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CHAIRMAN'S STATEMENT

| am pleased to present to you the annual results for 2019.

Financial Results

The revenue of the Group for the year ended 31st December, 2019 was
HK$55,944,000 (2018: HK$58,454,000), a decrease of HK$2,510,000
or 4.29% when compared to the year before. The profit attributable
to the owners of the Company amounted to HK$58,014,000 (2018:
HK$112,747,000), representing a decrease of HK$54,733,000 or 48.54%
from 2018. The decrease in profit for the year was mainly the results of:

(1) The decrease in share of profit of associates from HK$56,302,000 in
last year to HK$8,967,000 in current year; and

(2) The decrease in fair value gain of investment properties from
HK$25,631,000 in last year to HK$9,128,000 in current year.

Earnings per share amounted to HK4.67 cents (2018: HK9.08 cents), while
the net asset value per share attributable to the owners of the Company
was HK$3.57 as at 31st December, 2019 (2018: HK$3.63).

Dividend

Subsequent to the end of the reporting period, the board of the directors
of the Company has declared an interim dividend of HK2.5 cents per
share (in lieu of a final dividend) for the year ended 31st December, 2019
(2018 interim dividend (in lieu of a final dividend): HK10 cents per share)
payable on or around Thursday, 16th April, 2020 to the shareholders of
the Company (“Shareholders”) whose names appear on the register of
members of the Company on Friday, 3rd April, 2020.
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CHAIRMAN'’S STATEMENT (continued)

Closure of Register of Members

L)

2)

For determining the entitlement to the interim dividend (in
lieu of a final dividend)

For determining the entitlement to the interim dividend (in lieu of a
final dividend) for the year ended 3 1st December, 2019, the register
of members of the Company will be closed on Thursday, 2nd April,
2020 and Friday, 3rd April, 2020, during which period no transfer of
shares of the Company will be registered. In order for a Shareholder
to qualify for the interim dividend (in lieu of a final dividend), all
transfer forms accompanied by the relevant share certificates must be
lodged with the Company's share registrar, Tricor Tengis Limited of
Level 54, Hopewell Centre, 183 Queen’s Road East, Hong Kong for
registration not later than 4:30 p.m. on Wednesday, 1st April, 2020.

For determining the entitlement to attend and vote at the
forthcoming annual general meeting of the Company (2020
AGM")

The 2020 AGM is scheduled to be held on Wednesday, 20th May,
2020. For determining the entitlement to attend and vote at the
2020 AGM, the register of members of the Company will be closed
from Friday, 15th May, 2020 to Wednesday, 20th May, 2020 (both
days inclusive), during which period no transfer of shares of the
Company will be registered. In order for a Shareholder to be eligible
to attend and vote at the 2020 AGM, all transfer forms accompanied
by the relevant share certificates must be lodged with the Company's
share registrar, Tricor Tengis Limited of Level 54, Hopewell Centre,
183 Queen's Road East, Hong Kong for registration not later than 4:30
p.m. on Thursday, 14th May, 2020.
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CHAIRMAN'S STATEMENT (continued)

Management Discussion and Analysis
Business Review

The Group’s core businesses comprise property investment, property
leasing and estate management in Hong Kong.

For the year ended 31st December, 2019, the Group's commercial
properties situated at Harbour Crystal Centre recorded an average
occupancy level of approximately 99% and the performance of rental
income was satisfactory.

In respect of the residential properties held by the associate (33.33%
owned) situated at The Redhill Peninsula, 8 houses were sold during the
year ended 3 1st December, 2019 where 2 houses were completed before
the year end of 31st December, 2019, 4 houses will be completed in
2020 and 2 houses will be completed in 2021. The remaining 33 houses
are being launched for lease and sale in batches in the year of 2020.

The Group's industrial properties situated at Ap Lei Chau, Hong Kong,
the Harbour Industrial Centre and the Oceanic Industrial Centre held by
the associate (33.33% owned) recorded an average occupancy level of
approximately 56% and the rental income was performed moderately.

Financial Review
Group Assets and Charges

The total assets of the Group have decreased from HK$4,714,880,000
last year to HK$4,658,964,000 in this year. The net assets of the Group
have decreased from HK$4,509,150,000 to HK$4,436,589,000. At 31st
December, 2019, no investment properties of the Group in Hong Kong
(2018: HK$ Nil) were pledged as security for banking facilities. The Group
has no bank loan, but will undergo a discussion with the bank for the
renewal of banking facilities and the bank has agreed to provide banking
facilities if necessary.
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CHAIRMAN'’S STATEMENT (continued)

Management Discussion and Analysis (continued)
Financial Review (continued)
Group Financial Position, Liquidity and Financial Resources

The total liabilities of the Group have increased from HK$205,730,000 as
at 31st December, 2018 to HK$222,375,000 as at 31st December, 2019.
The Group had cash and bank balances of HK$217,031,000 as at 31st
December, 2019 (2018: HK$198,001,000). The ratio of total liabilities
to total assets was approximately 4.77% (2018: 4.36%). As at 31st
December, 2019, the Group had no bank loans (2018: Nil) and the total
equity was HK$4,436,589,000 (2018: HK$4,509,150,000).

As at 31st December, 2019, the current assets of the Group, amounting to
HK$365,512,000 (2018: HK$482,658,000), exceeded its current liabilities
by HK$313,230,000 (2018: HK$447,809,000).

For the year ended 31st December, 2019, the Group had no material
exposure to fluctuations in exchange rates and no related hedges and there
were no contingent liabilities.

Financial/Operational Key Performance Indicators
Key Performance Indicator (“KPI")

For the year of 2019, the Group set the following operational KPIs to
maintain high competitiveness:

(1) For the investment properties managed by the Group, our aim is to
maintain the same as last year in the total rental income.

(2) For the sale of The Redhill Peninsula Project held by the associate
(33.339% owned), our aim is to sell one house quarterly.

Having reviewed the annual performance, these KPIs have been partially
achieved. The Group will keep updating its operational KPIs and sale/
leasing strategy to adapt the market changes.
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CHAIRMAN'S STATEMENT (continued)

Management Discussion and Analysis (continued)
Future Likely Development
Objectives for 2020 are as follows:

(1)  We will continue to improve our investment portfolio through
acquisition of quality properties at attractive valuations and disposals
of under-performing properties in order to balance the demands of
short-term returns and long-term capital appreciation.

(2) We will be more proactive in forming the strategy for the sale and
leasing of the remaining houses in The Redhill Peninsula held by the
associate (33.33% owned).

(3) We will review our management system and cost structure so as to
improve efficiency and reduce expenses where possible.

(4) We will consider gearing up our projects in a responsible manner in
order to increase our return on equity.

Business Outlook

The residential property market, particularly in the luxury segment, has
stagnated since the latter part of 2019 due in large part to the ongoing
social unrest. This weaker sentiment has been compounded by an overall
slowdown in the local economy due to the coronavirus outbreak which
started in Wuhan, China. We therefore expect demand for luxury houses in
our joint venture project Redhill Peninsula to remain weak through the first
half of this year, and we will launch additional houses for sale only once
market conditions have shown signs of improving.

We believe the rental market for retail space will remain extremely weak,
as shopkeepers already reeling from the impact of the protests and a
huge drop in mainland Chinese visitors are now also suffering from a huge
drop in customers who are staying at home during this health crisis. This
will negatively affect turnover and future rents at Harbour Crystal Centre
(portion). The Company will continue to work in close consultation with our
tenants, offering short-term concessions where necessary.
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CHAIRMAN'S STATEMENT (continued)

Management Discussion and Analysis (continued)
Business Outlook (continued)

Looking ahead, we are hopeful that the coronavirus outbreak will be
contained soon around the world, and that the emergency rate cut in
the US (which we believe will be followed by more rate cuts in US and
elsewhere) will help stabilise business sentiment. We still believe in the
solid long-term economic growth of Hong Kong, and our team will be
looking for attractive opportunities for new acquisitions should the current
crisis result in a substantial drop in capital values.

Appreciation

| would like to take this opportunity to thank my fellow Directors and the
staff for their diligence and contributions to the Group in the past year, to
the Shareholders for their understanding and support, and to the customers
for their trust.

Patrick Lee Seng Wei
Chairman

Hong Kong, 18th March, 2020
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FEMESTH PARTICULARS OF MAJOR PROPERTIES
R-E—NEFEf—HA=+—H as at 31st December, 2019
HEEER
(FHR)

Total gross Efr Frid a5t
ek I R SR 1S A& floor area Car parking Percentage
Location Lot No. Use (sq. ft.) spaces owned
rEME

Investment properties

s

Hong Kong

7 &m0 (kD) TEEAIER [EHES 138,663 - 80
BERVDEREIEFHEBI005% 106009k 8,881 - 40

Harbour Crystal Centre (portion) K.LL. 10600 Commercial 30 100

100 Granville Road,
Tsimshatsui East, Kowloon

AETE DO (E5) WEIMANMEE  IE &R 266,126 59 33.33
ERBEBF 11657
RS RN
Harbour Industrial Centre (portion)  ALL116 Industrial/Godown
Ap Lei Chau, Aberdeen,
Hong Kong
BETEDO(EMR) BHMALE  I¥ "R 741,706 74 33.33
EEEBT 1165%
RS RN
Oceanic Industrial Centre (portion)  AlLL116 Industrial/Godown
Ap Lei Chau, Aberdeen,
Hong Kong
T/a L (R D) MHER22435%  BEBAE 27,457 - 50
BB ZERER
SRAKBEHR58-645%
Queen’s Centre (portion) I.L.2243R.P. Commercial/Offices

58-64 Queen's Road East,
Wanchai, Hong Kong




DERBEFRAE —ET-AFF®w 1]

FEPEEFTHEH(E) PARTICULARS OF MAJOR PROPERTIES (continued)
RoFE—fEFEF—H=+—H as at 31st December, 2019
HEREE
(FEAR)

Total gross Hfi FrisE St
ek I R SR 1S A& floor area Car parking Percentage
Location Lot No. Use (sq. ft.) spaces owned
EIBTHERE(EMD) JRYE AU ER S 134,236 10 50

AR- b 2958
BEEE4%R
Wah Shun Industrial Building (portion) Y.T.LL29 Industrial

4 Cho Yuen Street,
Yau Tong, Kowloon

AL BE—HEMD) BRI IR £ 10,427 - 33.33
EENE 1050%%
Redhill Peninsula, Phase 1 (portion) R.B.L.1050 Residential

Tai Tam, Hong Kong

L SEMGEMD) R FREEHER F=E 98,250 - 33.33
BERERE 1050%%
Redhill Peninsula, Phase 2 (portion) R.B.L.1050 Residential

Tai Tam, Hong Kong
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CORPORATE GOVERNANCE REPORT

The Company is committed to maintaining a high standard of corporate
governance within a sensible framework with an emphasis on the principles
of transparency, accountability and independence. The board of directors of
the Company (“Board") believes that good corporate governance is essential
to the success of the Company and to the enhancement of shareholders’
value.

Corporate Governance Code and Corporate Governance
Report

In the light of the Corporate Governance Code and Corporate Governance
Report (“CG Code") contained in Appendix 14 of the Rules Governing the
Listing of Securities on The Stock Exchange of Hong Kong Limited (“Listing
Rules”), the Board has reviewed the corporate governance practices of the
Company with the adoption of the various enhanced procedures which
are detailed in this report. The Company has applied the principles of, and
complied with, the applicable code provisions of the CG Code during the
year ended 31st December, 2019, except for certain deviations as specified
with considered reasons for such deviations as explained below. The Board
will review the current practices at least annually, and make appropriate
changes if considered necessary.
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CORPORATE GOVERNANCE REPORT (continued)

The Board

The Board currently comprises seven directors (“Directors”) in total, with
four Executive Directors and three Independent Non-Executive Directors
("INEDs"). The composition of the Board during the year and up to the date
of this report is set out as follows:

Executive Directors:

Patrick Lee Seng Wei (Chairman)
Lee Shu Yin (Chief Executive)
Edwin Lo King Yau

Tao Tsan Sang

Li Chak Hung
Choi Kin Man
Lisa Yang Lai Sum

The brief biographical details of the Directors are set out in the “Biographical
Details of Directors and Senior Management” section in the Directors’
Report on pages 49 to 51. There are no family or other material
relationships among members of the Board.
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CORPORATE GOVERNANCE REPORT (continued)

The Board (continued)
Board Process

During the year, the INEDs provided the Company and its subsidiaries
(collectively “Group”) with a wide range of expertise and experience.
Their active participation in the Board and committee meetings brought
independent judgement on issues relating to the Group's strategy,
performance and management process, taking into account the interests of
all shareholders of the Company (“Shareholders”).

Throughout the year and up to the date of this report, the Company has
had three INEDs representing not less than one-third of the Board. At
least one of the INEDs has the appropriate professional qualifications or
accounting or related financial management expertise under Rule 3.10
of the Listing Rules. The Board has received from each INED an annual
confirmation of his/her independence and considers that all the INEDs are
independent under the guidelines set out in Rule 3.13 of the Listing Rules.

The Board meets regularly to discuss the overall strategy as well as the
operation and financial performance of the Group, and to review and
approve the Group's annual and interim results and other ad hoc matters
which need to be dealt with. During the year, four Board meetings were
held and the individual attendance records of each Director at the meetings
of the Board, Remuneration Committee, Audit Committee and general
meeting during the year ended 3 1st December, 2019 are set out below:

HEBTERZRY
Number of meetings attended/held
FHZERE FNERE BRAE
EF®  Remuneration Audit General
EEfE Name of Directors Board Committee Committee Meeting
BiTESE: Executive Directors:
FHE(EE) Patrick Lee Seng Wei (Chairman) 4/4 0/1
FHB(TTEER) Lee Shu Yin (Chief Executive) 4/4 0/1
B Edwin Lo King Yau 4/4 1/1
ig< s Tao Tsan Sang 4/4 1/1
BUERTES: INEDs:
FTE Li Chak Hung 4/4 1/1 2/2 1/1
ERER Choi Kin Man 4/4 1/1 2/2 1/1
1B Lisa Yang Lai Sum 4/4 1/1 2/2 11

e —
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CORPORATE GOVERNANCE REPORT (continued)

The Board (continued)
Board Process (continued)

The Board has reserved for its decision or consideration matters covering
mainly the Group's overall strategy, annual operating budget, annual and
interim results, approval of Directors’ appointment or re-appointment
(based on the recommendations made by the Nomination Committee),
material contracts and transactions, corporate governance as well as other
significant policy and financial matters. The Board has delegated the day-
to-day responsibility to the executive management under the instruction/
supervision of the Executive Committee which has its specific written terms
of reference. The respective functions of the Board and management of the
Company have been formalised and set out in writing and will be reviewed
and updated by the Board from time to time to ensure that they are
consistent with the existing rules and regulations.

Regular Board meetings each year are scheduled in advance to facilitate
maximum attendance of Directors. At least 14 days’ notice of a Board
meeting is normally given to all Directors who are given an opportunity to
include matters for discussion in the agenda. The company secretary of
the Company (“Company Secretary”) assists the Chairman of the Board in
preparing the agenda for meetings and ensures that all applicable rules and
regulations are complied with. The agenda and the accompanying Board
papers are normally sent to all Directors at least 3 days before the intended
date of a regular Board meeting (and so far as practicable for such other
Board meetings). Draft minutes of each Board meeting are circulated to
all Directors for their comment before being tabled at the following Board
meeting for approval. All minutes are kept by the Company Secretary and
are open for inspection at any reasonable time on reasonable notice by any
Director.

According to the current Board practice, if a substantial Shareholder or
a Director has a conflict of interest in a matter to be considered by the
Board which the Board has determined to be material, the matter will be
dealt with by the Board at a duly convened Board meeting. The articles
of association of the Company (“Articles of Association”) also stipulate
that save for the exceptions as provided therein, a Director shall abstain
from voting on any Board resolution and not be counted in the quorum at
meetings for approving any contract or arrangement in which such Director

or any of his/her close associates has a material interest.
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CORPORATE GOVERNANCE REPORT (continued)

The Board (continued)
Board Process (continued)

Every Director is entitled to have access to Board papers and related
materials and has access to the advice and services of the Company
Secretary. The Board and each Director also have separate and independent
access to the Company's senior management. Directors will be continuously
updated on the major development of the Listing Rules and other
applicable regulatory requirements to ensure compliance and upkeep of
good corporate governance practices. In addition, a written procedure has
been established since August 2017 to enable the Directors, in discharge
of their duties, to seek independent professional advice in appropriate
circumstances at a reasonable cost to be borne by the Company.

Directors’ Continuous Professional Development

For continuous professional development, in addition to Directors’

RABERBE R 2 XF MBI - BELE 2 attendance at meetings and review of papers and circulars sent by the
EEBENT management of the Company, Directors participated in the activities
including the following:
BHRKRSRRRTED
Participation in Continuous
Professional Development Activities
HEREEREARZ
W e R
Attending trainings/
REESEN briefings/seminars/
Reading conference relevant to
EEMRE Name of Directors Regulatory Updates Directors’ duties
BiESR: Executive Directors:
FRIE(EE) Patrick Lee Seng Wei (Chairman) v v
FRIB (7748 ) Lee Shu Yin (Chief Executive) v/ v
BE% Edwin Lo King Yau v/ v
HEE Tao Tsan Sang v v
BIUIERITES : INEDs:
PRI Li Chak Hung v v
2ER Choi Kin Man v/ v
HER Lisa Yang Lai Sum v v
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CORPORATE GOVERNANCE REPORT (continued)

The Board (continued)
Board Diversity

The Company has adopted the board diversity policy in August 2017
which sets out the objectives and principles regarding board diversity for
the purpose of achieving the Company's strategic objectives of balanced
diversity at the Board as far as practicable. Board appointments will be
based on merit and candidates will be considered against measurable
objectives, taking into account the Company's business and needs.

Selection of candidates will be based on a range of diversity criteria,
including but not limited to gender, age, cultural and educational
background, knowledge, professional experience and skills. The ultimate
decision will be based on merit and the contribution that the selected
candidates may bring to the Board.

Roles of Chairman and Chief Executive

Code provision A.2.1 of the CG Code stipulates that the roles of chairman
and chief executive (“CE") should be separate and should not be performed
by the same individual. Mr. Patrick Lee Seng Wei, being the Chairman of the
Board, is primarily responsible for the leadership of the Board, ensuring that
(i) all significant policy issues are discussed by the Board in a timely and
constructive manner; (i) all Directors are properly briefed on issues arising
at Board meetings; and (iii) the Directors receive accurate, timely and clear
information. The functions of the CE are performed by Mr. Lee Shu Yin,
the Chief Executive of the Company, who is responsible for the day-to-
day management of the Group's business. Their responsibilities are clearly
segregated and have been set out in writing and approved by the Board in
August 2017, and subsequently updated in January 2019.
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CORPORATE GOVERNANCE REPORT (continued)

Appointment and Re-Election of Directors

The terms of reference of the Nomination Committee include the
nomination procedure specifying the process and criteria for the selection
and recommendation of candidates for directorship of the Company.

Every newly appointed Director will receive an induction package from
the Company Secretary on the first occasion of his/her appointment. This
induction package is a comprehensive, formal and tailored induction on
the responsibilities and on-going obligations to be observed by a director
pursuant to the Companies Ordinance, Listing Rules and Securities and
Futures Ordinance. In addition, this induction package includes materials
briefly describing the operations and business of the Company, the latest
published financial reports of the Company and the documentation for the
corporate governance practices adopted by the Board. Directors will be
continuously updated on any major developments of the Listing Rules and
other applicable regulatory requirements to ensure compliance and upkeep
of good corporate governance practices.

All INEDs of the Company were appointed for a specific term, but subject to
the relevant provisions of the Articles of Association or any other applicable
laws whereby the Directors shall vacate or retire from their office but eligible
for re-election. The term of appointment of the INEDs has been renewed
for further two years commencing from 1st January, 2019.

According to the Articles of Association, at each annual general meeting
of the Company ("AGM"), one-third of the Directors for the time being
(or, if their number is not a multiple of three, the number nearest to but
not less than one-third) shall retire from office by rotation. Further, any
Director appointed by the Board to fill a casual vacancy shall hold office
only until the next following general meeting of the Company whilst for
those appointed as an addition to the Board shall hold office until the next
following AGM and in both cases, those Directors shall then be eligible
for re-election at the relevant meeting. Every Director shall be subject to
retirement by rotation at least once every three years.
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CORPORATE GOVERNANCE REPORT (continued)

Corporate Governance Function

The Board is responsible for performing corporate governance duties and
has adopted the written terms of reference on its corporate governance
functions in August 2017.

The duties of the Board in respect of the corporate governance functions
include:

(i)  developing and reviewing the Company’s policies and practices on
corporate governance;

(i) reviewing and monitoring the training and continuous professional
development of Directors and senior management;

(i) reviewing and monitoring the Company's policies and practices on
compliance with legal and regulatory requirements;

(iv) developing, reviewing and monitoring the code of conduct and
compliance manual (if any) applicable to employees and Directors;
and

(v) reviewing the Company's compliance with the CG Code and
disclosure in the Corporate Governance Report.

In 2019 and up to the date of this report, the Board has performed the
corporate governance duties in accordance with its terms of reference.

Board Committees

The Board has established various committees, including a Nomination
Committee, a Remuneration Committee, an Audit Committee and an
Executive Committee, each of which has its specific written terms of
reference. Copies of minutes of all meetings and resolutions of the
committees, which are kept by the Company Secretary, are circulated to
all Board members and the committees are required to report back to
the Board on their decisions and recommendations where appropriate.
The procedures and arrangements for a Board meeting, as mentioned in
the section headed “The Board” of this report, have been adopted for the
committee meetings so far as practicable.
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CORPORATE GOVERNANCE REPORT (continued)

Board Committees (continued)
Nomination Committee

The Nomination Committee has been established since March 2012
and is chaired by an INED and comprises all INEDs. Currently, the
Nomination Committee consists of three members, including Mr. Li Chak
Hung (Chairman of the Nomination Committee), Mr. Choi Kin Man and
Ms. Lisa Yang Lai Sum. The Nomination Committee is provided with
sufficient resources to discharge its duties and has access to independent
professional advice according to the Company’s policy if considered
necessary. The major roles and functions of the Nomination Committee are
included in its terms of reference, which was revised in August 2017 and
January 2019 and are available on the websites of The Stock Exchange of
Hong Kong Limited (“Stock Exchange”) and the Company.

The Nomination Committee has formulated and set out the nomination
policy (“Nomination Policy”) in its terms of reference. The objective of
the Nomination Policy is to ensure that the Board has a balance of skills,
experience and diversity of perspectives appropriate to the requirements of
the Company’s business. To ensure changes to the Board composition can
be managed without undue disruption, a formal, considered and transparent
procedure is in place for selection, appointment and re-appointment of
Directors, as well as plans in place for orderly succession (if considered
necessary), including periodical review of such plans. The appointment of
a new Director (to be an additional Director or fill a casual vacancy as and
when it arises) or any re-appointment of Directors is a matter for decision
by the Board upon the recommendation of the proposed candidate by the
Nomination Committee.

The criteria to be applied in considering whether a candidate is qualified
shall be his or her ability to devote sufficient time and attention to the
affairs of the Company and contribute to the diversity of the Board as well
as the effective carrying out by the Board of the responsibilities. Further
details of the selection criteria and the procedure are set out in the terms
of reference of the Nomination Committee which are available on the
websites of the Stock Exchange and the Company.
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CORPORATE GOVERNANCE REPORT (continued)

Board Committees (continued)
Nomination Committee (continued)

The Nomination Committee will meet as and when necessary in
accordance with its terms of reference and may also deal with matters by
way of circulation. In 2019, no Nomination Committee meeting was held
while the Nomination Committee dealt with matters by way of circulation.
In 2019 and up to the date of this report, the Nomination Committee
performed the works as summarised below:

(i)  reviewed and recommended for the Board's approval the proposed
resolutions for re-election of the retiring Directors at 2019 AGM and
2020 AGM:; and

(i) reviewed the structure, size, composition and diversity of the Board
and assessed the independence of each INED.

Remuneration Committee

The Remuneration Committee has been established since September
2005 and currently consists of three members, including Mr. Choi Kin Man
(Chairman of the Remuneration Committee), Mr. Li Chak Hung and Ms.
Lisa Yang Lai Sum, all being the INEDs. The Remuneration Committee is
provided with sufficient resources to discharge its duties and has access
to independent professional advice according to the Company's policy if
considered necessary. The major roles and functions of the Remuneration
Committee are included in its terms of reference, which was revised in
August 2017 and are available on the websites of the Stock Exchange and
the Company.

The terms of reference of the Remuneration Committee are in compliance
with the code provision B.1.2 of the CG