-BZ=F
WABEBLA +=H=+—-H
HATE ZEE/(8f)
it fHERIT AEE /TUEEGARE #@E e ATE
HK$'000
THET
Investment Direct comparison  Price per square meter, taking ~ Approximately Increase 1,358,260
properties approach into account the differences HK$6,950-
in time, location, condition, HK$35,299 per
size, age and other square meter
individual factors between
the comparables and the
property
REME BELEE BGFFARER - LETRAIR  §FK46,950/87 1N
MERZMEHAERSR  £35299%7T
- B - M AR B
RAEMERNERNER
Financial asset at  Asset-based Net assets value 1% Increase 1,436,692
FVTPL approach
BATEERE SEEME AESE 2
=ik 2 E
BE
Financial liability ~ Monte Cario Risk free rate 1.9% Decrease (175,675)
at FVTPL Simulation
BATEERE FHREREE ERERA= D
IR 2R
B
Expected volatility 84.46% Increase
SELEEIES 0
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Ao B A 25 A W

For the year ended 31 December 2023 B2 —FE = =F+=-H=+—HIFFE

7. FAIR VALUE MEASUREMENTS (Continued) 7. QXVEFE@®
Level 3 fair value measurements (Continued) F=ZRMAFEFEE)
Fair value
Effect on As at
fair value 31 December
Valuation Observable/ for increase 2022
Description technique unobservable inputs Range of inputs Assets
BABBELA RZTZ=F
HATE +=A=1+—8~
it B Rl ABE/ TARREASE &E EofZ ZEENTE
HK$'000
FAET
Investment Direct comparison  Price per square meter, taking ~ Approximately Increase 3,492,852
properties approach into account the differences HK$6,512-
in time, location, condition, HK$60,500
size, age and other per square meter
individual factors between
the comparables and the
property
REWME BEILEE FYHKER - et RAILER 8VKA6,51287T N
MERZMEZFERSE  £60,50087T

]~ SRR R ERR 2
ERANAMERHROESR
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SEGMENT REPORTING

Operating segments are reported in a manner consistent with the
internal reporting provided to the chief operating decision-maker.
The chief operating decision-maker, who is responsible for allocating
resources and assessing performance of the operating segments,
has been identified as the executive directors of the Company that
make strategic decisions.

The Group determines its operating segments based on the reports
reviewed by the chief operating decision-maker that are used to

make strategic decisions.

The Group has several operating segments as follows:

Property development and — property development and
property investment property investment
Trading of commodities - trading of commodities
Construction - provision of construction
works
Others - operation of a golf practising
court;

- operation of children
playrooms;

- operation of fitness rooms;

- operation of a karaoke box;
and

- trading of home appliances
and building materials

The Group’s reportable segments are strategic business units that
offer different products and services. They are managed separately
because each business requires different technology and marketing
strategies.

7 BB &

REDHZERE T EREERREN
AB2HF—BNHE2H - AEDEE
BREFHEEED A FRAE L TBEERE
EOMERRNRBRTEBORK 2T
B=-

ARBENEBEBREERENZ A
AR BB RS 2 SRS BT AT D -

REBER AT ZEREDE

VISR MY - EITERE R
ES8 LES
AR5 - AR5
[ESts - RIS
Hitb - SRRk
WES
- KERBPEEE
- KERFE
- KRR OKJE
X
- EEXERRAM
EEMR
KREBZA| 2RO BARETRER R
RSz RS M EN - BxEHafeE
BERE EABREERSETEZHIN

RSB -
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Ao B A 25 A W

For the year ended 31 December 2023 #Z2 —E = =F+=HA=1+—HIFF&E

8. SEGMENT REPORTING (Continued) 8. ZEEHE 2
Segment result represents the profit/(loss) of each segment without DEEBIBEDEATIEE ZAI& D
allocation of following items: #E A, (E1E) -
- Central administration costs; - RARATEARAE
- Directors’ emoluments; - HEEBs:
- Loss on disposal of subsidiaries — net; - HEMBAREEFE
- Fair value loss on investment properties; - REVENHRATEESE:
- Other income, gains or (losses) — net; - EmUA - Wezssk (F518)FE
- Re-measurement on financial guarantee; and - ENFEVBER: R
- Finance costs. - BB
This is the measure reported to the chief operating decision maker W AEERSEEFRTEE AR E
for the purpose of resource allocation and performance assessment. BEBERAREZWNFIERE ©
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SEGMENT REPORTING (Continued)

Segment revenue and results

Revenue reported below represents revenue generated from
external customers. There were no inter-segment sales in both

years.

The following is an analysis of revenue and results by operating
segment of the Group:

For the year ended 31 December 2023

8. ¥/ E &)
DEEEEREE
T2y BEBIEIINBELEL S
%58 o RAEFEE L EDBRNE -
AEBRGEEHDEPMBSLERES
DT -

BE-_Z_=f+"A=+—RHLEE

Property
development
and
property  Trading of
investment commodities Construction Others Total
MERER
MERE ARR S B Hity @t
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
TER TR TEx TR TR
Revenue e 827,165 338,829 - 37,032 1,203,026
Segment results DEEE (336,776) 9% (1,438) 19,213 (318,907)
Loss on disposal of PERBARBETE
subsidiaries — net (156,169)
Fair value loss on investment & MEN A TEER
properties (151,402)
Other income, gains or (losses)  EfIA - Uisssk (518) %%
—net (161,264)
Re-measurement on financial ~ EfTsH ERBER
guarantee 45,072
Finance costs BEMAE (133,787)
Unallocated corporate expenses R F AT £ 5% (15,479)
Loss before income tax BRETERAIEE (891,936)

—
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
Ao B A 25 A W

For the year ended 31 December 2023 B2 —FE = =F+=-H=+—HIFFE

8. SEGMENT REPORTING (Continued) 8. ZEEE 4
Segment revenue and results (Continued) DEEEBEREE (7)
The following is an analysis of revenue and results by operating SEHEZEED AN EXEBERER
segment of the Group: (Continued) ST - ()
For the year ended 31 December 2022 BE-E-_—F+-A=Z+—-HLEE
Property
development
and
property Trading of
investment  commodities  Construction Others Total
MERER
MERE ARZ5 ey Hty st

HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
TAT TAT TAL TAT TAT

Revenue ¥R 992,000 587,394 - 38,073 1,617,467
Segment results IS (673,184) (729) 449 (42,521) (715,985)
Fair value loss on investment R &WEMATEER

properties (222,953)
Other income, gains or (losses)  EAbUTA « Ynzssh (518 F4E

- net 81,455
Finance costs AR (185,902)
Unallocated corporate expenses R FHRLAI 25 (18,398)
Loss before income tax BTSRRI (1,061,783)
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For the year ended 31 December 2023 2 —F - =#F+ - H=+—HIFFZ

SEGMENT REPORTING (Continued)

Segment assets and liabilities

As at 31 December 2023

8. =

i)

R-B==F+=-A=+-8

SiE e )

HEERAE

Property
development
and
property  Trading of
investment commodities Construction Others Total
MERBR
MERE KRR S B Hith @t
HK$'000 HK$'000 HK$’000 HK$'000 HK$’000
TET TET TET TER TEr
Segment assets NEBE 9,588,275 2,181 22,356 73,849 9,686,661
Unallocated assets PFHEMERE
—Bank and cash balances -RITRBR SR 18,155
— Financial asset at FVTPL -BATEEBERIIRZ
SREE 1,436,692
- Others -Hfh 6,090
1,460,937
Consolidated total REEE 11,147,598
Segment liabilities NEBE 7,610,551 23,608 109,522 138,025 7,881,706
Unallocated liabilities IFoENERE
- Borrowings -EX 593,510
— Finandial liability at FVTPL - RATEEBRERIIRZ
SRER 175,675
- Others - Hith 271,122
1,040,307
Consolidated total REMAE 8,922,013
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For the year ended 31 December 2023 B2 —FE = =F+=-H=+—HIFFE

8. SEGMENT REPORTING (Continued)
Segment assets and liabilities (Continued)

As at 31 December 2022

8. 7TEEHmE &)
PHEEREEE)

R-B-__%+=-A=t—H

Property

development

and

property Trading of

investment  commodities  Construction Others Total

MERER
MEERE N BiE Hit Bat
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
FHT THL TET THL THL
Segment assets NEEE 16,487,625 3,252 38,455 83,955 16,613,287

Unallocated assets NIDENEE
- Bank and cash balances -BIRE S 51,479
- Others -HEfh 19,771
71,250
Consolidated total Remst 16,684,537
Segment liabilities SHEE 11,183,006 87,402 110,022 101,910 11,482,340
Unallocated liabilities TIREMERE

- Borrowings - B3R 1,770,574
- Others - Hit 239,069
2,009,643
Consolidated total REEE 13,491,983

Glory Sun Land Group Limited  Annual Report 2023



NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

B 17 S 5 A Wi

For the year ended 31 December 2023 2 —F - =#F+ - H=+—HIFFZ

SEGMENT REPORTING (Continued) 8. ¥/ E &)
Segment assets and liabilities (Continued) ITHEERER#H)
For the purposes of monitoring segment performances and HREESBRRRSBE D EHHEERM
allocating resources between segments: B
e all assets are allocated to operating segments other than e BRATHEMBITRBEER 1%
unallocated bank and cash balances, financial assets at NEFEERAEMEEREIRE S
FVTOCI, financial asset at FVTPL and corporate assets. MEE BAVEBBIERVEZ
CREERAREEN  FIBEE
HHEELEDES
e bank and cash balances are allocated to operating segments o WRITKBEHEHKIBERITLRS
based on the location of bank and cash balances. EERHIFT M D BLE A & ©
e all liabilities are allocated to operating segments other than e  BRAREIESH - RRMER  KATE
corporate bonds, corporate borrowings, financial liability at HBERVEZEHBELARA
FVTPL and corporate liabilities. BN FTEBRASREZLED
& o
e liabilities payable to the government department such as o BT IUFERFT (AnFR TS H A K
tax bureau and social security department are allocated to HERERVEEIEELE
operating segments. DE o
Other segment information Hithp BE R
Year ended 31 December 2023 BE-_Z-_=F+-A=+—HLEFE
Property
development
and
property  Trading of
investment commodities Construction Others  Unallocated Total
NERER
NERE RZRS B Hitr FFOR h
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
THT THT THET THET THET THET
Additions to non-current REFRDEE (hepIEN)
assets (other than financial
instruments) 64,460 - - 384 30 64,874
Depreciation e 1,874 - - 4,194 355 6,423
Impairment losses/(reversal of £ RRANBERESE/
impairment) on financial and (REER) — 38
contract assets - net 57,167 200 1,438 (16,247) (2 42,556
Write-down of inventories FERH 302,709 - - - - 302,709
R EHEMERAT 2023FH
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For the year ended 31 December 2023 B2 —FE = =F+=-H=+—HIFFE

8. SEGMENT REPORTING (Continued)
Other segment information (Continued)
Year ended 31 December 2022
Property

development
and

8.

property Trading of
investment  commodities

EZEI

ES - SVS
HK$'000  HK$'000

DERERE (&)
Hitp &R (#)

HE_Z-—_F+-A=+—HILHFE

Construction Others  Unallocated Total

B YRS Pl et
HK$'000  HK$'000  HK$'000  HK$'000

THL THr T TR TR ThEr

Additions to non-current REFRYEE (REBTAN)

assets (other than financial

instruments) 81,921 - - 8,181 - 90,102
Depreciation E 7,849 - - 11,493 1,765 21,107
Impairment losses on property, W%  BE RREREEE -

plant and equipment - net et - - - 24,508 - 24,508
(Reversal of impairment)/ SRRANEE(FERE)/

impairment losses on financial ~ JHEEE — FE

and contract assets - net (4,108) 43 (449) 17,223 (36) 12,673
Write-down of inventories FEMR 700,068 - - - - 700,068

Geographical information

The PRC is the country of domicile of the Group.

No separate analysis of segment information by geographical
segment is presented as the operations of the Group, its revenue
and non-current assets are principally attributable to a single
geographical region, which is the PRC.

Information about major customers

There was no single customer that contributed to 10% or more of

the Group's revenue for the years ended 31 December 2023 and
2022.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

f 3 SV 755 e 0 Bi

For the year ended 31 December 2023 2 —F - =#F+ - H=+—HIFFZ

REVENUE 9.

Disaggregation of revenue from contracts with customers by major
products or service line for the year is as follows:

E -

TR BHEIBERIBRBEAD 2EFE
WERBEOIWT ¢

2023 2022
—E-=fF =B
HK$'000 HK$'000
FET FAT
Revenue from contracts with EARAMEHREERNE15REBR
customers within the scope of ZEEFENEERE
HKFRS 15
Sales of properties MEHE 817,674 968,345
Trading of commodities KERXS 338,829 587,394
Others Hih 37,032 38,073
1,193,535 1,593,812
Revenue from other sources REHMRF 2 &5
Rental income AU A 9,491 23,655
1,203,026 1,617,467

In the following table, revenue is disaggregated by primary
geographical market and timing of revenue recognition. The table
also includes a reconciliation of the disaggregated revenue with the
Group's reportable segment.

RTR EXBRIBEMERTIERE?
R DR - TRAFEDIFE?
FRELR SR @] 2 o SRR -

For the year ended 31 December 2023 HZ-E-=F+-A=t-H Property
ILEE development
and
property  Trading of
investment commodities Construction Others Total
NEFEER
NERE KRR B H - h
HKS$'000 HKS$'000 HKS$'000 HKS$'000 HK$'000
TERT TERT TERT TERT TERT
Primary geographical market TERETS
PRC & 827,165 338,829 - 37,032 1,203,026
Timing of revenue recognition BRI
- Atapoint in time - NE—BRIE 817,674 338,829 - 6,520 1,163,023
~ Transferred over time - N—BEEREY - - - 30,512 30,512
817,674 338,829 - 37,032 1,193,535
Revenue from other sources REEMREZEEE 9,491 - - - 9,491
827,165 338,829 - 37,032 1,203,026
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
Ao B A 25 A W

For the year ended 31 December 2023 B2 —FE = =F+=-H=+—HIFFE

9. REVENUE (Continued) 9. EHH(»®)
For the year ended 31 December 2022 BE-E-—F+-A=1-H Property
IH5E development
and
property Trading of
investment  commodities  Construction Others Total
NERER
NERE RRR% R L ECH)

HK$'000  HK$'000  HK$'000  HK$'000  HK$'000
TAL TAL TRAL TAL Thr

Primary geographical market TEHETS

PRC o 992,000 587,394 - 38,073 1,617,467

Timing of revenue recognition B EERIRA

- Ata point in time -NE-BES 968,345 587,394 - 6,940 1,562,679

- Transferred over time - N-RERRER - - - 31,133 31,133
968,345 587,394 - 38,073 1,593,812

Revenue from other sources REEMREE£E 23,655 - - - 23,655
992,000 587,394 - 38,073 1,617,467
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

10. OTHER INCOME, GAINS OR (LOSSES) — NET

For the year ended 31 December 2023 {2 —F — =

B 17 S 5 A Wi

Ft—A=+—HIFrFE

Hi A - WaEs (BR) F48E

2023 2022
—E-=F —Eo-—F
HK$'000 HK$'000
FHET FAT
Interest income from bank balances RITERRAF B A 884 4,083
Fair value loss on financial asset at FVTPL 12 A FEEBEZRIIEZSMEEZ A
(note 25(a)) F{EEs1E (Fisk 25(a)) (22,994) -
Fair value loss on financial liability at BEAFEEBERSEzERABEZR
FVTPL (note 25(b)) FEEE (FiEE 25(b)) (136,876) -
Gain on lease modifications HEERUES 14,287 2,246
Government grants (note (a)) BT #E B (Kt EE (a)) 44 512
Foreign exchange (loss)/gain — net GNEE (fE938) Was F 58 (19,735) 70,304
Loss on disposal of property, plant and  HEWE - ME LR EEE
equipment = (32)
Others HAtb 3,126 4,342
(161,264) 81,455
Note: B eE
(a) During the year ended 31 December 2023, included in government grants of (a) HE-_Z-_=F+-A=+—HILFE " K

approximately HK$44,000 (2022: HK$212,000) represented subsidies from PRC
local government as an encouragement for the contribution in specific industry
in the region. The Group recognises the government subsidies when it fulfills all
the conditions specified in the subsidy notice or relevant law and regulations.

During the year ended 31 December 2022, included in government grants of
approximately HK$300,000 represented subsidies obtained from Employment
Support Scheme (“ESS”) under the Anti-epidemic Fund launched by the Hong
Kong Special Administrative Region Government supporting the payroll of the
Group’s employees. Under the ESS, the Group has to commit to spend these
grants on payroll expenses, and not to reduce employee headcount below
prescribed levels for a specified period of time. The Group does not have any
unfulfilled obligations relating to the ESS.

Ji 478 Bh B2 48w B 3 75 BT A 47 B 4 44,000 78
TL(ZZ == 1 212,000/87T) ' 1EAEEH
REFETEMELNER - AREREBE
B Bhim S AR AR RAR RSB T A
IR RERIR T A AL

BHEZZT-_—F+=ZA=+—HILFE K
FHBEE A BB RRITTERE BT E MO
BES TREEE (R TS FTER
#)32B547300,00078 7T © ARSI ASE BN
EC'%?ﬁ BIRRLE B REEBD &
BZERPARFERY - EFBRIER
,Hﬁﬁaﬂﬁ WIEE ABERBEKTFE - REEY
EAEBRMENENTARBITEM -
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

f 7 S 5 R B

For the year ended 31 December 2023 E{ £ —Z —

ZFF A= —HIFFE

11. FINANCE COSTS 1. BERAK
2023 2022
—EC=HF —E-CF
HK$’000 HK$'000
TET FHT
Interest on bank borrowings IRITERAOFE 105,865 218,478
Interest on other borrowings HEMERNFE 190,298 207,582
Interest on corporate bonds NEESFNFE 58,229 50,731
Interest on notes payable JERZBHFE 3,651 -
Interest on loans from former related BIEAHG A T E M F B (M FE 40(a))
parties (note 40(a)) 28,615 124,947
Interest on lease liabilities HEBENFIE 3,081 5,524
389,739 607,262
Amount capitalised (note (a)) AR b2 (3 () (255,952) (421,360)
133,787 185,902
Note: bz
(@)  The weighted average capitalisation rate for the year on fund's borrowed is at a (@ AEEEAEEOINETHERMCENER

rate of 7.20% (2022: 8.96%) per annum.

7.20% (ZZ = —% : 8.96%)

Glory Sun Land Group Limited  Annual Report 2023



NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

B 17 S 5 A Wi

For the year ended 31 December 2023 2 —F - =#F+ - H=+—HIFFZ

12. INCOME TAX CREDIT

The amount of taxation in the consolidated statement of profit or

12. FRSHER

HeBRmlEtEARERANKRIESD

loss and other comprehensive income represents: HETE -
2023 2022
—EBE_=F —E-F
HK$’'000 HK$'000
FET FiET
Current tax: BNEATRIA -
—PRC EIT - PRI RS 2,647 45,877
— PRC LAT — PR IR AR 17,685 23,593
20,332 69,470
Over-provision in prior year: BT FERRERE
- PRCEIT - PEIPEMEH (168) -
Deferred tax (note 31): SRR TE (M2 31) (84,303) (219,989)
Income tax credit FriSHiE o (64,139) (150,519)
(a) Corporate income tax (a) TEFBH
No provision for Hong Kong Profits Tax is required since the RAEREFE  BRAEERS
Group has no assessable profits for both years. B EEREORF - WEBERES
FISTEL B -
PRC EIT has been provided at a rate of 25% (2022: 25%). R EMERIE25% (==
F 1 25%) OB R GTHR A -
(b) PRC LAT (b) B+ IZER

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 prepaid lease payments and all property development
expenditures, which is included in the consolidated statement
of profit or loss and other comprehensive income as income
tax. The Group has estimated the 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.

AR A b IR (B B B L g (E (BD
EWEFTSFUERR AR IE B 5
T(REEMEEFE 2 HEER
METEMERRRAY))IRRERE
30% £60% H - WHRiRAER
MEM 2SR ATIERTSE o
RNEEREF EABER S ERRE
RERE AR C B ERVEH B
TRIEREE - ERPBLHIEER A
ERAMEBPINYERRIEL T
AR - MBI TRE
REBEEFEN T G ER R
B -
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
Ao B A 25 A W

For the year ended 31 December 2023 B2 —FE = =F+=-H=+—HIFFE

12. INCOME TAX CREDIT (Continued) 12. FREHIER #)
The income tax credit for the year can be reconciled to the loss REEMERBRESZE B LAMED
before income tax in the consolidated statement of profit or loss W as 3R R 2 BR BT 1S 54 A1 B3 18 A9 #1 BR 10
and other comprehensive income as follows: NS
2023 2022
—E_=F —E-—F
HK$'000 HK$'000
FET FAET
Loss before income tax MRFTE R R E 18 (891,936) (1,061,783)
Tax calculated at: AT REFTEHTIA -
the domestic tax rate of 25% FAFEE 25% (ZB - —4F : 25%)
(2022: 25%) HEAEIE (222,984) (265,446)
Tax effect of revenue not taxable for tax H/ERFU ST S 2
purposes (190) (50)
Tax effect of expenses not deductible for A~ F051 B Sk F i 75 2 2
tax purposes 50,443 29,984
Tax effect of temporary differences not  KIERIRE ZEAOR IS E
recognised 88,066 1,681
Tax effect of tax losses not recognised  KRIERFHIEEIBHNFHRGTE 377 55,518
LAT + I (E R 17,648 23,593
Tax effect of EIT on LAT D EMSHY T I ER R B T2 (4,412) (5,898)
Over-provision in prior year B EEBRERE (168) _
Others Hih 7,081 10,099
Income tax credit FriStiE o (64,139) (150,519)
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
Ao By TR 5 A W

For the year ended 31 December 2023 2 —F - =#F+ - H=+—HIFFZ

13. LOSS BEFORE INCOME TAX 13. BREFIGHAIEE
Loss before income tax is arrived at after charging/(crediting): BRETISFATBRE N (GFA) TH&
18
2023 2022
—EBE_=F —E-F
HK$’'000 HK$'000
FET FAT
Carrying amount of inventories sold EHEFENREE 1,101,186 1,432,728
Write-down of inventories TFE MR 302,709 700,068
Cost of inventories recognised as R AR EERA
expenses 1,403,895 2,132,796
Auditor's remuneration IZE AN &
- Annual audit - FEEZX 2,280 2,200
— Non-audit services - IEEIE RIS 450 -
Depreciation e
— Owned property, plant and - BEYE  BE K&
equipment 2,019 13,601
— Leasehold land for own use -BEREE T 4,057 3,478
— Properties leased for own use - HEEERANME 347 4,028
6,423 21,107

Loss on disposal of property, plant and  HEYE - E LR EEE

equipment = 32

Fair value loss on financial asset at FVTPL {ZAFEFEBIEHRVIEZ SHEEY
NEEE 22,994 -

Fair value loss on financial liability at AT ESBERRcERAEZ

FVTPL N EEE 136,876 -
Gain on lease modifications MEBTHRE (14,287) (2,246)
Impairment losses on property, plant and #% - W= & & EREE 1R F5E

equipment — net = 24,508
Impairment losses on financial and SRR A EEREEEFE

contract assets — net 42,556 12,673
Short-term leases expenses HHHEERY 380 971
Direct operating expenses arising from — BRERFHS U A Z IR B EEE 7 B

investment properties that generated KT

rental income 217 1,239
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

f 7 S 5 R B

For the year ended 31 December 2023 2 —F - =#F 1+ - H=+—HIFZF

14. EMPLOYEE COSTS AND FIVE HIGHEST PAID 14.

INDIVIDUALS

BEMARANGESHAL

2023 2022
—E=F TE4F
HK$'000 HK$'000
FHET FETT
Employee costs (including directors) BERA (BIEES) BIE
comprise:

Wages, salaries and other benefits TE& - HekHMmER 47,817 85,508

Contributions on defined contribution — REHFERIRETEIH TR
retirement plans 3,247 4,086
51,064 89,594

Of the five individuals with the highest emoluments in the Group,
one (2022: one) was director of the Company whose emoluments
are included in the disclosures in note 15 below. The emoluments
of the remaining four (2022: four) individuals were as follows:

rEEREREHEET —H(ZF
ToF ) BAREIES  HE 2
SER T 15T KRR - 2T Y
H(ZEZ—F - WH) AT Z2BE0T -

2023 2022

—E-=F TE-F

HK$’000 HK$'000

FHET T

Salaries and other benefits e REMET 3,163 3,988
Contributions on defined contribution — REfFGRIRET 2142k

retirement plans 135 161

3,298 4,149

Their emoluments were within the following bands:

B AINIATEE

Number of individuals

AE
2023 2022
—E-=F —E-F
HK$’000 HK$’000
FET FET
Nil to HK$1,000,000 £ % 1,000,000 7T 3 3
HK$1,000,001 to HK$1,500,000 1,000,001 7T = 1,500,000 77T 1 1
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
Ao By TR 5 A W

For the year ended 31 December 2023 2 —F - =#F+ - H=+—HIFFZ

15. DIRECTORS’' EMOLUMENTS 15. EEME
(a) Directors’ emoluments (a) EEHE
The remuneration of every director of the Company paid/ REBRBE-_ZT=-_=-F+=H
payable by the Group for the year ended 31 December 2023 =+—HUEFEEN EHARAT
is set out below: BEREBZMEEINDT
Name of director EEpg Employer’s
contribution
to retirement
Salaries and benefit Discretionary
Fees  allowances scheme bonus Total
EEXEAK
e FEREH BAFEMR BBIEA @t

HK$000 HK$'000 HK$'000 HK$000 HK$'000
TER TER TR TR TER

Executive Directors HiTEE
Mr. Yao Jianhui s ([
("Mr. Yao") = - - - -
Ms. Xia Lingjie Bkt 240 1,302 51 = 1,593

Non-executive Director ~ ¥H{TES

Ms. Zhan Yushan EEM AT 120 240 18 - 378
Independent Non- BYFHTES
executive Directors
Ms. He Suying MERZE 120 - 6 - 126
Dr. Tang Lai Wah HBERL 120 = 2 = 122
Mr. Wong Chun Bong FHRAEE (HizTe)
(note e) 70 - - - 70
Mr. Shi Fazhen (note f) WA LA (D) 50 = = = 50
720 1,542 77 - 2,339

—
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f 7 S 5 R B

For the year ended 31 December 2023 B2 —FE = =F+=-H=+—HIFFE

15. DIRECTORS’ EMOLUMENTS (Continued)

15. EEfM < (2

(a) Directors’ emoluments (Continued) (a) EEBE (&)
The remuneration of every director of the Company paid/ REBRBEZE-_ZT-__F+=H
payable by the Group for the year ended 31 December 2022 =+—HIEFEEN EAARAF
is set out below: BEREBZMEEINDT
Name of director i Employer’s
contribution
to retirement
Salaries and benefit  Discretionary
Fees allowances scheme bonus Total
BRI
we FeREl BRHEFBMR WisTEa st
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
TAL THET THET TET THET
Executive Directors HITES
Mr. Yao B E - - - - -
Ms. Xia Lingjie EARLT 240 1,119 53 50 1,462
Non-executive Director ~ FHTES
Ms. Zhan Yushan EEMZ L 220 340 18 50 628
Independent Non- BYFHTES
executive Directors
Ms. He Suying MERERT 220 - 12 20 252
Dr. Tang Lai Wah YBERL 220 - 12 20 252
Mr. Wong Chun Bong FiRALE (Fizte)
(note e) 220 - - 20 240
1,120 1,459 95 160 2,834
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

B 17 S 5 A Wi

For the year ended 31 December 2023 2 —F - =#F+ - H=+—HIFFZ

15. DIRECTORS’ EMOLUMENTS (Continued)

(a)

(b)

Directors’ emoluments (Continued)

Notes:

(a) No arrangements under which a director waived or agreed to waive any
emoluments during the years ended 31 December 2023 and 2022. No
inducement for joining the Group or compensation for loss of office
was paid or payable to any directors during the year (2022: Same).

(b) Bonus is determined by the Salary Review Committee with reference to
the performance of the Group.

(o) The remuneration shown represented remuneration received from the
Group by these directors in their capacity as employee to the Group
and/or in their capacity as directors of the Company.

(d) During the year ended 31 December 2023, the Group does not pay
consideration to any third parties for making available directors’ services
(2022: nil).

(e) Mr. Wong Chun Bong resigned as the independent non-executive
director of the Company on 31 July 2023.

() Mr. Shi Fazhen was appointed as the independent non-executive
director of the Company on 31 July 2023.

Directors’ material interests in transactions,
arrangements or contracts

As at 31 December 2023, there is no loans, quasi-loans and
other dealing arrangements in favour of directors, bodies
corporate controlled by and connected entities with such
directors (2022: nil).

Save as disclosed in elsewhere in the consolidated financial
statements, no significant transactions, arrangements and
contracts in relation to the Group’s business to which the
Group was a party and in which a director of the Group had
a material interest, whether directly or indirectly, subsisted at
the end of the year or at any time during the year (2022: nil).

15. EEfM < )

(a)

(b)

EEMe®)
i -

(a) HE_ZT-_=FR-_FT-__F+=A
=t+—BHLEFE WEESHEXR
EREAAME 2L - TR A%
B3 & B A ST A B T AR E
EEAMAREER 2 BEIKERBER
HWE(CZZEZZF:RAL)-

b) TEARBHFMENZEGL2EARE
HRBEMETE °

J i

(0  EXFaFHBEZSESUEERAR
EHEENIMERARAEELY
D RA B # B

(d) HEZFE=-=F+-A=+—HLLF
B AEEWEGEREESREM
MEAE=AZNRE(ZZZZF
=) o

(e) FRMBEEAR - BE-_=F+A=+—
ABEARARE N IENITES -

) WERAEER BT _=FtA=+—
FERERARTBUIENTES -

EERNXRG  ZHHEHZ
EREHE

R-_BE-_=F+=-—A=+—H #&
BUAESENTERESEH 2 EE
RElRkBEEBREEERECEBA
XEAZER - BUBERKEMZ
SR (ZTF  &|&) -

BRERA B mMER AT KRR
S MERSFEAERFEHRESR
BEASEXBABALRKEE
RIINTRAGEEENEFTE
ERRZEREEARSNEMEX
R REREH(ZT=Z

&) e
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
Ao B A 25 A W

For the year ended 31 December 2023 B2 —FE = =F+=-H=+—HIFFE

16

17.

. RETIREMENT BENEFIT SCHEMES

The Group operates a mandatory provident fund scheme (the
“MPF Scheme”) under the Hong Kong Mandatory Provident Fund
Schemes Ordinance for all qualifying employees in Hong Kong.
The Group’s contributions to the MPF Scheme are calculated at 5%
of the salaries and wages subject to a monthly maximum amount
of contribution of HK$1,500 per employee and vest fully with
employees when contributed into the MPF Scheme.

The employees of the Group’s subsidiaries established in the PRC are
members of a central pension scheme (the “Retirement Scheme”)
operated by the local municipal government. These subsidiaries
are required to contribute certain percentage of the employees’
basic salaries and wages to the central pension scheme to fund the
retirement benefits. The local municipal government undertakes to
assume the retirement benefits obligations of all existing and future
retired employees of these subsidiaries. The only obligation of these
subsidiaries with respect to the central pension scheme is to meet
the required contributions under the scheme.

There are no provisions under the Retirement Scheme whereby
forfeited contributions may be used to reduce future contributions.

DIVIDENDS

No dividend has been paid or declared by the Company for the year
ended 31 December 2023 (2022: nil).
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
Ao By TR 5 A W

For the year ended 31 December 2023 2 —F - =#F+ - H=+—HIFFZ

18. LOSS PER SHARE 18.

The calculation of the basic and diluted loss per share attributable
to the ordinary equity holders of the Company is based on the
following data:

BREE

2N

EEREERAARGERER

KB ERIREA TBIEE

2023 2022
—E_=F —E-—F
‘000 ‘000
TR T
Number of shares R
Weighted average number of ordinary  sTEFRREAR K& #5E E B8R Nk F 5L
shares for the purpose of calculating EARER (FI5E32)
basic and diluted loss per share
(note 32) 109,202 109,202
2023 2022
—EBC-=F -
HK$'000 HK$'000
TFHE T FAT
Loss for the purpose of calculating basic T E G EAEERER
loss per share (601,331) (787,049)

There were no dilutive potential ordinary shares outstanding for the
years ended 31 December 2023 and 2022.

BHE_2-_=ZFfK-_F-_—_F+—-H
=+—BULFE  BMEETEIINES

BREEETYENT AR -
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
Ao B A 25 A W

For the year ended 31 December 2023 B2 —FE = =F+=-H=+—HIFFE

19. PROPERTY, PLANT AND EQUIPMENT 19. Y% - BERZR®E

160

Land and
properties
leased for Office Motor Leasehold
own use equipment vehicles  improvements Buildings Total
HEFEAN ik
THRNE BAERE AE HELD BT @t
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
T Téx Tén Tén T T
Cost B
At 1 January 2022 R-B--E-F-A 186,182 6,893 2423 68315 5,756 269,569
Additions RE - 1,966 - 6,224 - 8,190
Disposals e - - (497) - - (497)
Lease modifications iEeH (2,521) - - - - 2,51
Exchange difference EizE (18,103) (955) (282) (7,576) (587) (27503)
At 31 December 2022 and R-8-Z&
1 January 2023 tZR=t-BR
“E-Z%5-B-H 165,558 7,904 1,644 66,963 5169 247,238
Additions AE - 315 - 136 - 451
Disposals HE - (116) - (194) = (310)
Disposal of subsiciaries (note 36(a)) HEMBAR (3 36() - (1,541) (368) (27,061) = (28,970)
Lease modifications HEET (12,915) - - - - (12,915)
Exchange difference EiEE (568) 23 2 464 23 (148)
At 31 December 2023 R-B-zf
tZA=1-H 152,075 6,539 1,278 40,308 5,146 205,346
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
Ao By TR 5 A W

For the year ended 31 December 2023 {2 —ZF —

19. PROPERTY, PLANT AND EQUIPMENT (Continued)

19. V¥ - BERRE#)

oA AR

Land and
properties
leased for Office Motor Leasehold
own use equipment vehicles  improvements Buildings Total
HEFEAN ik
THRNE BAERE AE HELD BF @t
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
T Téx Tén Tén T T
Accumulated depreciation and ZiHTERBERSE
impairment losses
At 1 January 2022 W-E-Z%-f-f 98,341 2,023 1,624 29,765 700 132,453
Depreciation e 7,506 1727 166 11,521 187 21,107
Disposals i3 - - 410) - - 410)
Impairment losses HEER 1829 3480 - 19,199 - 24,508
Exchange difference EREE (9.763) (447) (215) (3.960) 83) (14.468)
At 31 December 2022 and R-B-ZE
1 January 2023 tZAzt-Ak
“ECZE-R-H 97,913 6,783 1,165 56,525 804 163,190
Depreciation nE 4,404 497 103 1,42 17 6,423
Disposals e - (115) - (194) - (309)
Disposal of subsidiaries (note 36(a)) HEMBAR (3 36(a) - (1,254) (278) (19,215) - (20,743)
Exchange difference EiEE (463) (26) - 27 (5) (287)
At 31 December 2023 R-%Z=f&
+=A=t-A 101,854 5,885 994 38,565 976 148,274
Net carrying amount REFE
At 31 December 2023 RZB-zE
tZB=1+-A 50,221 654 284 1,743 4170 57,0712
At 31 December 2022 RIZ-ZF
T-A=1-H 67,645 112 479 10,438 4365 84,048

—
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19. PROPERTY, PLANT AND EQUIPMENT (Continued)

For the year ended 31 December 2022, the outbreak of
COVID-19 pandemic may have had negative impacts to the PRC
economy, business environment and directly and indirectly affect
the operations of the Group. The financial performance of the
operations of a karaoke box, fitness rooms and children playrooms
were adversely affected resulting from the uncertain economic
environment.

The financial performance of the operation of a golf practising
court is recovering, there was an indication that the impairment loss
recognised in prior years for the assets other than goodwill may no
longer exist or may have decreased.

Accordingly, the Group assessed the recoverable amounts of the
property, plant and equipment allocated to the respective cash-
generating unit(s) (“CGU(s)”) and as a result the carrying amounts
of the property, plant and equipment were written down to its
recoverable amounts of approximately HK$84,048,000. Impairment
losses of approximately HK$33,800,000 was recognised for
the CGUs related to operations of a karaoke box, fitness rooms
and children playrooms while reversal of impairment loss of
approximately HK$9,292,000 was recognised for the CGU related
to operation of a golf practising court. As a result, net impairment
loss of approximately HK$24,508,000 was recognised in the
consolidated statement of profit or loss and other comprehensive
income.
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At - AEBFHOEESERGESE
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BREENERAEMREZETKRE S
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19. PROPERTY, PLANT AND EQUIPMENT (Continued)

As at 31 December 2022, the recoverable amount of the CGU
related to operations of a golf practising court (“Golf CGU"), a
karaoke box (“KTV CGU"), fitness rooms (“Fitness CGU") and
children playrooms (“Playroom CGU") had been determined based
on value in use calculations respectively, which was arrived at on
the basis of valuation carried out by an independent professional
valuer. The calculation uses cash flow projections based on the
most recent financial budgets approved by the directors of the
Company covering a five-year period and the growth rate that did
not exceed the long-term average growth rate for the business in
which the CGU operates. For the year ended 31 December 2023,
no impairment was recognised in the consolidated statement of
profit or loss and other comprehensive income.

The key assumptions for the cash flow projections as at 31
December 2022 were as follows:

19. V¥ - BERRE#)

RZE-_—_F+_A=+—H0  BHLE
EaRABES(aREXREESE
BAL - FROKE(KIVREE A B
) Be=(ReHReELEENG]) R
REBLE ([ BELEReELSMN])DE
BrReELEEN 2 JRESEEER
FEREEAEET  IEREBEIER
B HEGEMET ZHESE - &5t
ERAENEARRESIME  BER
FH7&IHPKBENRS RERA
B BERETBBZRSEEEMMA
TZF+ A=+ AHLFE TER
reEEEREMEmKERERRE -

RZE-—_F+-_A=+—HEER=E
TERZ EEBHRRAT ¢

Golf CGU KTV CGU Fitness CGU Playroom CGU
EEPS KVR& EaRe BEERS
ReErBl EEB BB EEEBf
Annual projected revenue over ~ REHIFETERSERE HK$18,545,000t0  HK$4,075,000t0  HK$4,334,000t0  HK$1,409,000 to
five-year period HK$19,292,000 HK$5,404,000 HK$12,247,000 HK$5,632,000
18,545,000/87TE  4,07500087T2  4,334,00087TZE 1,409,000 %12
19,292,000/ T 5,404,000/ T 12,247,000/ ¢ 5,632,000/ 7T
Estimated weighted average TEHREEREREL
growth rate for cash flows EEIETERER
beyond the five-year period 3% N/A RNE A 3% 3%
Pre-tax discount rate TABEE & 18.69% 22.14% 20.94% 15.93%

—
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For the year ended 31 December 2023 B2 —FE = =F+=-H=+—HIFFE

19. PROPERTY, PLANT AND EQUIPMENT (Continued)

As at 31 December 2023, the carrying amount of property, plant
and equipment amounting to approximately HK$4,170,000
(2022:HK$4,365,000) was pledged as security for the Group’s bank
borrowings (note 28(a)).

The analysis of carrying amount of right-of-use assets by class of
underlying asset is as follows:

19. V¥ - BERRE#)

R-ZE-_=%F+-A=+—80 ' KH
8 & #14,170,0008 (=T = =
4,365,000 7C) MY % - KERFZRED
T DHEAREBIRITER 2 HET
o (P 5E 28(a)) °

HIEBEEBRNE D MEREEERE
EAHIT

2023 2022
—EBE_=F T F
Notes HK$’'000 HK$'000
B 5T FHET FET
Land and properties leased for BRITERATBR 2 HEEE AR
own used, carried at depreciated i K ¥nE
cost
— Leasehold land for own use - FEMEELH (i) 45,115 49,350
— Properties leased for own use - HEEE RNy (ii) 5,106 18,295
50,221 67,645
Notes: BEE -
(i) Leasehold land for own use (i) HAHEELH

The Group has obtained the right to use a parcel of land in the PRC for its
operation of a golf practising court. The initial lease term is 17 years. Lump
sum payments were made upfront to lease the land, and there are no ongoing
payments to be made under the terms of the land lease.

(i) Properties leased for own use

The Group has obtained the right to use properties as its various offices and
shop premises through tenancy agreements with independent third parties and
a former related party. The leases with independent third parties typically run
for an initial period of 6 to 8 years (2022: 2 to 8 years) while the lease with
the former related party runs for an initial period of 20 years (2022: 20 years).
Lease terms are negotiated on an individual basis and contain a wide range of
different terms and conditions.
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20. INVESTMENT PROPERTIES 20. REW=E
2023 2022
—E-=F —EF
HK$'000 HK$'000
FET FAT
Fair value ATE
Completed properties held for BEREENE REFKEZ
rental purpose and/or for capital BT
appreciation:
At 1 January m—AB—H 1,065,324 694,452
Disposal e - (24,608)
Disposal of subsidiaries (note 36(a)(i)) HEKTE AT (KIFE36()3)) (552,241) -
Fair value loss NEEEE (46,780) (80,648)
Transfer from investment properties EBETENEYE
under development - 575,100
Exchange differences PE 3 =58 13,767 (98,972)
At 31 December Rt+t=A=+—H 480,070 1,065,324
Investment properties under EEREYE
development:
At 1 January R—HBA—H 2,427,528 3,368,750
Additions NE 64,423 81,912
Disposal of subsidiaries (note 36(a)(i)) &M EB A B (M7 36(a)I) (1,548,751) -
Fair value loss NHEEE (104,622) (142,305)
Transfer to completed investment AR TINEE
properties - (575,100)
Exchange differences PE 3 =% 39,612 (305,729)
At 31 December Nt+=-—B=+—H 878,190 2,427,528
Total BT 1,358,260 3,492,852
Unrealised loss on properties revaluation =+ ABI TN EiB2E0 M E L
included in profit or loss for the FEREIE
financial year (151,402) (222,953)

The fair value of the Group’s investment properties at 31 December
2023 and 2022 have been carried out by Valtech Valuation Advisory
Limited, an independent professional valuer who holds a recognised
and relevant professional qualification and has recent experience in
the location and category of the investment property being valued.

NRZE_=ZFRZF-Z_F+=H8
+—H AEEEEMENRFED
REVEXEGEMSETEERAFME
CZEERMEEERY AR EE
Y BRI EEREMEN R
LERTEEEES -

%

EE
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For the year ended 31 December 2023 B2 —FE = =F+=-H=+—HIFFE

20.

INVESTMENT PROPERTIES (Continued)

The valuation for completed properties was derived using the direct
comparison approach based on recent market prices without any
significant adjustment being made to the market observable data.

The valuation for investment properties under development was
derived using the direct comparison approach by making reference
to comparable sales evidence as available in the property market.
The construction cost incurred and estimated construction cost
to complete the development as at the date of valuation are also
taken into account.

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

The fair value measurement is based on the above properties’
highest and best use, which does not differ from their actual use.

During the year, there were no transfers into or out of level 3 or any
other level (2022: HK$1,065,324,000 was transferred from level 2
to level 3), details are set out in note 7.

During the year, the Group disposed of completed properties
and investment properties under development upon disposal
of subsidiaries of approximately HK$552,241,000 and
HK$1,548,751,000 respectively.

As at 31 December 2023, the carrying amount of investment
properties amounting to approximately HK$558,157,000 (2022:
approximately HK$2,260,017,000) was pledged as security for the
Group's bank borrowings (note 28(a)).

As at 31 December 2023, the carrying amount of investment
properties amounting to approximately HK$33,164,000 (2022:
approximately HK$39,185,000) was pledged as security for a bank
borrowing granted to a former subsidiary which had been overdue
(note 28(f)).

Glory Sun Land Group Limited  Annual Report 2023

20. REWE #)

ERIYMEZBREDERSINTISE
REAERLEOAG L - WARETIHA
BRSBMHERERFE -

ERREMEZEEN2EYET S L
ARZAELBHERBRAERLER
ERE - BEMERBEEENEEK
AR SER B A T ZEXNATEE B
ER -

P - BT -

NFEFEDER B EZ &K &
% ZERRRERRRLETR -

FR WEEARENE = RNERE
B (—F = — 4 : 1,065,324,000
TEE_MREAE=AK)  FH5HAMTE
7 o

FRNAEBEERLERBARESD
FHEERTITYMEREEREDELN
552,241,000 7T }2.1,548,751,000/ 7T, °

RZZEZ=F+=-—A=+—0  FAE
47558,157,000 ( Z T ZZF : 4
2,260,017,00078 70) M EWED TR
o LAE B BIR 1T E (B 5 28(a))
H’]}ﬁ#ﬁuu °

RZBEZ=F+=-A=+—0 @
{E4933,164,000 8 T ( ZE = —F : 4
39,185,000/ L) M EMEE THH -
EAIR T ATk B A s EmEiRT
sk HAR o (B 5 28(f)) ©
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INVESTMENTS IN SUBSIDIARIES 21.

The following are the particulars of the principal subsidiaries at 31
December 2023 and 2022 which, in the opinion of the directors of
the Company, principally affect the results, assets or liabilities of the
Group. To give details of other subsidiaries would, in the opinion of
the directors, result in particulars of excessive length.

RHEARNRE

UWTAERRREERATBFEAREH
¥E BENEBRZEENBATN=
o =FR-FF+A=+—H
ZHB-EERE REEMHEBAR
ZHBSERRBANIE

Place of incorporation/
registration and operation/

Percentage of ownership
interest/voting power/profit

Name kind of legal entity Particular of issued share sharing ratio Principal activities
SR BRREEES BaEER RER/
&8 HRERER ERTRAFE MERNHE A TEXH
Direct Indirect
HE b3

Glory Sun Investment Holdings ~ British Virgin Islands, limited Ordinary share US$1 100% - Investment holding
Limited liability company

ENREERERAT EBRAES  AREARAT  EBRIER 100% - RERR

Baoxin International British Virgin Islands, limited Ordinary share US$1 - 100% Investment holding
Development Limited liability company

EHERERARLA ABRABE BREMARF  EBRIERL - 100% HEER

Karsen International Limited British Virgin Islands, limited Ordinary shares US$50,000 - 85% Investment holding

liability company
BB ARAE RBRABE BREMAAR  HEMS0,000%T - 85% WA
Micron Technology Limited British Virgin Islands, limited Ordinary shares US$1 - 85% Investment holding
liability company

FARBRBERAR EBRAES  AREARAR  EBRIER - 85% AR

Baoxin Development (Hong Hong Kong, limited liability Ordinary share HK$1 - 100% Inactive
Kong) Limited company

BEENERARLA B8 BREMERF ERER1BT - 100% ZEEH

Baoxin Group (Hong Kong) Hong Kong, limited liability Ordinary share HK$1 - 100% Investment holding
Limited company

BAENEEERLA B BREARR LERIAT - 100% REZR

Glory Sun Land Management Hong Kong, limited liability Ordinary share HK$1 - 100% Administration for the
Limited company group

ENENEEERLA] BB BREMEAF ERRIET - 100% SETH

BHNEMREBAMRAT 2023 F1
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21. INVESTMENTS IN SUBSIDIARIES (Continued) 21. RIBRARANRE @)
Place of incorporation/ Percentage of ownership
registration and operation/ interest/voting power/profit
Name kind of legal entity Particular of issued share sharing ratio Principal activities
EMAYL BRREEHYE/ REERERER/
£ ERERER BRTREFHE MEERNE AL TEER
Direct Indirect
B# ik
Baoxin Technology (Hong Kong)  Hong Kong, limited liability Ordinary share HK$100,000 - 85% Investment holding
Limited company
BABHNRARAT B ARALLA Ei#H% 100,000 7T - 85% REMER
Micron Technology Development  Hong Kong, limited liability Ordinary shares - 85% Investment holding
Limited company HK$80,000,000
FAUBRERERAF A ARALLA @M% 80,000,000 57T - 85% AR
Rich Wealth Investment Hong Kong, limited liability Ordinary shares - 85% Investment holding
(Holdings) Limited company HK$203,700,000
ERRE(ER)ERAR &% ARALLF i@ 203,700,000 T - 85% AR
Baoxin Holdings Company The PRC, limited liability company  Registered capital - 100% Investment holding
Limited (wholly-foreign owned RMB1,000,000,000
enterprise)
EHIERERA - BREART AMERARE - 100% RERK
GIEEELE) 1,000,000,000 7¢
Shenzhen Baoxin Logistics The PRC, limited liability company  Registered capital - 100% Trading of
Company Limited RMB300,000,000 commodities and
home appliances
and building
materials
RYEHRARAT hE - EREALA AMERARE - 100% ARRHUREER
300,000,000 7 B R SR s
Shenzhen Baoxin Supply Chain  The PRC, limited liability company ~ Registered capital - 100% Trading of
Company Limited RMB332,000,000 commodities and
home appliances
and building
materials
A EEHRERERAR hE - BREAQHF FMERARE - 100% ARXHUREER
332,000,000 B R SR EEH
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Place of incorporation/
registration and operation/

Percentage of ownership
interest/voting power/profit
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For the year ended 31 December 2023 2 —F - =#F+ - H=+—HIFFZ

21. RTB A RINIRE (&)

Name kind of legal entity Particular of issued share sharing ratio Principal activities
EMAYL BRREEEYE/ REERE RER/
£R HEERER BRTREFHE MEERWE AL TEER
Direct Indirect
B# %

Shenzhen Baoxin Trading The PRC, limited liability company  Registered capital - 100% Property investment
Company Limited RMB87,540,000
("Shenzhen Baoxin Trading") (2022: RMB10,000,000)

R EHEEBRAF hE - EREAQHF FMERARE - 100% #ERE
(MRYIEHHE ) 87,540,000 7C

(ZB=Z%: AR%
10,000,0007C)

Shenzhen Baoxin Industrial The PRC, limited liability company ~ Registered capital - 85% Trading of
Company Limited RMB1,764,800,000 commodities
("Shenzhen Baoxin Industrial”)

RIEHERBERAT P BRERLRA AMERARE - 85% KRX%
(TRYEHEX]) 1,764,800,000 7C

Shenzhen Jitong Industrial The PRC, limited liability company  Registered capital - 85% Property development
Company Limited ("Jitong RMB1,200,000,000
Industrial")

RIEBERERAT P EREALR AMERARE - 85% MEHR%E
(FaEx)) 1,200,000,000 7C

Hunan Meilian Property Company  The PRC, limited liability company  Registered capital - 43.35%* Property investment
Limited (“Hunan Meilian") RMB163,265,036 and development

HEEHEXERAT e BREFAR FHERARS - 335%* MERERFEZ
:iES:A) 163,265,036 7T

Yunfu Baoxin Property Company  The PRC, limited liability company  Registered capital - 85% Property development
Limited ("Yunfu Baoxin") RMB360,000,000

EEENEEERAT e BREFAA FMERARS - 85% WEmE
(IEFEH)) 360,000,000 7C

Shenzhen Ruiteng Enterprise The PRC, limited liability company ~ Registered capital - 85% Property investment
Management Company RMB200,000,000
Limited

AR EERERAA hE - BREMALT AMERARE - 85% MERE

200,000,0007T
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21. INVESTMENTS IN SUBSIDIARIES (Continued) 21. RIBRARANRE @)
Place of incorporation/ Percentage of ownership
registration and operation/ interest/voting power/profit
Name kind of legal entity Particular of issued share sharing ratio Principal activities
EMAYL BRREEHYE/ REERERER/
£R HEERER BRTREFHE MEERNE AL TEER
Direct Indirect
B# ik
Shenzhen Virdom Education The PRC, limited liability company  Registered capital - 85% Property investment
Investments Company Limited RMB40,000,000
("Shenzhen Vidrom")
AEEHEREBRAA) hE - BREART AMERARE - 85% MERE
(MARYIEE ) 40,000,000 7
Shenzhen Borui Enterprise The PRC, limited liability company  Registered capital - 85% Investment holding
Management Company RMB720,000,000
Limited
AR EERERAR] hE - EREAQTF HMERARS - 85% AR
720,000,000 7T
Shenzhen Chaoshang Joint The PRC, limited liability company  Registered capital - 48.28%* Investment holding
Investment Company RMB625,000,000

Limited (“Chaoshang Joint
Investment”)

AIHEHERERNERAR FE ARELLA AMERARE - 48.28%* AR
(MHEgaRE]) 625,000,000 70
Chaoshang Group (Shantou) The PRC, limited liability company  Registered capital - 48.28%* Property investment
Investment Company Limited RMB600,000,000 and development
HEEEOIR) REERAR B BREERA HMERARS - 4828%* MERBRFE
600,000,000 7T
Shantou Chaoshang Chengzhen  The PRC, limited liability company ~ Registered capital - 46.46%* Property investment
Comprehensive Management RMB600,000,000 and development
Company Limited and infrastructure
construction
UETHERRFLARARE TE BREERA HMERARS - 4646%* MERENRELA
] 600,000,000 7C RRIEER
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21. INVESTMENTS IN SUBSIDIARIES (Continued)

Place of incorporation/
registration and operation/

. RBRARNRE 2

Percentage of ownership
interest/voting power/profit

Name kind of legal entity Particular of issued share sharing ratio Principal activities
BMRL/ ETREENY RERER RERE/
L EEERER ERITRAFE AMEBFNED TEEK
Direct Indirect
i CfS
Shenyang Bao Xin Business The PRC, limited liability company  Registered capital - 85% Property investment
Company Limited (wholly-foreign owned HK$183,000,000
enterprise)
ESENEEERAR hE - BREART & 75183,000,000 87T - 85% MERE
(IEBELE)
* For the entities with indirect percentage of ownership interest/voting power/ * EEREHEEER RER D REF K
profit sharing ratio which are lower than 50%, the Group is considered to have BEADIER50% « BIREBEWRIEREAZ
A

Note:

(a)

control over these entities as the Group through subsidiaries which the Group
have controlling interest, possesses the power, exposure, and rights to variable
returns from the investee, and the ability to use its power to affect those
variable returns.

The names of certain companies referred to in these consolidated financial
statements represent management’s best effort in translation of the Chinese
names of these companies as no English names have been registered or
available.

Material non-controlling interests

The following table shows information on the subsidiaries
that have non-controlling interests (“NCI"”) that are material to
the Group. The summarised financial information represents
amounts before inter-company eliminations.

(a)

SEROZENE AANEEBBAEEE
BERBREROMBARERED T RERE
ESRBREURAEEIRNAENEET
ERNF BB Z O

I EREMBIRERAEOE T ARRMEIER
EERRAS NEZE AR R AT
EHNEE  AARSARLEEMRREHR
AT -

ERFEHIEERS

TRETZEHAIFIED TR
([PEZflE s ) B ASEN S
BERZMBRRER - AEQF
EHEHER 2 BB RN T -
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(a) Material non-controlling interests (Continued)

21. INVESTMENTS IN SUBSIDIARIES (Continued) 21. AEBATNKRE &)

(a) EAFEFIERER @)

Chaoshang
Hunan Joint
Name Meilian Investment
BB WEXEE HEBReRE
2023 2023
—E-=F —EC-=F
Principal place of business/country EEEWE MK BIR The PRC/ The PRC/
of incorporation The PRC The PRC
RE, hE,H
% of ownership interests/voting IR RS A A RS 56.65%/ 51.72%/
rights held by NCI EEEBEDL 56.65% 51.72%
HK$’'000 HK$'000
THET FET
At 31 December: R+=—RA=+—8:
Non-current assets FEMENEE 226,737 878,468
Current assets MENEE 2,774,535 2,910,537
Non-current liabilities ERENEE (16,999) (295,159)
Current liabilities mEAaE (2,703,062) (2,248,369)
Net assets BEFE 281,211 1,245,477
Accumulated NCI R IR SR 159,306 644,160
Year ended 31 December: BEt+t-A=1+—RHLEE:
Revenue B 626,932 111,208
Loss for the year AREFEEIE (43,203) (312,692)
Other comprehensive income Eh 2 mERE (972) 266
Total comprehensive income FHWEBREE (44,175) (312,426)
Loss allocated to NCI DELE I HI R RS 2 B 1R (24,475) (161,724)
Other comprehensive income DEEEIEEHIME RS 2 b 2 EE
allocated to NCI (550) 137
Total comprehensive income 7 Be 2 SRR I M A ot 2 T R R AR R
allocated to NCI (25,025) (161,587)
Dividend paid to NCI AT FIEE R A S 2 AR B = =
Net cash (used in)/generated from TR (FTHE) EA 2R S5
operating activities (39,307) 50,785
Net cash generated from/(used in) BEEEEL(FTit) 2H & 558
investing activities 137,878 (60,789)
Net cash (used in)/generated from BMEES (i) EEZIRE F5E
financing activities (100,927) 2,322
Net decrease in cash and cash ReMReEEMR D FE
equivalents (2,356) (7,682)
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21. INVESTMENTS IN SUBSIDIARIES (Continued) 21. RMIBARINKRE #)
(a) Material non-controlling interests (Continued) (a) BEXRFEZFIMEER &)
Chaoshang
Hunan Joint
Name Meilian Investment
£%8 MEERE RNBARE
2022 2022
T —F - —F
Principal place of business/country EEEWE MK BR The PRC/ The PRC/
of incorporation The PRC The PRC

e R,

% of ownership interests/voting JEPR GRS A RS 56.65%/ 51.72%/
rights held by NCI BRERAEDL 56.65% 51.72%
HK$'000 HK$'000
T FHT
At 31 December: R+=—A=+—8:
Non-current assets ERBEE 266,999 937,674
Current assets MEEE 3,441,714 3,350,095
Non-current liabilities ERBAG (62,503) (337,207)
Current liabilities MENEE (3,320,824) (2,392,660)
Net assets BEFE 325,386 1,557,902
Accumulated NCI REPFEIESIM AR 184,331 805,747
Year ended 31 December: BE+-—A=+—HLEE":
Revenue R 3,065 259,661
(Loss)/profit for the year REE (EBEB) %A (210,252) 150,490
Other comprehensive income Efh 2 mRESs (46,860) (205,698)
Total comprehensive income FHNEBREE (257,112) (55,208)
(Loss)/profit allocated to NCI DEEIEEGIMEE 2 (B518) %7 (119,108) 77,833

Other comprehensive income

D EEIFEHIE R 2 2 E e

allocated to NCI (26,545) (106,387)
Total comprehensive income AIEEIHEHIMERE AN G AT

allocated to NCI (145,653) (28,554)
Dividend paid to NCI IR T IR HI A R 2 IR B - -
Net cash (used in)/generated from e EB) (FTHE) /EAXZ RS 38

operating activities (18,186) 63,470
Net cash used in investing activities & B2 IS %58 (169,512) (32,203)
Net cash generated from/(used in) BEEBEL (i) 2R & 55

financing activities 86,100 (38,717)
Net decrease in cash and cash RekBSEMAFE

equivalents (101,598) (7,450)
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
Ao B A 25 A W

For the year ended 31 December 2023 2 —F - =#F 1+ - H=+—HIFZF

22.

23.

FINANCIAL ASSETS AT FVTOCI 22. RAFPEEBEMEZE KRS
ReEemEE
2023 2022
—E_=HF —E -
HK$'000 HK$'000
FHERT FHTT
Listed investments, at fair value FHiRE - BATFE
Equity securities in the USA MR ERBR A B SH 354 1,253
The Group designated the listed investments at FVTOCI (non- BRREDRRBENMEES  AE
recycling), as the investment is held for strategic purposes. EiEERATESEBEMEE KRS
2 FTRE (A EE) o
On disposal of these equity investments, any related balances within REEZERAKER  RIEATES
FVTOCI reserve is reclassified to accumulated losses. B E 2 E Y DI AR 2 7 18 A B ] AR
MERENOREREE -
The fair values of listed securities are based on current bid prices. RSN ATFEARERNNEAEBRE
# o
Financial assets at FVTOCI are denominated in the following EATEZEAEAEMEERRYER 22/
currencies: BEATIIEEE :
2023 2022
—E_=F —E-F
HK$'000 HK$’000
FHET FiEIT
us$ e 354 1,253
INVENTORIES 23. &
2023 2022
—E-=F —E-—F
HK$'000 HK$'000
FHET FHTT
Properties under development EEME 2,360,873 6,219,814
Properties held for sale BEHEE 2,361,714 1,866,687
Others Hib 387 453
4,722,974 8,086,954
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

B 17 S 5 A Wi

For the year ended 31 December 2023 2 —F - =#F+ - H=+—HIFFZ

INVENTORIES (Continued)

Cost of inventories recognised as an expense included a write-
down of inventories of approximately HK$77,928,000 (2022:
HK$69,045,000) and HK$224,781,000 (2022: HK$631,023,000)
in the carrying amounts of the Group’s properties held for sale and
properties under development to the net realisable value during the
year ended 31 December 2023.

The amount of properties under development expected
to be recovered in more than one year is approximately
HK$1,840,993,000 (2022: approximately HK$3,685,038,000).

As at 31 December 2023, the carrying amount of properties
under development and properties held for sale amounting to
approximately HK$1,997,526,000 (2022: HK$4,409,654,000)
and approximately HK$92,213,000 (2022: HK$1,298,471,000)
respectively are pledged as security for the Group’s bank borrowings
(note 28(a)).

As at 31 December 2023, the carrying amount of properties held
for sale amounting to approximately HK$1,274,339,000 (2022:
nil) respectively are pledged as security for the Group's other
borrowings (note 28(b)).

As at 31 December 2023, the carrying amount of properties held
for sales amounting to approximately HK$28,726,000 (2022:
HK$28,857,000) is pledged as security for a bank borrowing
granted to a former subsidiary which had been overdue (note 28(f)).

According to state-owned land use rights grant contracts dated in
March 2014 (“Land Use Rights Contracts 2014"), the parcels of
land in the PRC for a property development project of which certain
properties under development of approximately HK$121,104,000
held by a subsidiary namely Yunfu Baoxin was required to be
completed by March 2017.

23. BE &)

ERENINETERABTEAEE
REZE-E-_=F+=-A=+—H81t
FEFEFEVELRTEYENER
EMREATEREFENTERRS
Bl #777,928,0007% (=& = = F:
69,045,000 7T ) &2 224,781,000 (=
T 4 : 631,023,000 7T) °

RN BE —FR NN EEMESLS
#9/51,840,993,0008 T (=& = =
#93,685,038,000 7T) ©

RZE-_=F+-_A=+—H" @
& » Bl A #1,997,526,0005 T( =
LT - = & 4409654000%71)&

4992,213,000% L( = & = =
1,298,471,0003% 7T ) EGEU%%&HVE
HEMED TR IMEAREBRIRTT
sz AR G (FI 5 28(a)) ©

RZEBEZ=F+=-HA=+—H " KAEAE
#)1,274,339,0008 L(ZE-—=-F : &
BT MFEHEL EMEE THEA - LMEA
AR B E A g 5K 2 AR G (FT 52 28(b)) o

R-ZTE-=F+_-_A=+—08 " BELH
EYEREEL28,726,000F (=&
— — 4 :28,857,000/870) 2 P - LA
ERTRT—HMANB AR BERRTE
K2 AR o (B aE 28()) °

BEASAE-_ZT—NF=AZHEG L
FRERTFAN( 2 —ME+LiER
AN  URPBRZ AR ER
B1EE - EWNBAR(MZZEFFE
ZETEEYEL 121,104,000/ TTER
“E—+F=AFET -
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
Ao B A 25 A W

For the year ended 31 December 2023 B2 —F ==

23.

24,

=FFHA=1—HIFFE

INVENTORIES (Continued)

As at 31 December 2023, the development was still under
construction. A failure to meet any development milestones
contained in the Land Use Rights Contracts 2014 may lead to a
daily penalty of 0.01% of the consideration of the Land Use Rights
Contracts 2014 in according with the terms of the Land Use Rights
Contracts 2014. The Group had made submissions to relevant land
authority on application of extension of completion of development
on the ground amongst others that such delay has been due to
various reasons beyond its control. In 2021, a written notice had
been served to Yunfu Baonxin by the relevant land authority stating
that Yunfu Baoxin shall accelerate the progress of construction
works and the relevant land authority reserves the right to pursue
penalty. After consultation with the PRC legal advisor, the directors
of the Company consider that the probability for penalty by the
relevant land authority in respect of the possible breach of the Land
Use Rights Contracts 2014 is minimal, and therefore no provision is
to be recognised as of the end of reporting period.

CONTRACT ASSETS AND CONTRACT LIABILITIES

(a) Contract assets

23.

24,

FE @)

RZZEZ=F+-A=+—H0 ' 5#EH
BIEEMERZFR - WREEI_-F
—EF L REA LR AT 2 E A E
RERE  AFfgEgRB -2 —NF+
MEREAGHN KR BREKRZZF
—miiiﬁzﬁﬁﬁﬁﬁé HREZ0.01% 5]

c AEBNUTEHEAN(EFBIE)
tﬁﬁ? FlEENSERAMBMmAAR
L ERBIRER TR MAENER

CHRIE-—F FEIHWEERE
ﬁu/%?%ﬁ?‘ﬁéﬁ}_fﬂ RAETE
HEMRERTIREES  mMAeBLHE
BRARBEREIMER - &mPABLE
EEMZNAE ARRESERE B
THERRRAEER T —NF i
{5 P& 49 1 je D0 R 51 A9 7T BE MR AR 1
A b 2 2 3R HA R S R R (T B 4 o

BHREERENAE
(a) AHEE

2023 2022
—EBE-=F —E-F
HK$'000 HK$'000
FET FET

Contract assets arising from: BRI EEELR -
Construction services EERE 34,632 34,790
Less: loss allowance for ECL o TEERE B EE 2 BEEE (4,670) (3,285)
29,962 31,505

The contract assets primarily relate to the Group’s right to
consideration for work completed and not billed because the
rights are conditioned on the Group's future performance.
The contract assets are transferred to trade receivables when
the rights become unconditional.

The Group'’s construction contracts include payment schedules
which require stage payments over the construction period
once milestones are reached.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

B 17 S 5 A Wi

For the year ended 31 December 2023 2 —F - =#F+ - H=+—HIFFZ

24. CONTRACT ASSETS AND CONTRACT
LIABILITIES (Continued)

24, SHEBEREGHNEGE B

(a) Contract assets (Continued) (a) BHEE®)
The amount of contract assets that is expected to FEERBBE —FRKEMHNENE
be recovered in more than one year is approximately E&%4529,962,0008 T( ==
HK$29,962,000 (2022: approximately HK$31,505,000). — —% :31,505,000/87C) °
Further details on the Group's credit policy and credit risk BRREBEEBREENEEE
arising from contract asset are set out in note 6(c). F 2 EER M E— BEIEE M
F6(0) °
(b) Contract liabilities (b) &HEE
2023 2022
—E-=F B F
HK$'000 HK$'000
FET FAT
Contract liabilities arising from: BRIBEEER
Sale of properties SHEY 893,369 2,374,546
Operation of a golf practising court K& EBAIRRE 15 3,622 3,411
Operation of children playrooms WETEPERE 1,298 1,243
Operation of fitness rooms KERSE 7,652 7,130
Operation of a karaoke box KRR OK 84 97
906,025 2,386,427

Contract liabilities represent sales proceeds received from
purchasers in connection with the Group's pre-sales of
properties, operation of a golf practising court, children
playrooms, fitness rooms and a karaoke box.

BHEBERAREREDE K
25 FE &R OKERE 7 W2
HEPTSFUA -

—
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
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For the year ended 31 December 2023 B2 —FE = =F+=-H=+—HIFFE

24. CONTRACT ASSETS AND CONTRACT BREEREGNAEE®
LIABILITIES (Continued)
(b) Contract liabilities (Continued) (b) &HEE®)
Significant changes in the contract liabilities balances during BREEEARNFAZEREEHN
the year are as follows. e
2023 2022
—E-=F —Eo-—F
HK$'000 HK$'000
FET FAT
Revenue recognised that was SEAFVIEYIBEES Y
included in the contract liability BRI X
balance at the beginning of the
year (678,316) (785,433)
Revenue recognised that was not KT AFEHEEER 2
included in the contract liability BEREERE
balance at the beginning of the
year (139,358) (176,473)
Decrease in contract liabilities as a AHEWBAREBHRAENEERD
result of disposal of subsidiaries (F=E36(a)) R (i)
(note 36(a)(i) and (ii)) (1,040,032) -
Increase in contract liabilities as a EWEEHEEESYE
result of receiving deposits in ReBHEHABEEN
respect of pre-sales of properties 371,368 1,237,642
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

(a)

(b)

B 17 S 5 A Wi

For the year ended 31 December 2023 2 —F - =#F+ - H=+—HIFFZ

25. FINANCIAL ASSET AND LIABILITY AT FVTPL 25. BAFEEBEBERIEZSH
EEREE
Financial asset (a) ERMEE
HK$'000
FHT
As at 1 January 2023 R=ZB-=%—H—H =
Addition (note 36(a)(i)) ANE (FIFE36(a)(0)) 1,508,730
Change in fair value (note 10) NEEES) (KFIFE10) (22,994)
Exchange difference M 5, 2 FE (49,044)
As at 31 December 2023 HR-B-_=%+—-A=+—H 1,436,692
Financial liability (b) sREE
HK$'000
FExT
As at 1 January 2023 R-B-=5—-F—H -
Addition (note 36(a)(i)) ANE (KIFE36(a)30)) 41,771
Change in fair value (note 10) N EZE (HE10) 136,876
Exchange difference ME 5 (2,972)
As at 31 December 2023 R-EBE-_=%F+-H=+—H 175,675

As set out in notes 2(c)(i) and 36(a)(i), the Group completed
the 1st Tranche Disposal on 22 March 2023. Upon the 1st
Tranche Completion, the remaining 49% equity interest in
Shantou Taisheng had been accounted for as a financial asset
at FVTPL, and such financial asset at FVTPL will be disposed to
the Renze Harvest Group at any time within twelve months
from the 1st Tranche Completion subject to the satisfaction
(or wavier, as the case may be) of the conditions precedent
of Sale and Purchase Agreement. Accordingly, the Sale and
Purchase agreement in relation to 2nd Tranche Disposal
would constitute a forward contract to sell the remaining
49% of the total equity interest in Shantou Taisheng and such
forward contract would be classified as a financial liability at
FVTPL. Further details of the disposal of the Shantou Taisheng
are set out in note 36(a)(i).

SANF R 2(0)() 2 36(a)() A&k - NEEE
RoE-—=F=A -+ _HEWE
BHE - RE—PEERZKE  JIsEM S
BER T 49% BB ABRYIER A FE
FREBERVERZEMEE  MZEEAQ
FEEBERIEZCRHEEBNE —
PEERERE T A A ABERHE TR 2
LEE EARER (SERR  BIER
mE) BEHZE (EER T30 M RIEH
BAHAEE Al BEE_BEHE
MNESHEBERHEWBEMRERT
49% BIRERIRBA Y MZEPED
BoEAEATEEREBZRIEZ S8
BfE- BEWBEMHRBEME—THFBEH
R EE 36(a)() ©
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
Ao B A 25 A W

For the year ended 31 December 2023 B2 —FE = =F+=-H=+—HIFFE

26. TRADE AND OTHER RECEIVABLES

. B R HEMEWRIER

2023 2022
—EC=HF —Eo-—F
HK$'000 HK$'000
TET FHT
Trade receivables =) e 12,897 38,832
Less: loss allowance for ECL B TEEREE BB Y EEEE (888) (17,031)
12,009 21,801
Other receivables HE b Uk IR 121,348 107,641
Other receivables from former related  E i & U B EE S A £ 2 F0IE (BT 40(b))
parties (note 40(b)) - 2,740
Consideration receivables (note (a)) RIS (B (Mi5E (a)) 303,621 352,408
Prepayments and other deposits FARTFE R EAR RS (M (b))
(note (b)) 2,953,885 3,889,121
Other tax assets HMMIBEEE 26,348 33,355
3,405,202 4,385,265
Total trade and other receivables B 5 R E M WG IE B EE 3,417,211 4,407,066

Notes:

As at 31 December 2023, consideration receivables represented the balance
of the proceeds (net of impairment losses) in connection with the disposal of
financial assets at FVTOCI of nil (2022: HK$44,000) in the PRC in prior year and
the proceeds (net of impairment losses) in connection with the disposals of the
investment properties in relation to land resumption situated in Shenyang of
approximately HK$303,621,000 (2022: HK$352,364,000) in prior year.

As at 31 December 2023, included in prepayments and other deposits of
approximately HK$2,228,386,000 (2022: HK$2,149,632,000) represented
an amount paid for redevelopment project of certain land parcels in the PRC
designated to a subsidiary of the Company by the local PRC government. The
demolition work of redevelopment project had been completed in prior year.
The remaining balance substantially represented prepayments made to the
contractors of property development.
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EERNBEFEEREUNFRZIZATES
BEMEPEWESEZSREEZTER
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44,0008 7T) U R BN BEFE L SR
SE05 A B I 2 1 B W RS S A (F0Rk
SREEE) 49303,621,000/87C (Z T = —4F :
49352,364,00087T) °

MR-Z-—=%F+-A=+—0 " g AEBNK
T8 N B A1 4 1) € %8 492,228,386,000 7 JT
—E - T4 492,149,632,0008 7T ) iR
B &t B AT R A A B — R BT B A /1 FR R 2 R
BE Tk BRI ER O AHFIE - B
BIEBZBRIRBENBAEFETK - 8T
EHRTEREOYERSABREL ZBNR
17 -



NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

B 17 S 5 A Wi

For the year ended 31 December 2023 2 —F - =#F+ - H=+—HIFFZ

26. TRADE AND OTHER RECEIVABLES (Continued)

The Group generally allows an average credit period of 10 days
(2022: 10 days) for its customers of trading of commodities and
30 days (2022: 30 days) for its customers of trading of home
appliances and building materials.

Included in trade receivables are trade debtors (net of impairment
losses) with the following aging analysis, based on invoice dates, as
of the end of reporting period.

26. ES R EMEWRREE)

AEB-—BETFTERARRZIEFNTY
EEHAI0R (ZZE-_—_F :108) &%
THEEREARREEMBERPNTE
HIEEA30B(ZZE--4F :30R) -

RBERREEBEEHRUKAZE
W - RBEER B HEMRIRE
EER% - HEREOTT

2023 2022

—EB_=H T F

HK$'000 HK$’000

TFHET FAT

0-30 days 0-30H 1,244 2,388
31-60 days 31-60 H 398 368
61-90 days 61-90 H 433 1,205
91-120 days 91-120 H 294 260
Over 120 days 120 B £ 9,640 17,580
12,009 21,801

The carrying amounts of the Group’s trade receivables are
denominated in RMB.

Further details on the Group’s credit policy and credit risk arising
from trade and other receivables are set out in note 6(c).

7% 55 (8 5 55 M 50T 10 B T MELBAA R
£HE -

BRAASEEERRNANRE S REME

WHREEL ZEERR 2 E—FFEHR
PAPEE B(c) ©
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
Ao B A 25 A W

For the year ended 31 December 2023 B2 —FE = =F+=-H=+—HIFFE

CRFARZRHFBRITERUAR

AND BANK AND CASH BALANCES RITRBE SR
2023 2022
—E-=F T F
HK$'000 HK$'000
Pledged and restricted bank deposits & 3K & Z R HR1TER FET FAT
Guarantee deposits for construction of AGREETAEYH 2 (RiEEE
pre-sales properties 37,799 419,325
Pledged bank deposits for a bank B E = HEERITERMERY
borrowings granted to an independent  $R{T1E3K
third party 12,810 22,000
Others HAtb 1,472 -
52,081 441,325
As at 31 December 2023, the Group’s bank and cash balances of RZBEZ=F+ZA=+—0 K&
approximately HK$21,213,000 (2022: HK$78,744,000) and pledged EAARBHENRITRR S
and restricted bank deposits of approximately HK$52,081,000 LA B3R R 2R 6 ERITERD R
(2022: HK$441,325,000) were denominated in RMB and held in A #921,213,000%8 (= F = = F -
the PRC. Conversion of RMB into foreign currencies is subject to the 78,744,000 7T ) M 4952,081,0007% 7T
PRC’s Foreign Exchange Control Regulations and Administration of (ZZEZZF : 441,325,000870) - AR
Settlement, Sale and Payment of Foreign Exchange Regulations. B R HNE 78 X AR B HME B IR IR I A

& - EEMMIEEERTEIHR -
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For the year ended 31 December 2023 2 —F - =#F+ - H=+—HIFFZ

28. BORROWINGS 28. &R
2023 2022
—E_=F —E-—fF
Current Non-current Current  Non-current
8 IERED mEh JERED
Notes HK$°000 HK$'000 HK$'000 HK$'000
B5E FHT FHT FHETT FHETT
Secured BER
Bank borrowings |ITER () 1,637,463 618,184 2,526,469 252,507
Other borrowings EAufER (b) 411,052 = 66,000 99,000
2,048,515 618,184 2,592,469 351,507
Unsecured KA
Other borrowings EAh &R (b) 1,044,644 98,901 959,270 562,028
Notes payable ANE S (© 266,501 = 297,000 -
Corporate bonds NRESH (d) 593,510 = 604,988 -
Loans from former related B3R A T E 2
parties (note 40(b)) (P &E 40(b)) (e) = - 1,113,850 -
1,904,655 98,901 2,975,108 562,028
3,953,170 717,085 5,567,577 913,535

As at 31 December 2023 and 2022, total current and non-current
borrowings were scheduled to repay as follows:

Bank borrowings

RZEZ=FR_F__F+=A
CRBRIEREERBRE R

Borrowings others than
bank borrowings

IRITIER BER(TEERITER)

2023 2022 2023 2022

—EC=F - -F —ZB-=HF —T-—F

HK$°000 HK$'000 HK$'000 HK$'000

FExT FAT FET FAET

On demand or within one year 1ZH&Es—F A 1,637,463 2,526,469 2,315,707 3,041,108
More than one year, but not BB —4F » B TBBMRE

exceeding two years 339,450 66,000 98,901 486,246
More than two years, but not  HBBMRE - B TBBAEE

exceeding five years 278,734 186,507 - 174,782

2,255,647 2,778,976 2,414,608 3,702,136
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

f 7 S 5 R B

For the year ended 31 December 2023 &

ZFFT A= —HIFFE

28. BORROWINGS (Continued) 28. {BF (&)
The carrying amounts of the Group’s borrowings are denominated AEEBFROERRBENATYEEE -
in the following currencies:
HK$ RMB Total
BT AR et
HK$'000 HK$'000 HK$'000
TFH T FER FERT
2023 —E-=F
Bank borrowings RITIERK - 2,255,647 2,255,647
Other borrowings HipE=x - 1,554,597 1,554,597
Notes payable FERRE - 266,501 266,501
Corporate bonds NEES 593,510 - 593,510
593,510 4,076,745 4,670,255
HK$ RMB Total
T AR #a5
HK$'000 HK$'000 HK$’'000
FAET FAET FET
2022 —EC-_F
Bank borrowings HBITEN - 2,778,976 2,778,976
Other borrowings HAib gk - 1,686,298 1,686,298
Notes payable = - 297,000 297,000
Corporate bonds NEES 604,988 - 604,988
Loans from former related parties BIfEEE AT ER 523,000 590,850 1,113,850
1,127,988 5,353,124 6,481,112
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For the year ended 31 December 2023 2 —F - =#F+ - H=+—HIFFZ

28. BORROWINGS (Continued)

The range of effective interest rates at 31 December were as
follows:

28.

Bk (&)

RTZA=1+—8 BEEREANEN&EELN

T
2023 2022
—E-=F —E-fF
Bank borrowings RITIER 4.65% -10.26% 4.65% — 10.26%
Other borrowings HAnfER 5.00% - 18.00% Nil - 18.00%
£ -18.00%
Notes payable ANESE 5.00% Nil 2
Corporate bonds NAMEFH 8.80% - 10.00% 8.80% - 10.00%
Loans from former related parties AIEBATER N/A FERA 8.00% - 12.00%

The borrowings are arranged at fixed interest rates and expose the
Group to fair value interest rate risk.

(a)

As at 31 December 2023, the Group's bank borrowings of
approximately HK$2,255,647,000 (2022: HK$2,778,976,000)
were secured by:

(i)

(iii)

(iv)

(vi)

(vii)

(viii)

corporate guarantee given by certain subsidiaries of the
Group;

corporate guarantee given by a former related company
and a former subsidiary of the Group;

corporate guarantee given by the Company;
personal guarantee given by a director of the Company;
equity interests of certain subsidiaries of the Group;

the Group’s property, plant and equipment (note 19);

the Group’s investment properties (note 20); and

the Group's properties under development and
properties held for sale (note 23).

BRUABERERRZY - 2 A RERER
TFER=AR -

(a)

RZZE-_=ZF+_-_A=+—H" =&
£ E /IR 1T 8 30 492,255,647,000
Bt (ZZ = — 4% :2,778,976,000
EIC) A T S IEEIR IR -

() AEEETHE D AR
AFER

(i) A< 5= B A BE B 2 5] K AT B B
NRTRHER R RER

ARABWEHE R RFER
RABEEEHHEALER
(v) AKEETHERRRBGE

AEBHYME  BENEE
(FEE19)

(vi)

AREBONEREYWE(HT
20) &

(vii)

AEBERZYWERBELE
Y (fi3E23) ©

(viii)

—
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
Ao B A 25 A W

For the year ended 31 December 2023 B2 —FE = =F+=-H=+—HIFFE

28. BORROWINGS (Continued)

(a)

(Continued)

As at 31 December 2023, as disclosed in note 2(c), as a result
of overdue loan principal and/or interest and/or breach of
other loan covenants, current borrowings owed to two banks
with principal amounts of approximately HK$169,178,000
and approximately HK$1,310,715,000 respectively (collectively
defined as the “Defaulted Bank Borrowings” in note
2(c)), together with the interest payables of approximately
HK$126,537,000 became due and repayable on demand, and
were classified as current bank borrowings accordingly.

During the year ended 31 December 2023, Hunan Meilian
had received an early repayment notice from a bank to
demand for repayment of total outstanding principal amount
of approximately HK$248,992,000 included in current bank
borrowings as at 31 December 2022 (the “2022 Defaulted
Bank Borrowing”), together with the interest payables
thereon. Details are set out in Company’s announcement
dated 6 March 2023. During the year ended 31 December
2023, the 2022 Defaulted Bank Borrowing had been
assigned to an independent third party by entering into debt
assignment between the relevant bank and an independent
third party as informed by the bank. The bank assigned to
the independent third party all its title, rights, interests and
benefits to, of and in the 2022 Defaulted Bank Borrowing
absolutely. As at 31 December 2023, such balance of the
2022 Defaulted Bank Borrowing was reclassified to secured
other borrowings, as disclosed in note 28(b).
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For the year ended 31 December 2023 {2 —F — =

28. BORROWINGS (Continued)

(a)

(Continued)

In addition, as set out in note 2(c), during the year ended
31 December 2023, the Company and Jitong Industrial had
received the Jitong Petition filed by the Jitong Plantiff to the
Jitong Petition the Court. The Jitong Petition was filed on
the principal ground that Jitong Industrial had defaulted on
its obligations due to its failure to make timely repayment
under the loan facility in principal amount of approximately
RMB1,197,000,000 (equivalent to approximately
HK$1,310,715,000) and the Company failed to perform its
guaranteed obligations in relation to one of the Defaulted
Bank Borrowings borrowed by Jitong Industrial. Further, a
freezing order was issued by the Jitong Petition Court upon
application by the Jitong Plaintiff and accordingly, 100%
equity interest of Jitong Industrial, 99% equity interest of
Yunfu Baoxin and 50.9999% of Hunan Meilian have been put
under the freezing order. Subsequent to 31 December 2023,
the first hearing for the Jitong Petition was held in February
2024 and as of the date of approval of these consolidate
financial statements, it is still pending the Jitong Petition
Court’s decision. The Jitong Defaulted Bank Borrowing was
included in the current bank borrowings as at 31 December
2023. Details are set out in Company’s announcement dated
17 March 2023 and 13 June 2023 respectively.
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For the year ended 31 December 2023 B2 —F ==

= A=A

28. BORROWINGS (Continued)

(b)

As at 31 December 2023, the Group’s other borrowings in
principal amounts of approximately HK$411,052,000 (2022:
HK$165,000,000) were secured, of which approximately
HK$286,222,000 (2022: nil) were overdue and such balances,
together with the interest payables of approximately
HK$40,826,000, became due and repayable on demand.

As at 31 December 2023, included in the overdue secured
other borrowings of approximately HK$248,992,000 was
reclassified from the 2022 Defaulted Bank Borrowing as a
result of debt assignment by a bank to an independent third
party during the year as disclosed in note 28(a).

The other borrowings were secured by:

(i)  corporate guarantee given by a subsidiary of the Group;

(i)  corporate guarantee given by independent third parties;

(i)  personal guarantee given by a director of the Company;

(iv)  equity interests of certain subsidiaries of the Group;

(v)  properties owned by an independent third party; and

(vi)  the Group’s properties held for sales (note 23).
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For the year ended 31 December 2023 {2 —F — =

28. BORROWINGS (Continued)

(b)

(Continued)

As at 31 December 2023, the Group’s remaining other
borrowings in principal amounts of approximately
HK$1,143,545,000 (2022: HK$1,521,298,000) were
unsecured and unguaranteed of which approximately
HK$575,215,000 (2022: HK$9,350,000) were overdue
and such balances, together with the interest payables of
approximately HK$163,084,000 (2022: HK$1,064,000),
became due and repayable on demand.

Furthermore, as at 31 December 2023, the Group had
a number of unutilised loan facilities of approximately
RMB3,131,499,000 (equivalent to approximately
HK$3,428,991,000) in aggregate (as defined as the
“2023 Facilities” in note 2(c)(iv)) which is unsecured and
unguaranteed. As at 31 December 2023, the Group has
utilised approximately RMB68,501,000 (equivalent to
approximately HK$75,009,000) of the 2023 Facilities.
Subsequent to 31 December 2023, the Group has further
obtained the 2024 New Facility as defined in note 2(c)(iv)
of approximately RMB1,000,000,000 (equivalent to
approximately HK$1,095,000,000) which is unsecured and
unguaranteed. The Group has not further drawn down any of
the unutilised 2023 Facilities and the 2024 New Facility.
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For the year ended 31 December 2023 B2 —F ==
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28. BORROWINGS (Continued)

(0

As at 31 December 2023, the Group has utilised
approximately HK$266,501,000 of notes payable which was
unsecured and interest bearing at 5% per annum.

As at 31 December 2022, the Group has utilised
approximately HK$297,000,000 of notes payable which was
unsecured and interest-free.

As at 31 December 2023, the Company had outstanding
principal amount of corporate bonds of HK$93,510,000
(2021: HK$104,988,000) (as defined in note 2(c) as
“2022 March Bonds"”) and HK$500,000,000 (2022:
HK$500,000,000) (as defined in note 2(c) as “Yunnan
International Corporate Bond”) and bearing interest at a rate
of 8.8% per annum and 10% per annum with maturity on
31 March 2022 and 18 May 2022, respectively. The corporate
bonds were guaranteed by a subsidiary of the Group and
unsecured.

As at 31 December 2023, as a result of overdue payment
of loan principal and interest, the 2022 March Bonds and
the Yunnan International Corporate Bond of approximately
HK$593,510,000 (2022: HK$604,988,000) in aggregate,
together with the interest payables of approximately
HK$$143,973,000 (2022: HK$77,754,000) became due and
repayable on demand.
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For the year ended 31 December 2023 {2 —F — =

28. BORROWINGS (Continued)

(d)

(Continued)

Regarding the 2022 March Bonds, as disclosed in note 2(c)(ii),
as at 31 December 2023, the Group and several bondholders
of the 2022 March Bonds, entered into the settlement
agreements to transfer certain properties to off-set against
the outstandings principal amounts and interest payables of
the 2022 March Bonds of approximately HK$20,960,000.
The obligation will be discharged upon the handover of such
properties. As at 31 December 2023, the respective properties
were still under development and the handover was expected
to be completed during the period of the Cash Flow Forecast.
The Group has been actively negotiating with the remaining
bondholders of the 2022 March Bonds of approximately
HK$72,550,000, for possible settlement arrangements, which
may include, among other things, to use assets for settlement
or to extend the maturity date of the 2022 March Bonds.

Regarding Yunnan International Corporate Bonds, as disclosed
in note 2(c)(iii), during the year ended 31 December 2023, the
Group entered into a settlement agreement to transfer certain
properties to off-set against the outstanding principal amount
and interest payables of the Yunnan International Corporate
Bond of approximately RMB91,987,000. The obligation will
be discharged upon the handover of such properties. As at
31 December 2023, the handover had not been completed,
and was expected to be completed during the period of
the Cash Flow Forecast. Further, on 26 January 2024, the
Group and the Yunnan International entered into the Yunnan
Settlement Agreement to transfer the entire equity interest of
the subsidiaries, namely Shenzhen Virdom, Shenzhen Baoxin
Trading and Shenzhen Hongguanghao to YEIG International,
as the nominee of Yunnan International, for partial settlement
of the Yunnan International Corporate Bond of approximately
RMB245,323,000. The Partial Settlement Amount is subject
to Necessary Adjustments may be made to the valuation of
Shenzhen Hongguanghao at the date of completion of the
Disposal, provided that the adjustment amount shall, in any
event, not exceed 5% of the Shenyang Commercial Property
which was determined as at 31 May 2023 (i.e. approximately
RMB5,476,000).
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28. BORROWINGS (Continued)

(d)

(Continued)

In addition, pursuant to the Yunnan International Settlement
Agreement, no further interest shall be accrued on the
Yunnan International Corporate Bond from 31 January 2023
onwards. The Company shall, upon completion of the Disposal
and at the written request of Yunnan International, enter into
a separate agreement with and arrange for the unconditional
repayment of the remaining outstanding amount subject to
Necessary Adjustments of Yunnan International Corporate
Bond to Yunnan International. Upon entering into the Yunnan
International Settlement Agreement, the denominated
currency of Yunnan International Corporate Bond would be
changed from Hong Kong dollars to Renminbi. The resolution
in relation to the Disposal has been duly passed by the
shareholders at the EGM held on 20 March 2024. Up to the
approval date of these consolidated financial statements, the
completion of the Disposal has not been taken place.

As at 31 December 2022, amount of approximately
HK$1,113,850,000 was overdue, together with respective
interest accrued of approximately HK$136,459,000, and
became repayable on demand.

Such amount was advanced by the former related parties,
Renze Harvest Group, as disclosed in noted 2(c)(i), the overdue
loans from the former related parties of approximately
HK$1,113,850,000 and the respective interest accrued
thereon had been set-off against the 1st Tranche
Consideration during the year.

As at 31 December 2023, the carrying amount of investment
properties amounting to approximately HK$33,164,000
(2022: HK$39,185,000) (note 20) and properties held for
sales amounting to approximately HK$28,726,000 (2022:
HK$28,857,000) (note 23) of a subsidiary of the Group
were pledged as security for a bank borrowing granted to a
former subsidiary which had been overdue. A provision for
the obligation of a subsidiary of the Group have been made
and included in other payables as the repayment of the bank
borrowing from a former subsidiary was in default.

Glory Sun Land Group Limited  Annual Report 2023

28. B

(0

K ()
(%)
&té’l\ RIBEREBEREERE 2

EBEERAREFE T -_=F—A
:-i— AETHE-FTELFE -
RHEBRTKRE  ARFHES
REERMEmMER  BEEREES
TTRI S ek - Y BRI E REBIRR
RIFEESR T 2 REESHEBARRD

ﬁfﬁ%ﬁ HeBmBRTBEREM
c RV EREBRERERREL B
z!ﬁfi’r-? AEFNHEEE K BB

TRABARE - BENEEHEIR

HEON _ZE-MFE=ZA-THE

TZBRRERENAG FEREIENS

B HEZSHRANBHRERAER
IF - HEEBEMNARTRK o

RZEBEZ=F+=—A=+—H0" 8
1,113,850,000/8 702 RIEE @ Hf -
i [A) 48 78 B 51 7 8. 49 136,459,000
BT AEEKEE -

BN 200 T 5E - %S B /A
RIRAEG A TR 2L EER - BIfl

B AT RYE R 5X%71,113,850,000
B RAEEERT AN E BN FE NS
—PEERR (B o

RZEZ_=F+=ZA=+—8"
AEEB-—HEWBAREAELD
33,164,000 ( = T = =

39,185,000 7T) (MizE20) 2 & &
¥ % X BR T {8 #28,726,000 %8 7T
(=% = — % :28,857,0005 7T)
(MHsE23) 2 HIEHEWMEE TH
B EARTHAMBATZE

BHIRITRR 2 EM R - HRIER
BE —HERMB AR ZRITE

WERAEE —RHMBARZEE
FHEEE - WA AR MR FIE -



NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

B 17 S 5 A Wi

For the year ended 31 December 2023 2 —F - =#F+ - H=+—HIFFZ

29. TRADE AND OTHER PAYABLES 29. EZ RHMENFIE
2023 2022
—E-=F —Eo-—F
HK$'000 HK$'000
FE T FAT
Trade payables B G NI 1,407,726 2,529,794
Wages and salaries payables ERNTENT S 3,373 6,597
Accruals et &R 2,885 2,728
Other tax liabilities HEmfEEaRE 96,131 93,898
Interest payables FETRI B 590,992 425,073
Interest payables to former related FEAS B REESE A =2 1 B (B 5E 40(b))
parties (note 40(b)) - 143,986
Secured deposits from contractors BEFAREZS 10,704 307,652
Other payables HAbfERTFIR 366,758 463,462
Other payable to a non-controlling Hfth AT FE3 ) I R S 2 kI8 (B RE (b
interest (note (b)) 43,174 43,407
Other payables to former related parties E b J& 1 il BE B A £ F0B (FIFE (b))
(note (b)) - 6,080
Other payables to a former subsidiary ~ E{th fE{ — R A1 B A 7 2 78
(note (b)) CGEIO)) 477,982 -
1,591,999 1,492,883
2,999,725 4,022,677
Notes: Bt e
(a) As at 31 December 2023, Jitong Industrial had disputes with certain (a) - EEJFZHEﬁL* H H@REXE

subcontractors on construction costs, and the respective subcontractors (the
“Plaintiffs”) filed the claim to the court in the PRC against Jitong Industrial
for construction costs of approximately RMB20,304,000 (equivalent to
approximately HK$22,233,000). The court had announced the decision that
Jitong Industrial shall pay the construction costs. Jitong industrial had filed the
appeal and it is still pending for hearing of appeal. Certain bank accounts of
Jitong Industrial with balance of RMB79 (equivalent to HK$87) and the equity
interests of certain subsidiaries was freezed by the court pending the final
outcome of the legal proceedings.

Included in the trade payable of approximately HK$22,233,000 was in relation
to the legal disputes as disclosed abovementioned . After consultation with
the PRC legal advisor, the directors of the Company considered the respective
accrued construction costs provided were adequate as at 31 December 2023.

HETHOORAMRBERALRFZE  MAE
an’aﬁﬁ((ﬁij) MEERAHARE
20,304,000 7T (A& 1A 4922,233,000 7 7T ) 1
FEERHEEREEREAR - ERE S
MR RAEBREEAINBRERN - &
BEECRE LR WER EFETRA -
ETREEESTRAIES (BBAARKT9T
(FBERS7THEIL)) RETHEBRARMNKRES
WOEBTURES - DARRERIEFHBRRER -

B 5 AT B 1E 422,233,000 7T
T ENFIERAEEZEAM - K£FEAT
BEAEEMERE  AQAREFEAAN=Z
=+ A=+ BRAEETRERA
VEH BB TR R 5 o

(b)  Other payables to a non-controlling interest, former related parties and a former (by  EHAbFER RS - ATRAEE A T R —FF
subsidiary are unsecured, non-interest bearing, and repayable on demand. A E AR ZRIEAEKF - RERIREX
1Big -
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For the year ended 31 December 2023 B2 —FE = =F+=-H=+—HIFFE

29. TRADE AND OTHER PAYABLES (Continued) 29. ESREMENSRIE )
BBEATRLSHE S EN BN S
NF10E30H(ZE=Z=_F: N F10
Z3600) : ARIREYERERYER
BWEERANF7E300 (2B —%F :
NF7E308)  REEREAGREE
MEMEERAB(ZE-_9F:30
B) e

The credit period of trade payables in relation to trading of
commodities is ranged from 10 to 360 days (2022: ranged from
10 to 360 days); provision of property development and property
investment is ranged from 7 to 30 days (2022: ranged from 7 to 30
days) and trading of home appliances and building materials is 30
days (2022: 30 days).

BHRNFABEESEANER  ER
BEHRERBHZBHOREINAT

Included in trade payables are trade creditors with the following
aging analysis, based on invoice dates, as of the end of reporting

period:
2023 2022
—E-=HF —E-—F
HK$’000 HK$'000
FET FET
0-30 days 0-30H 348,619 1,472,737
31-60 days 31-60 H 7,977 14,310
61-90 days 61-90 H 488 328
91-120 days 91-120 H 129,911 3,717
Over 120 days 1208 A £ 920,731 1,038,702
1,407,726 2,529,794

30. FINANCIAL GUARANTEE 30. BFEER
(@)  Guarantee in respect of borrowings of a former subsidiary: (@) T —MAINEARZ BRI’
&

2023 2022
—E-=F —E -
HK$’000 HK$'000
FHExT FHETT
Current portion BIHAER > 35,573 80,482
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For the year ended 31 December 2023 2 —F - =#F+ - H=+—HIFFZ

30. FINANCIAL GUARANTEE (Continued)

(a)

Guarantee in respect of borrowings of a former subsidiary:
(Continued)

As at 31 December 2023, the Group issued guarantee of
approximately HK$35,573,000 (2022: HK$80,482,000) to
a bank in respect of banking facilities granted to a former
subsidiary. Under the guarantee, the Group and other
independent third parties were jointly and severally liable for
all or any of the borrowings of each of them from the bank
upon failure of the guaranteed entity to make payments
when due.

During the year, the re-measurement of financial guarantee
amounted to HK$45,072,000 and recognised in profit or loss.

The maximum liability of the Group at 31 December 2023
under the guarantee is the amount of bank borrowings
drawn under the guarantee at that date of approximately
HK$1,368,750,000 (2022: HK$1,437,293,000).

Guarantees in respect of mortgage facilities for certain
purchasers of the Group’s properties:

As at 31 December 2023, guarantees amounting to
approximately HK$1,675,000 (2022: approximately
HK$471,467,000) are given to banks with respect to
mortgaged loans procured by the purchasers of the Group’s
properties. Such guarantees will be released by banks upon
the issuance of the real estate ownership certificate to the
purchasers or the satisfaction of the mortgaged loans by
the purchasers, whichever is earlier. Pursuant to the terms
of the guarantees, upon default in mortgage payments by
these purchasers, the Group will be responsible to repay
the outstanding mortgage principals together with accrued
interest and penalty owed by the defaulted purchasers to the
banks and the Group is entitled to take over the legal title
and possession of the related properties. The directors of the
Company consider that the likelihood of default in payments
by purchasers is minimal.
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(a)
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RZEZ=F+ZA=+—H =&
EEE R —MATME A R ERRT
BhE M R1TEITHEIR 935,573,000
BT (= F = — 4 : 80,482,000
T0) o MBZEER  WXERD
ERI B REER  AEERE
B =H & B8R RER M
RITAYERT B S EME R ERE
Fo

FR - EFENUBERSES
45,072,000/ 70 © RIBFER °

RZZE-_=F+-_A=+—H" =&
SERERET Z&aETARZ
AR ZERE N ZRITERD
1,368,750,000/8 T (= E = —4F :
1,437,293,000#7T) °

BERAREYMERETE T ZZBR
BZER

NZT_=F+-A=+—HHK
SEYEESTFIESNIRZIBER
M ER1TIR L IEIR 49 1,675,0007% T
— T = —F : 4471,467,000/%5
J0) c RITHERNE FEEREEFX
BERBERBEFR(UREESR
) RBRABBER - BEBEZFER
B BEZEEHBAIRBEIE -
AEBEGEEEEENE A RNIRE
THRRERZBARS REFF B
kEi®  BARSEEEEERED
KM ETEXBREERE - NAFE
ERBE R GRIAR ] RE T
E e
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For the year ended 31 December 2023 2 —F - =#F 1+ - H=+—HIFZF

31. DEFERRED TAX 31. EEBIIR
The following are the deferred tax (assets)/liabilities recognised by REBHERZECHE(EE) /AEN
the Group: N
Property,
Investment plant and
Inventories ~ properties  equipment LAT Total
ER T
#E RENE RE LHEEH @t
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
TiEn Tin Tin Tin Tin
At1 January 2022 R-Z--E-f-7 68553 3892 130 19383) 64352
(Credit)icharge to profit or loss for the year ~ (§FA) /HIBRAERE 2 1B (M3 12)

(note 12) (179,158) (53,201) - 12,370 (219,989)
Exchange differences EREE (16,685) (37,013) (44) 1238 (52,504)
At 31 December 2022 and 1 January 2023~ RZE-—F+-A=+-Ak

“2-=f-fF-H 72,710 303,708 386 (5,775) 371,029
(Credit)icharge to profit or loss for theyear ~ (3FA) /HIBRAEE 2 183 (i3 12)

(note 12) (62,014) (26,088) - 3,799 (84,303)
Disposal of subsidiaries (note 36(a)(i) tH IR 28 0 2 360a)0) - (252,106) - - (252,106)
Exchange differences EAZEE 397 7,176 @ (18) 7,553
At 31 December 2023 “E-=E+-A=1-H 11,093 32,690 384 (1,994) 2173

For presentation purposes, certain deferred tax assets and liabilities

have been offset in the consolid
The following is the analysis
financial reporting purpose:

ated statement of financial position.
of the deferred tax balances for

HEZJ B ETELCHBREENRE
BEERERA M BARRNKR DI - SLE S
2HmB W IERHIBSHOITT

2023 2022

—E-=F T

HK$’'000 HK$'000

FET FAT

Deferred tax assets RIETRIEEE (49,579) (10,204)
Deferred tax liabilities BIETHIABE 91,752 381,233
42,173 371,029
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
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For the year ended 31 December 2023 2 —F - =#F+ - H=+—HIFFZ

DEFERRED TAX (Continued) 31. RALERIE (&)
As at 31 December 2023, the Group had unused tax losses RZZEZ=F+-fA=+—80 ' &x5H
of approximately HK$418,688,000 (2022: approximately BRI AERBRI R 2 REATIEE
HK$507,009,000) which were available for offset against future 1#8#1418,688,000 8L (ZE = —F : 4
profits and are subject to expiry period of five years. No deferred tax 507,009,000 70) - [EmEARASF © B
assets have been recognised in respect of the estimated tax losses AR F] 8EH B #6 FII2ROR - i b 4%
because sufficient future profit streams is not probable. AL HIBEIBRREERIBEE -
PRC withholding income tax of 10% shall be levied on the RABEKIHARBERZTENE—
dividends declared by the companies established in the PRC to their A—BZ&BIEENFmEIMNTEE
foreign investors out of their profits earned after 1 January 2008. A AT B IR B E IR 10% &9 B =R 45 40 T8 40
lower 5% withholding tax rate may be applied when the immediate FRiS%t o Bt BB A SR EBK T 3K
holding companies of the PRC subsidiaries are incorporated or REN A P B R E BT BB E
operated in Hong Kong and fulfill the requirements to the tax treaty LR ENEEERAAIME @ A
arrangements between the PRC and Hong Kong. At the end of the FASHHBEENBUB R - NG
reporting period, the aggregate amount of temporary differences R BEAEWNBRARRDIRAFIEEE
associated with undistributed earnings of PRC subsidiaries for which REREEHEEENE R EZHEAE
deferred tax liabilities have not been recognised is approximately #399,752,0008 T( =T = = F : &
HK$399,752,000 (2022: approximately HK$395,372,000). No 395,372,000 7T ) - Rtz EEZEER
liability has been recognised in respect of these differences because BETIBENAEE ] AZES BB ZEE
the Group is in a position to control the timing of reversal of the REENRERE BERURERZEESE
temporary differences and it is probable that such differences will AEE g RE o
not reverse in the foreseeable future.
SHARE CAPITAL
32. |RA&
2023 2022
—E_=F —E -
Number Number
of shares of shares
BRE e
Notes ‘000 HK$’000 ‘000 HK$'000
B st TR FHERT FhR FHET
Authorised: JETE
Ordinary shares of HREE{E0.058 T2
HK$0.05 each R
At 1 January n—A—H 8,000,000 400,000 8,000,000 400,000
Share consolidation & & Bt €) = - (7,840,000) -
Share sub-division R&AD I 4 (@) - - 7,840,000 -
At 31 December m+=ZB=+—H 8,000,000 400,000 8,000,000 400,000
Issued and fully paid: BEETERET :
Ordinary shares of FRE{EO0.058 T2
HK$0.05 each iR
At 1 January n—A—H 109,202 5,460 5,460,125 273,006
Share consolidation & &6t €) = - (5,350,923) =
Capital reduction AR AR (a) = = 5 (267,546)
At 31 December n+=ZBA=+—H 109,202 5,460 109,202 5,460
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
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For the year ended 31 December 2023 B2 —FE = =F+=-H=+—HIFFE

32. SHARE CAPITAL (Continued)

Note:

(a)

On 20 April 2022, a special resolution has been passed by the shareholders of
the Company for a capital reorganisation which involves share consolidation,
capital reduction and share subdivision.

The Company implemented the share consolidation on the basis that every fifty
(50) issued and unissued existing shares of par value of HK$0.05 each in the
share capital of the Company be consolidated into one (1) consolidated share
of par value of HK$2.50 each in the share capital of the Company. The share
consolidation was effective on 22 April 2022.

Immediately following the share consolidation becoming effective, the capital
reduction be implemented, pursuant to which, (i) any fractional consolidated
share in the issued share capital of the Company arising from the share
consolidation was cancelled; and (i) the issued share capital of the Company
was reduced by cancelling the paid-up capital to the extent of HK$2.45 on each
of the then issued consolidated shares such that the par value of each issued
consolidated share was reduced from HK$2.50 to HK$0.05. The credit arising
from the capital reduction in the amount of approximately HK$267,546,000
was applied to offset against the balance of the accumulated losses of the
Company up to the effective date of the capital reduction.

Immediately following the capital reduction, each of the authorised but
unissued consolidated shares of HK$2.50 each was sub-divided into fifty (50)
authorised but unissued new shares of par value HK$0.05 each. The capital
reduction and share subdivision became effective on 12 July 2022.

Details of the capital reorganisation are set out in the Company’s circular dated
30 March 2022.

All shares issued during the year ended 31 December 2022 rank pari passu with
the then existing shares in issue in all respects.

The Group manages its capital to ensure that entities in the Group
will be able to continue as a going concern while maximising the
return to stakeholders through the optimisation of the debt and
equity balance. The Group’s overall strategy remains unchanged
from prior year.

The capital structure of the Group consists of equity attributable to
owners of the Company, comprising issued share capital, reserves
and accumulated losses.
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(a) RZZZZFWAZ+AH ARERRER
—TERRIRER  UETTRAEE - B
KA & BF - RRASEIR I AR AR H7 48

AAREBIRGA G  EEBBAARBRA
RERGO)RFRAEMESETZRAD
BATRARBEITRMDEHABERBRAF—(1)
SR EE2.508 T2 A D o IRIDA G
ERZEZ_FHA=-+=HEM -

RN B HHENRE - BRAHIRE T E i -
Bt - () BRI E SR A A R B BEITRAF
EEZERZEE R, TUATEH - R>)A
ARIBBEITRANZBFHEAERA (RERE
BEBRITAMIRMD TR 2.458 T AR) TIAY
W BEFREETA MR ZEESH2.50
S TLHIRE 0.05 7T © BRANBIRFTE £ 2 #
#£49267,546,000 8 CE AEEEAAREHZE
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
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For the year ended 31 December 2023 2 —F - =#F+ - H=+—HIFFZ

32. SHARE CAPITAL (Continued)

The directors of the Company review the capital structure of the
Group on a timely basis. As part of this review, the directors of
the Company consider the cost of capital and the risks associated
with each class of capital. The Group will balance its overall capital
structure through the payment of dividends, new share issues and
share buy-backs as well as the issue of new debts.

The Group monitors capital on the basis of the debt-to-adjusted
capital ratio. This ratio is calculated as net debt divided by adjusted
capital. Total debt comprises borrowings. Adjusted capital comprises
all components of equity (i.e. share capital, accumulated losses and
other reserves) except for non-controlling interests.

The debt-to-adjusted capital ratios at 31 December 2023 and 2022
were as follows:

32. RA& (&)

AAREFERHARENEREREE
1TEM - ERB|HM—D - AARE
EZEEREARAR BEERENHE
MEE o AEBSERIRMTRE - BT
A R BB - LA RBITHES T
BEBREARE -

AEEREHREHBERNZLRER
BN o SbH R IVRE R F B AR B
BAGE - BHAECRER KRR
BRI EREER 2 ABARED (B
A REtEEEEMEE) - MG
REaBRIN ©

RZEZ=ZFER_FE__F+=A
—t+—HBZEEHCHEBRALENAT

2023 2022

—E-=F —E-—F

HK$'000 HK$'000

T FET

Total debt (borrowings) BS4R% (ER0) 4,670,255 6,481,112
Less: bank and cash balances R IRTTRIR e R (23,843) (88,415)
Net debt B F5 4,646,412 6,392,697
Adjusted capital RS /N 1,189,207 1,675,868
Debt-to-adjusted capital ratio BT AR AR AN e 2 391% 381%

The only externally imposed capital requirement is that for the
Group to maintain its listing on the Stock Exchange it has to have
a public float of at least 25% of the shares. The Group receives a
report from the share registrars weekly on substantial share interests
showing the non-public float and it demonstrates continuing
compliance with the 25% limit throughout the year.

AR B ARy BN BE S P E T b 2 M —
SMBEARERBAEEARTED 25%
BRI RABFIRE - AEEFHEERND
BLREHREARNEDRRE  ETH
JIERBIHRE  ZHRERTAEER
EEFEHEBT25% R -
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33. ZERABAMBRARRAQF
RS

33. HOLDING COMPANY STATEMENT OF
FINANCIAL POSITION AND RESERVE
MOVEMENT OF THE COMPANY

(a) ERRAMHIRRR

(@) Holding company statement of financial

position
2023 2022
—E-=F —E-HF
Notes HK$’000 HK$’'000
(s FET FHTT
Non-current assets FREBEE
Investments in subsidiaries RBRARZEE = —*
Amounts due from subsidiaries FEUSF B A R FRIE 4,274,269 4,255,852
4,274,269 4,255,852
Current assets REEE
Amount due from a subsidiary FEU —FEIFT /8 A 15K IR 104,216 -
Prepayment and other receivables &1t 3k & H b e U k1B 194 33
Bank and cash balances RITRIB B ERR 221 3,626
104,631 3,659
Current liabilities REAE
Borrowings RN 593,510 1,708,932
Other payables E A RIA 156,705 240,882
Amounts due to subsidiaries FEHH B A EIFRIE 1,421,435 22,112
Financial guarantee WG LR 331,865 497,797
2,503,515 2,469,723
Net current liabilities REEERE (2,398,884) (2,466,064)
Total assets less current liabilities A& E R RE & & 1,875,385 1,789,788
NET ASSETS EEFRE 1,875,385 1,789,788
Capital and reserves BRAR #E
Share capital [N 32 5,460 5,460
Reserves f# 33(b) 1,869,925 1,784,328
TOTAL EQUITY ERBE 1,875,385 1,789,788
* represented balance less than HK$1,000 * JEEAEE T2 1,000 7T
Approved by the Board of Directors on 28 March 2024 and ExecX T _NE=A=-T N \Bi#

signed on its behalf by:

EXHATATRERE :

Yao Jianhui Xia Lingjie
hzE BEE
Director Director

0 EE
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1 December 2023 #t7 —FE - =41+ _-HA=+—HIFF/Z

33. HOLDING COMPANY STATEMENT OF 33. BERAFHBRARREAEQT
FINANCIAL POSITION AND RESERVE
MOVEMENT OF THE COMPANY (Continued)

(b) Reserve movement of the Company

REE2E 2

(b) AT EEE

Share
Shares  redemption  Contributed Shareholder's  Accumulated
premium reserve surplus  contribution losses Total
RIVEE RORODRE B4R RREE 2R @it
HK§'000 HK$'000 HK§'000 HK§'000 HK$'000 HK$'000
TR TR TR TR TR TR
(note 34(b)(i))  (note 34(b)i)) (note (a)) (note (b))
(B2 34(0))) ~ (BiFaE 34(0)ii) (fitzE @) GiE0)
At 1 January 2022 RZE-—F-F-H 3,416,858 2,269 29412 1,392 (1,040,057) 2,409,874
Reduction of share capital upon  FRAZAE 2 RAHIH
capital reorganisation (note 32) ~ (#f32) - - - - 267,546 267,546
Total comprehensive income  AER2ANRLE
for the year - - - - (893,092) (893,092)
At 31 December 2022 and R-E-—F+-A=+-Ak
1 January 2023 “Z-=%-f-H 3,416,858 2,269 29412 1,392 (1,665,603) 1,784,328
Total comprehensive income  AFE2ANREE
for the year - - - - 85,597 85,597
At 31 December 2023 WZEZ=%+t-F=1-H 3,416,858 2,269 29412 1,392 (1,580,006) 1,869,925
Notes: B e

(a)

The contributed surplus of the Company represents the excess of the
net assets of the subsidiaries acquired by the Company pursuant to
a group reorganisation and the nominal value of the ordinary shares
issued by the Company in exchange thereof.

The shareholder’s contribution of the Company represents contribution
from the intermediate holding company for cancellation of the
Company’s share options in 2012.

(@) ARFEZBARKEARFREEEFTAEMI
BHBARZEEFEBLAARRRIE
BMEAREEFEMETERR ZREE
ZBn

() ARARZBRIBEERN T —FREHAL
NRIERAE TR B PR A RIRTE -
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For the year ended 31 December 2023 2 —F - =#F 1+ - H=+—HIFZF

34. RESERVES

(@) Group

The amounts of the Group’s reserves and movements therein
are presented in the consolidated statement of profit or loss
and other comprehensive income and consolidated statement
of changes in equity.

(b) Nature and purpose of reserves

(i)

(ii)

(iii)

Under the Companies Law of the Cayman Islands, the
funds in the share premium 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.

Share redemption reserve represents the aggregate
amount of the share capital and share premium in
relation to the repurchase of the Company’s own equity
instruments.

Statutory reserve represents appropriation of profits of
the PRC subsidiaries to non-distributable reserve fund
account as required by the relevant PRC statue.

Other reserve mainly represents gains/losses arising from
changes in Group’s interests in subsidiaries that do not
result in a loss of control.

The shareholder’s contribution of the Group represents
(i) waiver of an amount due to a shareholder of the
Company in 2001 and 2002, (ii) the contribution from
the intermediate holding company for cancellation
of the Company’s share options in 2012 and (iii) the
contribution from the ultimate holding company on
acquisition of a subsidiary in 2020.
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34. RESERVES (continued)

(b) Nature and purpose of reserves (Continued)

(vi)  The translation reserve comprises all foreign exchange
differences arising from the translation of the net assets
of foreign operations into presentation currency. The
reserve is dealt with in accordance with the accounting
policies set out in note 4(k) to the consolidated financial
statements.

(vii) FVTOCI reserve represents fair value reserve comprises
the cumulative net change in the fair value of equity
investment designated at FVTOCI that are held at the
end of the reporting period.

35. SHARE-BASED PAYMENTS

The Company operates a share option scheme (the “Scheme”)
pursuant to a resolution passed in the annual general meeting
dated 26 March 2014 which became effective on the same date.
The Scheme has a term of ten years from its adoption date and
expired on 25 March 2024.

The maximum number of unexercised share options currently
permitted to be granted under the Scheme is an amount equivalent,
upon their exercise, to 10% of the shares of the Company in
issue at any time. The maximum number of shares issuable under
share options to each eligible participant in the Scheme within any
12-month period is limited to 1% of the shares of the Company in
issue at any time. Any further grant of shares options in excess of
this limit is subject to shareholders’ approval in a general meeting.

Share options granted to a director, chief executive or substantial
shareholder of the Company, or to any of their associates, are
subject to approval in advance by the independent non-executive
directors. In addition, any share options granted to a substantial
shareholder or an independent non-executive director of the
Company, or to any of their associates, in excess of 0.1% of the
shares of the Company in issue at any time or with an aggregate
value (based on the price of the Company’s shares at the date of
the grant) in excess of HK$5 million, within any 12-month period,
are subject to shareholders’ approval in advance in a general
meeting.

34. #iE )

(b) FEEMHERBN @)

(vi) EXRBESREBINER
BEFRERZIERRME
HEZFAINEZR - BRI
BRI G A MWK
Ak) P 2 St R -

(i) BAFEEBHMPE KT
JIRRZ R IE A P ERE
BRENREHARTENETE
BRAFEEAEMEE RS
SRR 2 AR E M A EE
BRFFE -

35. ARG BERNTRK
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ZHREAFRGMBAREREE—E
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FoWER T -_WE=ZA-+HHEE
ke

B AIRIEZ AT 8] TR H 2 RITEBERR
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A RHEE BITIRD 2 10% ° PAE( 12
MAER  REZASBRTEEER
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BYPAQNG—NES  (THREHNEE
BRI E 2T MBEAZEREEAS
BN IEMITE FHAE o BN - R
A 1218 B HEARMAmA R R EBREK
BUIERTEE IR E 2 EABHEAR
AT BE AR A R AR R R MW B R B
BIRMHDZ201% @ SEEGRARABK
MR B Bl 2 B8 5T 5 )#8 15,000,000
B BB AERERBREARS it
A o

BHNEMREBAMRAT 2023 F1

203



204

——

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
Ao B A 25 A W

For the year ended 31 December 2023 B2 —FE = =F+=-H=+—HIFFE

35. SHARE-BASED PAYMENTS (Continued)

The offer of a grant of share options may be accepted within
20 days from the date of the offer, upon payment of a nominal
consideration of HK$10 in total or other amount as determined
by the board of the Company by the grantee. The exercise period
of the share options granted is determinable by the directors, and
commences after a certain vesting period and ends on a date which
is not later than ten years from the date of the offer of the share
options or the expiry date of the Scheme, if earlier.

The exercise price of the share options is determinable by the
directors, but may not be less than the highest of (i) the Stock
Exchange closing price of the Company’s shares on the date of the
offer of the share options; (ii) the average Stock Exchange closing
price of the Company’s shares for the five trading days immediately
preceding the date of the offer; and (iii) the nominal value of the
Company’s shares on the date of the offer, when applicable.

Share options do not confer rights on the holder to dividends or to
vote at shareholders’ meetings.

Options are lapsed if the employee leaves the Group and the
relationship with consultants is ceased or terminated by the Group.

As at 31 December 2023, no shares in respect of which options has
been remained outstanding under the Scheme (2022: nil).
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

36. NOTES TO THE CONSOLIDATED STATEMENT
OF CASH FLOWS

(a) Disposal of subsidiaries

(i)

Disposal of Shantou Taisheng

As set out in note 2(c)(i), on 22 March 2023, the Group
completed the 1st Tranche Disposal.

Pursuant to the Sale and Purchase Agreement, the
1st Tranche Consideration will be used to settle the
outstanding principal amount of all the loans advanced
by the Renze Harvest Group to the Group and all
interest accrued thereon up to 1st Tranche Completion
of approximately HK$1,315 million in aggregate. The
remaining balance of 1st Tranche Consideration (after
deducting an amount equivalent to all loans and
respective accrued interests owed to the Renze Harvest
Group of approximately HK$1,315 million) shall be
settled in cash (the “1st Tranche Cash Consideration”)
within six months from 1st Tranche Completion. The
Group had received the 1st Tranche Cash Consideration
during the year.

The consideration from the 2nd Tranche Disposal will
be used to settle the amount due to Shantou Taisheng
by the Group and the remaining balance shall be used
to settle the full outstanding amount of the Secured
Loan. Accordingly, the Sale and Purchase agreement
in relation to 2nd Tranche Disposal would constitute a
forward contract to sell the remaining 49% of the total
equity interest in Shantou Taisheng and such forward
contract would be classified as a financial liability at
FVTPL. This, together with the amount due to Shantou
Taisheng, being a former subsidiary before losing
control, which remain payable after control of that
subsidiary is lost, form part of the consideration of 1st
Tranche Disposal.

Details of which are set out in the circular of the
Company dated 28 December 2022.
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B - AEEERFRUE
FRERNRE -

F_REREEZREBAR
EEANEEEMIIBTRE
R fERAREERR
HEFNEHREESE -
Bt BEAFE _RERAEMN
BEEWESEX L EWED
TR T 49% 48 IR HE 9 38 B4R
B MZERPEOBIRE
REAFEEBERIERZ
TR AE - ZRREREN
T B (MR EIE HIRER
A— R AT B AR B RIA
(PR EZ B~ R hIRER
DA ) BRE B E
REH—D -

BRFREARARRAAR
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ALK ©
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
Ao B A 25 A W

For the year ended 31 December 2023 2 —F - =#F 1+ - H=+—HIFZF

36. NOTES TO THE CONSOLIDATED STATEMENT 36. 8B & RERMT &)
OF CASH FLOWS (continued)

(a) Disposal of subsidiaries (Continued)

(i)

Disposal of Shantou Taisheng (Continued)

Net assets derecognised at the date of disposal were as

(a) HEMBRE 2

() HEWRTEEE)

REERMRILERZFE

follows: EmT
HK$'000
FET
Property, plant and equipment M - BE K& 8,050
Investment properties EME 2,100,992
Inventories FE 1,725,461
Trade and other receivables B 5 ME MW FIE 278,623
Current tax assets BIEAR A& = 1,620
Pledged bank balances DRI TAEER 21,253
Bank and cash balances IRITRIB SRR 3,494
Trade and other payables B 5 R FIE R E A R R IE (966,535)
Contract liabilities aHaE (474,285)
Deferred tax liabilities FEFIEEE (252,106)
Net assets derecognised of BRIFERRFEE 2,446,567
Release of translation reserve B ol 5 G 30,359
Fair value of 49% retained interest which became B AR AT EZIBIERVIBENESREE
a financial asset at FVTPL (note 25(a)) K 49% FIspEZ A FE (FFE25@))  (1,508,730)
Loss on disposal of a subsidiary & —EMBARREE (182,083)
Total consideration BRAE 786,113
Satisfied by: LATRB AR ST
Cash Be 16,142
Amount due to the Renze Harvest Group JENRRLUEE Y 5 1,314,580
1,330,722
Amount due to Shantou Taisheng RSB RE 2 &5 (502,838)
Financial liability at FVTPL (note 25(b)) BRATEZBERIIRNSHEE
(MF7E25(b)) (41,771)
786,113
Net cash inflow arising from disposal: HEEEZHESMAFE
Cash consideration received BUIRSRE 16,142
Cash and cash equivalents disposed BEHERENESSEY (3,494)
12,648
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
Ao By TR 5 A W

For the year ended 31 December 2023 2 —F - =#F+ - H=+—HIFFZ

36. NOTES TO THE CONSOLIDATED STATEMENT 36. 8B & RERMT &)

OF CASH FLOWS (continued)

(a) HEMBRE 2

(a) Disposal of subsidiaries (Continued)

HER)BERIFXEEE
R A (R ZE )

(ii)

(i) Disposal of Shenzhen Saiao Enterprise

7l

Management Co., Ltd. (“Shenzhen Saiao")

On 28 June 2023, the Group disposed of its 100% of
equity interest in Shenzhen Saiao and its subsidiaries
which were principally engaged in property investment
and development for a cash consideration of
RMB 10,000 (equivalent to approximately HK$11,000).

RZZBEZ=FA=ZF+AN
H AEBHEERFINE
BLEKMBAR(TEKRSE
MERERER) H100%
B ReREBAARKE
10,000 7T ( 48 & 7 4911,000
B e

Net assets derecognised at the date of disposal were as MEEHBRRIEBRFE
follows: ET
HK$'000
FiBT
Property, plant and equipment WE - BEMEE 177
Inventories FE 1,423,782
Trade and other receivables B 5 R E AW GRIA 5,811
Current tax assets BVEAFR IR & = 2,683
Pledged bank balances BEIFRITAERR 241,311
Trade and other payables B hEMENFUE (417,190)
Borrowings EEN (519,518)
Contract liabilities EHaE (565,747)
Current tax liabilities BNEATR IR B fE (16,917)
Net assets derecognised of BRIFERNFEE 154,392
Release of translation reserve BRERIE VR 30,711
Release of non-controlling interests ARBR IR I fe 2 (247,632)
Gain on disposal of subsidiaries & — BB A E S 62,540
Total consideration satisfied by cash MR HERE 11
Net cash inflow arising from disposal: HEEFZREMAHE -
Cash consideration received EIESRE 11
EFEMWEEERAT 2023FH
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

f 7 S 5 R B

For the year ended 31 December 2023 B2 —FE = =F+=-H=+—HIFFE

36. NOTES TO THE CONSOLIDATED STATEMENT 36. Z8BRERERMT &

OF CASH FLOWS (continued)

(a) Disposal of subsidiaries (Continued) (@) HE
(iiij) Disposal of Micron Capital Limited (“Micron (iii)
Capital”)

On 12 July 2023, the Group disposed of its entire equity
interest in Micron Capital together with its subsidiaries
for a cash consideration of HK$200,000. In addition, the
Group has sell and assigned the amount to the Group
by Micron Capital of approximately HK$248,481,000 to
the purchaser.

Net assets derecognised at the date of disposal were as

BN E ()

HEXAXELBERA A
([FEAXEE))

R—E_=F+tA+=8"
AEBHEENRENERE
BEWBRGMNEIPRRE -
IRE A (E/4A200,000/87T ° It
G REBEREAHER
RN EARARNEAEER
FIEL) 248,481,0008 7T °

REERMKILERZFE

follows: ET
HK$'000
FiT
Bank and cash balances HRITRIR AR 124
Amount due to the Group e AR S EFRIA (248,481)
Assignment of amount due to the Group EEENAEERE 248,481
Net assets disposed of EHEEETRE 124
Release of translation reserve BREREE R 36,702
Loss on disposal of subsidiaries HEMBARER (36,626)
Total consideration satisfied by cash RSNz ERE 200
Net cash inflow arising from disposal: HEEF ZREMAFE -
Cash consideration received IR RE 200
Cash and cash equivalents disposed EHERSRBEEED (124)
76
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
Ao By TR 5 A W

For the year ended 31 December 2023 &2 —F —=4# 1+ _-H=+—HIFZ

36. NOTES TO THE CONSOLIDATED STATEMENT 36. 8B & RERMT &)
OF CASH FLOWS (continued)

(b) Reconciliation of liabilities arising from (b) MEETHELANEBHIER
financing activities
Other Other
payables payables
toanon- to former
Interest controlling related Lease
Borrowings payables interest parties liabilities

HitEf HftrfEft

FEHEER  AEEAL
& RIS ZFE LA HESE
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
TER Thn TAn TAn TERL
(note 28) (note 29) (note 29) (note 29) (note 39)
(FtzE28) (K3t 29) (Kst29) (Krt29) (zt39)

t 1 January 2023 W_E-=F—-F-H 6,481,112 569,059 43,407 6,080 52,643
Changes from cash flows: Reineg
Repayment to a non-controlling interest (&8 3E24 \H&m = = (35) = =
Advance from to former related parties EIL N - - - - -
Proceeds from borrowings BREETE 1,284,360 - - - -
Interest paid BRFIE = (113,947) = = =
Repayment of horrowings BEER (1433,302) = = = =
Repayment of principal portion on lease ~~ (EEFEE B2 A% 55

liabilities = = = = (1,120)
Repayment of interest portion on lease BREEERLNEHS

liabilities - - - - (3,081)
Exchange adjustments B A% 30,729 (1,421) (198) (24,856) 1,350
Other changes: EfhE
Finance cost (note 11) RERA(FEE11) - 386,658 = = 3,081
Disposal of subsidiaries (note 36(a)) HERBAR (M 36() (519,518) (95,374) - 502,838 =
Settlement of other payables GERMEMNTE = = = (6,080) =
Settlement of loan from former related EERATEBALZER

parties (note 36(c)(i) (FtE 36(c) (i) (1,161,126) (153,454) = = =
Settlement of corporate bond (note 36(c)() 45572 B1fEA (3£ 36(c)() (12,000) (529) = - -
Decrease in lease liabilities from ?ﬁ%ﬂa JEUREEER)

modification of leases - - - - (27,202)
At 31 December 2023 RZRZ=F+-A=1-H 4,670,255 590,992 3,174 477,982 25,671
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
Ao B A 25 A W

For the year ended 31 December 2023 #{2 —F = =41+ =-H=+—HIFF/Z

36. NOTES TO THE CONSOLIDATED STATEMENT 36. 281 &
OF CASH FLOWS (continued)

> MERME 2

(b) REZHELENEBEBHK

(b) Reconciliation of liabilities arising from

210

financing activities (Continued) (%)
Other Other
payables payables
toanon- to former
Interest controlling related Lease
Borrowings payables interest parties ligbilities
EfbESN HAbef
FBtEE  AEWAL
GE TS iR LA HEak
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
TR Fi5n T T Tir
(note 28) (note 29) (note 29) (note 29) (note 39)
(Firz28) (fitzE29) (fitz£29) (Piz£29) (Piz39)
1 January 2022 RZE--E-A-H 8,067 474 255,880 48554 5271 64,544
Changes from cash flows: fﬁﬁmix@]
Repayment to a non-controlling interest (B 3ERIEiER - - (205) - -
Advance from former related parties EIL N - - - 1433 -
Proceeds from borrowings BREETE 2,813,120 - - - -
Interest paid BRFIE - (253,584) - - -
Repayment of horrowings BEEH (3,677,822) - - - -
Repayment of corporate bonds BRAAES (75,012) - - - -
Repayment of principal portion on lease ~~ (EEFIEE B2 A% 55
liabilities - - - - (914)
Repayment of interest portion on lease ~ (EETREEEZFIEHH
liabilities - - - - (5,.524)
Exchange adjustments B % (646,648) (34,975) (4.942) (624) (6,220)
Other changes: Af#E:
Finance cost (note 11) BARA(HEN) - 601,738 - - 5,524
Decrease in lease liablites from BEBTEHEERRR)
modification of leases - - - - (4,767)
At 31 December 2022 RZEZZF+ZA=+-A 6,481,112 569,059 43,407 6,080 52,643
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
Ao By TR 5 A W

For the year ended 31 December 2023 2 —F - =#F+ - H=+—HIFFZ

36. NOTES TO THE CONSOLIDATED STATEMENT 36. Z8BRERERMT &
OF CASH FLOWS (Continued)

(c) Major non-cash transactions () FEFREXRS

(i)  During the year ended 31 December 2023, corporate () #&#=—ZFT=-_=F+=AH
bonds of approximately HK$12,000,000 and interest =+—RIEFEE RAES
payables (including in other payables of approximately 4312,000,0007% JT & fE F
HK$529,000) have been settled by set-off against the FLE (B4 H ith & T FRIB 4D
trade receivable; and 529,000/ 0) BB BIKIHE

SIEBGRIEN T GETEE
&

(i) During the year ended 31 December 2023, loan from iy, #z=zFT=-=F+=A
former related parties of HK$1,161,126,000 and =+—HIEFE KREAH
interest payables HK$153,454,000 have been fully set- “ANTHIEF1,161,126,000
off against the 1st Tranche Consideration as disclosed in 7B 7T S FEAS FI) B 153,454,000
notes 2(c)(i) and 36(a)(i). PSR EIE I FE 2(0)() ®2

B 5% 36(a)(i) P % 5% 9 58 — B
BARE -
37. CONTINGENT LIABILITIES 37. IREE
As at 31 December 2023, in addition to those disclosed elsewhere RZE_=ZF+-_A=1+—8 " B#®%
in the financial statement, the Group and the Company did not WEREAMM T AT EEN - AEERAR
have any significant contingent liabilities (2022: nil). AEMEAMNEAIABE( 2T ==
Fom) e
38. COMMITMENTS 38. HE¥E
2023 2022
—E_=F —E-—F
HK$'000 HK$'000
FET FAT
Contracted but not yet provided for: DETHBREME -
Property, plant and equipment W - BB AR E 16,820 17,696
Investment properties under ERRENEREE
development and inventories 1,529,154 7,246,879
1,545,974 7,264,575
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

f 7 S 5 R B

For the year ended 31 December 2023 2 —F - =#F 1+ - H=+—HIFZF

39. LEASE 39. &

LEASE LIABILITIES

The following table shows the remaining contractual maturities

HERE

TRININAREHRAEERERR

of the Group’s lease liabilities at the end of the current reporting B FIER G K HARR o
period.
Total future lease Present value of
payments the lease payments
RREERIBARE HEREZRE
2023 2022 2023 2022
—EB-=f T ZBZ=H —T-_F
HK$°000 HK$'000 HK$'000 HK$'000
FET T FE T FAET
Within one year —F A 4,274 10,440 1,401 5,581
After one year but within —FRERFR
two years 4,346 10,678 1,683 6,558
After two year but within MEREBRFNA
five years 13,721 24,475 7,497 17,208
After five years hE 20,118 33,347 15,090 23,296
42,459 78,940 25,671 52,643
Less: total future interest B R BRI AR
expenses (16,788) (26,297)
Present value of lease liabilites fEBEZRE 25,671 52,643
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

39. LEASE (Continued)

LEASE LIABILITIES (Continued)

B 17 S 5 A Wi

For the year ended 31 December 2023 2 —F - =#F+ - H=+—HIFFZ

The present value of future lease payments are analysed as follows:

39.

HE @)
HEAE @)

AFBEEFRZBEDITOT

2023 2022
—EB-=F —E-F
HK$'000 HK$'000
FE T FET
Current liabilities mENEE 1,401 5,581
Non-current liabilities E S EDE=NE 24,270 47,062
25,671 52,643
The Group as lessor: NEBEAHEBEA :

The Group leases out investment property under operating leases.
Leases are negotiated and rentals are fixed for lease terms for an
initial period of 2 to 15 years (2022: 2 to 15 years).

At the end of the reporting period, the minimum rent receivables
under non-cancellable operating leases are as follows:

AREFBEKCEHELTHIREYE - B
W AeB T BRSBTS E22
I5E(ZZE-—F 25 154) o

RIBEMA - FARHEERERT
BIERKBSIT -

2023 2022

—EC-=F —E-—F

HK$'000 HK$'000

FET FAT

Within one year —F R 12,043 29,974
Later than one year and BE—FET M

not later than two years 11,970 23,103
Later than two years and BB T ETBIE=F

not later than three years 9,502 19,059
Later than three years and il = FE BB

not later than four years 4,602 14,372
Later than four years and BENFETBARS

not later than five years 3,800 9,067

After five years AFi% 12,214 28,751

54,131 124,326
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
Ao B A 25 A W

For the year ended 31 December 2023 B2 —FE = =F+=-H=+—HIFFE

40.

RELATED PARTY TRANSACTIONS

In addition to those related party transactions and balances
disclosed elsewhere in the consolidated financial statements.

(a)

The Group had the following transactions with its related

40. BBALRS

BB M BRREMI T IR 2 %F
BB A L35 RAERRID

() FR- AEBEMREMEEALGET

parties during the year: AT -
2023 2022
—EB-=F —EF
Notes HK$'000 HK$'000
Bt FET FAT
Related companies )N |
— Interest expenses on loans - BERF B (), (i) 28,615 124,947
— Administrative expenses - 1T ), (i) - 29
- Selling expenses - HEMX (), (i) - 1,130
Notes: Fi5E
(i) Mr. Yao is a director of the Company is also the directors of the related (i) PWEERRNATES  FABEAR

companies. On 20 April 2023, Mr. Yao ceased to be the director of the
related companies.

(ii) The transactions were entered into at the terms mutually agreed with
the related party in the ordinary course of the Group’s business.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

B 17 S 5 A Wi

For the year ended 31 December 2023 2 —F - =#F+ - H=+—HIFFZ

40. RELATED PARTY TRANSACTIONS (Continued)

(b)

The Group had the following balances with its related parties

40. AL ()

(b)

FA - AEEEERREALTEA N

during the year: TSR
2023 2022
—EBE_=F —E-F
Notes HK$'000 HK$'000
LiEs FET FAT
Related companies 22} N
— Other receivables (note 26) - H b IR (M7 26) (), (i) - 2,740
— Interest payables (note 29) - FEALE (7T 29) @), (i) = (143,986)
— Other payables (note 29) - B A FIE (MEE29) (), (i) = (6,080)
~ Loans (note 28) - B (M5 28) (i), (i) - (1,113,850)
Notes: BREE -

(i) Mr. Yao is a director of the Company is also the directors of the related
companies. On 20 April 2023, Mr. Yao ceased to be the director of the
related companies.

(i) The transactions were entered into at the terms mutually agreed with
the related party in the ordinary course of the Group’s business.

Key management personnel comprises the directors and other
member of the Company. The remuneration of directors

(i) hEEBRNREES - IABHAR
EE - R-_T-_=FWA_+H "
SETHETHEBMARMNES -

(ii) ZEXSGTIRAEBARERKBREF
1z ERANE A TAEE 15 R OV EERET AL ©

TEEEABBRARAESENE
B - RABESREMKER

and other member of the Company during the year was as KEFzMewmT -
follows:
2023 2022
—E-=F T4
HK$’'000 HK$'000
FHET FiTT
Fees ik 720 1,120
Salaries and allowances e MoEBh 2,802 2,709
Discretionary bonus BIETEAL 105 260
Employer’s contribution to retirement {8 =B {R&FFT B
benefit scheme 95 113
3,722 4,202

—
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
Ao B A 25 A W

For the year ended 31 December 2023 2 —F - =#F 1+ - H=+—HIFZF

41. EVENTS AFTER REPORTING PERIOD

(@) Disposal of entire equity interests in

Shenzhen Virdom, Shenzhen Baoxin Trading
and Shenzhen Hongguanghao

As disclosed in note 2(c)(iii) and note 28(d), on 26 January
2024, the Group and a bondholder, Yunnan International,
entered into Settlement Agreement for partial settlement of
Yunnan International Corporate Bonds, pursuant to which
the Group conditionally agreed to transfer the entire equity
interest of Shenzhen Virdom, Shenzhen Baoxin Trading and
Shenzhen Hongguanghao to YEIG International Engineering
Co., Ltd., as the nominee of Yunnan International, at the
consideration of approximately RMB245 million and subject
to necessary adjustments may be made to the valuation of
Shenzhen Hongguanghao at the date of completion of the
Disposal, provided that the adjustment amount shall, in any
event, not exceed 5% of the valuation of the Shenyang
Commercial Property which was determined as at 31 May
2023 (i.e. approximately RMB5.48 million).

Further details are set out in the announcements of the
Company dated 26 January 2024 and the circular of the
Company dated 29 February 2024.
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NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
Ao By TR 5 A W

For the year ended 31 December 2023 2 —F - =#F+ - H=+—HIFFZ

41. REHEREE (&)
EEFE_RREEZTA

41. EVENTS AFTER REPORTING PERIOD (Continued)

(b) Extension of the Completion of 2nd Tranche (b)

Disposal

On 3 October 2022, the Company entered into the
Framework Agreement with Renze Harvest in respect of the
disposal of the entire equity interest in Shantou Taisheng,
a former non-wholly owned subsidiary of the Company.
Pursuant to the Framework Agreement, on 19 October 2022,
the Company procured Shenzhen Hong Jia Xin Technology
Limited (the “Vendor”), an indirect non-wholly owned
subsidiary of the Company and Renze Harvest procured
Shenzhen Baokai Investment Holding Company Limited (the
“Purchaser”), an indirect wholly-owned subsidiary of Renze
Harvest to enter into the Sale and Purchase Agreement,
pursuant to which the Purchaser conditionally agreed to
acquire, and the Vendor conditionally agreed to sell, the
1st tranche sale equity interest, representing 51% of the
total equity interest and actual paid-up registered capital of
Shantou Taisheng, and the 2nd tranche sale equity interest,
representing the remaining 49% of the total equity interest
and actual paid-up registered capital of the Disposal Company,
within 12 months from the 1st Tranche Completion. The 1st
Tranche Disposal was completed on 22 March 2023.

Owing to the unexpected delay to the progress of examination
and settlement of the properties under the development and
construction project of Shantou Taisheng, additional time is
required for the satisfaction of the conditions precedent for
the 2nd Tranche Disposal. As a result, the Group and Renze
Harvest Group have mutually agreed to an extension of the
completion of the 2nd Tranche Disposal to 30 June 2024.

Further details are set out in the announcement of the
Company dated 22 March 2024.

RZZE-_F+A=H AQnH
ORI IES R WA BT
EARRRZAIGEREMBREIILE
MHRE 2 2B - BRIFIEZED
HONZZ-—E+A+AR K
NAMEEARF ZEEIEZEWE
ARFINEREFREBERAR(E
T EHEERFERZE EER
BEWBRRFRIBRIEEERAR
SO IV 1 4
Bt EFEBRGRERE R
ERETZEARNBEME H B K
HEEHESE —RERIHEREE
BT ZRER 2 MRS AE DA R BB AR
AMEARZ51%) RE —REEREE
AR E QAR Z@AKRENRE
B EAMERZ FER49%) - 5
—BREEER _E_=F=A4
T+ ZHEK -

MM REMAEEREE ™Y
ENEEREEEEZHRER 25
MR MEBBINGEREE =
PEER B R SR I - Bt - A&
ErFELEERERBERSE
MEHETEERE T _MEXA
=t+HZEK

E—IHBEINAATBEHHAES
ToE=A=-+-HAZR %o
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PARTICULARS OF PROPERTIES
BN

INVESTMENT PROPERTIES BREYE

Equity ~ Approximate

attributable  gross floor area Estimated date of
Location to the Group  (square meters) Type Lease expiry ~ Progress in development completion
rRERE BOLREER

ks ERER (Fr%) EH ERORED  IREE it TR A
Shantou Chaoshang Financial Centre 48.28% 48516 Complex' 2057 Superstructure under way December 2026
Junction between Haibi Road East and

Zhucheng Road North, Zhugang New City,

Longhu District, Shantou
WSEHE 2R GAEX “ENLE FETRETT ZEORETCR
SRR IR BRI

TR R R
Shantou Baoneng City Garden (Phase 4) 46.46% 47912 Complex 2084 Superstructure under way December 2024
South City Street, Chaoyang District, Shantou
SRR mIEE (1) FAER “E/\LE FETRETT “ECMETCRA
ST G R ATE
Shantou Baoneng City Garden (Phase 4) 46.46% 2497 Kindergarten 2084 Superstructure under way December 2024
South City Street, Chaoyang District, Shantou
SRR ML (1) iR “T/\mE FETRETT “ECmETCA
ST G R ATE
Hunan Jinxiang International Star City 4335% 13,994 Commercial 2053 In service Completed
Chaohui Road, Yuhua District,

Changsha, Hunan
M REREN [EE ZEn=F RARA B
HERD TR AR
Shenyang Waterfront City 85% 2,186 Residential 2082 In service Completed
No. 305/307, Xijiang North Street,

Yuhong District, Shenyang, Liaoning
EEKERS frx “EN\=F RARA B

BEL BRI ERE T 3053075
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PARTICULARS OF PROPERTIES

E SR

PROPERTIES UNDER DEVELOPMENT HERRFEHEWSE
AND HELD FOR SALE
Equity  Approximate
attributable  gross floor area Estimated date of
Location to the Group ~ (square meters) Type Lease expiry  Progress in development completion
IRERE BOLREER

] BRER (Frx) EH FRORER  IEER CEEgAE
Shenyang Waterfront City 85% 12,305 Commercial 2052 In service Completed
No. 2997301, Xijiang North Street, (Shops)

Yuhong District, Shenyang, Liaoning
BRI A% (B8 Z3R-F RAR B
EELRG TN ARRITIE 2993015
Hefei Time Original Garden 100% 1,943 Commercial 2081 In service Completed
No. 82, Baxia Road, Hefei Economic and

Technological Development Area
AEBXRELE [EE “EN-F RAR B
AETEFREG TR %
Hefei Lingxiang Garden 100% 6,063 Commercial 2049 In service Completed
No. 449, Huangshan Road, (Shops)

Shushan District, Hefei
AEEAEE A% (B8 “EMnE RAR B
AETELEEILRE 9%
Yunfu Baoneng Yuelan Mountain (Phase 1-3) 85.00% 211,245 Residential 2084 Phase 1: Completed; December 2027
No. 1, Zijing Road, Duyang Town, Phase 2, 3: Not yet commenced

Yunan District, Yunfu

EFERURL(-2=H) = “E3\mE —B:8%T: ZECEECA
EEIMERRBEALHR 15 ZoZHABT
Shantou Chaoshang Financial Centre 48.28% 173,466 Complex’ 2057 Superstructure under way December 2026
Junction between Haibi Road East and

Zhucheng Road North, Zhugang New City,

Longhu District, Shantou
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Shantou Baoneng City Garden (Phase 2-4), 46.46% 247,091 Residential 2084 Phase 2: Completed and up for sale; December 2024

South City Street, Chaoyang District, Phase 3-4: Superstructure under way

Shantou
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PARTICULARS OF PROPERTIES
BN

PROPERTIES UNDER DEVELOPMENT
AND HELD FOR SALE

Equity  Approximate

HEERISFHENE

attributable  gross floor area Estimated date of
Location to the Group  (square meters) Type Lease expiry Progress in development completion
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Shantou Baoneng City Garden (Phase 3), 46.46% 21977 Complex” 2084 Superstructure under way December 2024
South City Street, Chaoyang District,
Shantou
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Hunan Jinxiang International Star City 43.35% 34,428 Complex” 2053 Completed and up for sale Completed
(Phase 1-4)
Chaohui Road and Northeast Point of
Jiayu Road, Yuhua District,
Changsha, Hunan
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Hunan Jinxiang International Star City 43.35% 4,344 Commercial 2053 Completed and up for sale Completed
(Phase 3, 4)
Chaohui Road, Yuhua District, Changsha, Hunan
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Changsha Baoneng Hall 4335% 120451 Residential 2053 Completed and up for sale Completed
Intersection of Chaohui Road and Jiayu Road,
Yuhua District, Changsha, Hunan
ROBHLNE = “TH=E TIHE B3k
HERD TR RHEREERERER
Changsha Meilian Plaza 43.35% 57,750 Residential 2053 Under planning June 2025
Intersection of Chaohui Road and Jiayu Road,
Yuhua District, Changsha, Hunan
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Shenzhen Baoneng City Garden 85.00% 87 Residential 2082 Completed and up for sale Completed
164, Block J, Tower 4, Baoneng City Garden,
Liuxian Avenue North, Nanshan District,
Shenzhen
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