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Directors’ statement

We are pleased to submit this annual report to the member of the Company together with the
audited financial statements for the financial year ended 31 December 2020.

In our opinion:

(a) the financial statements set out on pages FS1 to FS38 are drawn up so as to give a true and
fair view of the financial position of the Company as at 31 December 2020 and the financial
performance, changes in equity and cash flows of the Company for the year ended on that
date in accordance with the provisions of the Singapore Companies Act, Chapter 50 and

Singapore Financial Reporting Standards (International); and

(b) at the date of this statement, there are reasonable grounds to believe that the Company will
be able to pay its debts as and when they fall due.

The Board of Directors has, on the date of this statement, authorised these financial statements
for issue.
Directors

The directors in office at the date of this statement are as follows:

Ng Hsueh Ling

Gan Chong Min (Appointed on 1 June 2020)
Lim Kok Eng (Appointed on 28 August 2020)
(Alternate to Gan Chong Min)

Joey Ong

Directors’ interests

According to the register kept by the Company for the purposes of Section 164 of the Singapore
Companies Act, Chapter 50 (the Act), no director who held office at the end of the financial year
(including those held by their spouses and children) had interest in shares, debentures, warrants
and share options in the Company and in its related corporations, either at the beginning of the
financial year, or date of appointment if later, or at the end of the financial year.

Neither at the end of, nor at any time during the financial year, was the Company a party to any
arrangement whose objects are, or one of whose objects is, to enable the directors of the Company
to acquire benefits by means of the acquisition of shares in or debentures of the Company or any
other body corporate.
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Share options
During the financial year, there were:

(i) no options granted by the Company to any person to take up unissued shares in the Company;
and

(i) no shares issued by virtue of any exercise of option to take up unissued shares of the
Company.

As at the end of the financial period, there were no unissued shares of the Company under option.

Auditors

The auditors, KPMG LLP, have indicated their willingness to accept re-appointment.

On behalf of the Board of Directors

-

|
Gan Chong Min

Director

Joey Ong
Director

17 May 2021
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Independent auditors’ report

Member of the Company
Prime Asset Holdings Limited

Report on the audit of the financial statements
Opinion

We have audited the financial statements of Prime Asset Holdings Limited (the “Company”),
which comprise the statement of financial position as at 31 December 2020, the statement of
comprehensive income, statement of changes in equity and statement of cash flows for the year
then ended, and notes to the financial statements, including a summary of significant accounting
policies, as set out on pages FS1 to FS38.

In our opinion, the accompanying financial statements are properly drawn up in accordance with
the provisions of the Companies Act, Chapter 50 (the “Act”) and Singapore Financial Reporting
Standards (International) (“SFRS(I)s”) so as to give a true and fair view of the financial position
of the Company as at 31 December 2020 and of the financial performance, changes in equity and
cash flows of the Company for the year ended on that date.

Basis for opinion

We conducted our audit in accordance with Singapore Standards on Auditing (“SSAs”). Our
responsibilities under those standards are further described in the ‘Auditors’ responsibilities for
the audit of the financial statements’ section of our report. We are independent of the Company
in accordance with the Accounting and Corporate Regulatory Authority Code of Professional
Conduct and Ethics for Public Accountants and Accounting Entities (“ACRA Code”) together
with the ethical requirements that are relevant to our audit of the financial statements in Singapore,
and we have fulfilled our other ethical responsibilities in accordance with these requirements and
the ACRA Code. We believe that the audit evidence we have obtained is sufficient and
appropriate to provide a basis for our opinion.

Key audit matters

Key audit matters are those matters that, in our professional judgement, were of most significance
in our audit of the financial statements of the current period. These matters were addressed in the
context of our audit of the financial statements as a whole, and in forming our opinion thereon,
and we do not provide a separate opinion on these matters.
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Valuation of investment property
(Refer to Note 5 of the financial statements)

Risk

The Company owns an investment property in a suburban area in Singapore. As at 31 December
2020, the investment property with a carrying amount of $1.24 billion, represents the single
largest asset category on the statement of financial position of the Company.

The investment property is stated at fair value based on an independent external valuation. The
valuation process is considered as a key audit matter because it involves significant judgement
in determining the appropriate valuation methodology to be used, and in estimating the
underlying assumptions to be applied. Any changes in the assumptions will have an impact on
the valuation.

The valuation report obtained from the independent external valuer also highlighted that given
the unprecedented set of circumstances on which to base a judgement, less certainty and a higher
degree of caution, should be attached to their valuation than would normally be the case. Given
the unknown future impact that COVID-19 pandemic might have on the real estate market, the
independent external valuer has also recommended to keep the valuation of the property under
frequent review.

Our response

We evaluated the competency and objectivity of the independent external valuer and held
discussions with the valuer to understand the assumptions and basis used, where appropriate.

We considered the valuation methodology used against those applied by other valuers for similar
property type. We evaluated the appropriateness of the discount rate, terminal yield, rental
growth rate and capitalisation rate applied by comparing them against historical rates and
available comparable industry data, taking into consideration comparability and market factors.

We also considered the adequacy of the disclosures in the financial statements. We also
discussed with the independent external valuer to understand how they have considered the
implications of COVID-19 and market uncertainty in the valuation.

Other information
Management is responsible for the other information contained in the annual report. Other

information is defined as all information in the annual report other than the financial statements
and our auditors’ report thereon.
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We have obtained all other information prior to the date of this auditors’ report.

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

In connection with our audit of the financial statements, our responsibility is to read the other
information and, in doing so, consider whether the other information is materially inconsistent
with the financial statements or our knowledge obtained in the audit or otherwise appears to be
materially misstated. If, based on the work we have performed, we conclude that there is a
material misstatement of this other information, we are required to report that fact. We have
nothing to report in this regard.

Responsibilities of management and directors for the financial statements

Management is responsible for the preparation of financial statements that give a true and fair
view in accordance with the provisions of the Act and SFRS(I)s, and for devising and maintaining
a system of internal accounting controls sufficient to provide a reasonable assurance that assets
are safeguarded against loss from unauthorised use or disposition; and transactions are properly
authorised and that they are recorded as necessary to permit the preparation of true and fair
financial statements and to maintain accountability of assets.

In preparing the financial statements, management is responsible for assessing the Company’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 management either intends to liquidate
the Company or to cease operations, or has no realistic alternative but to do so.

The directors’ responsibilities include overseeing the Company’s financial reporting process.
Auditors’ responsibilities for the audit of the financial statements

Our objectives are to obtain reasonable assurance about whether the financial statements as a
whole are free from material misstatement, whether due to fraud or error, and to issue an auditors’
report that includes our opinion. Reasonable assurance is a high level of assurance, but is not a
guarantee that an audit conducted in accordance with SSAs will always detect a material
misstatement when it exists. Misstatements can arise from fraud or error and are considered
material if, individually or in the aggregate, they could reasonably be expected to influence the
economic decisions of users taken on the basis of these financial statements.
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As part of an audit in accordance with SSAs, we exercise professional judgement and maintain
professional scepticism throughout the audit. We also:

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

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

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

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

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

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

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

From the matters communicated with the directors, we determine those matters that were of most
significance in the audit of the financial statements of the current period and are therefore the key
audit matters. We describe these matters in our auditors’ report unless the law or regulations
preclude public disclosure about the matter or when, in extremely rare circumstances, we
determine that a matter should not be communicated in our report because the adverse
consequences of doing so would reasonably be expected to outweigh the public interest benefits
of such communication.
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Report on other legal and regulatory requirements

In our opinion, the accounting and other records required by the Act to be kept by the Company
have been properly kept in accordance with the provisions of the Act.

The engagement partner on the audit resulting in this independent auditors’ report is Karen Lee
Shu Pei.

KPMG WP

KPMG LLP
Public Accountants and
Chartered Accountants

Singapore
17 May 2021



Statement of financial position
As at 31 December 2020

Non-current assets
Intangible asset

Investment property
Leasing incentive

Trade and other receivables

Current assets

Leasing incentive

Trade and other receivables
Prepayment

Cash and cash equivalents

Total assets

Equity

Share capital
Retained earnings
Total equity

Non-current liabilities
Loans and borrowings
Derivative financial liabilities
Trade and other payables
Deferred tax liabilities

Current liabilities

Loans and borrowings
Derivative financial liabilities
Trade and other payables
Current tax liabilities

Total liabilities

Total equity and liabilities

Note
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Prime Asset Holdings Limited

Financial statements

Year ended 31 December 2020

2020
$

53,958
1,238,100,000
1,035,747
400,000

2019
$

115,625
1,285,400,000
1,594,379
315,569

1,239,589,705

1,287,425,573

1,483,230 1,800,167
3,426,087 1,724,761
5,859 16,891
20,133,472 9,692,977
25,048,648 13,234,796

1,264,638,353

1,300,660,369

100 100
687,010,544 725,536,351
687,010,644 725,536,451
170,000,000 479,174,206

- 2,773,896

8,867,761 9,960,990
435,705 679,397
179,303,466 492,588,489
369,530,268 54,754,529
1,497,786 -
20,852,084 20,993,210
6,444,105 6,787,690
398,324,243 82,535,429
577,627,709 575,123,918

1,264,638,353

1,300,660,369

The accompanying notes form an integral part of these financial statements.
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Statement of comprehensive income
Year ended 31 December 2020

Revenue

Direct operating expenses
Impairment loss on trade receivables
Net operating income

Changes in fair value of investment property
Other income

General and administrative expenses

Results from operating activities

Net finance costs

(Loss)/Profit before tax

Tax expense

(Loss)/Profit for the year

The accompanying notes form an integral part of these financial statements.

Note

14
15(a)

15(b)
15(c)

15(d)

16

Prime Asset Holdings Limited

Financial statements

Year ended 31 December 2020

2020 2019
$ $
69,582,237 88,083,974
(24,291,968)  (25,943,726)
(4,696,416) (397.315)
40,593,853 61,742,933
(51,555,234) (319,710)
401,513 519,418
(1,762,402) (5,824,938)
(12,322270) 56,117,703
(16,169,449)  (17,854,240)
(28,491,719) 38,263,463
(3,934,088) (6,520,191)
(32,425807)  31,743272

FS2



Statement of changes in equity
Year ended 31 December 2020

Prime Asset Holdings Limited
Financial statements
Year ended 31 December 2020

Share Retained
Note capital earnings Total
$ $ $

At 1 January 2019 100 724,093,079 724,093,179
Total comprehensive income

for the year
Profit for the year — 31,743,272 31,743,272
Total comprehensive income

for the year — 31,743,272 31,743,272
Transaction with owner, recognised

directly in equity
Distributions to owner
Dividends declared 10 - (30,300,000) (30,300,000)
At 31 December 2019 100 725,536,351 725,536,451
At 1 January 2020 100 725,536,351 725,536,451
Total comprehensive income

for the year
Loss for the year —  (32,425,807) (32,425,807)
Total comprehensive income

for the year —  (32,425,807) (32,425,807)
Transaction with owner, recognised

directly in equity
Distributions to owner
Dividends declared 10 - (6,100,000) (6,100,000)
At 31 December 2020 100 687,010,544 687,010,644

The accompanying notes form an integral part of these financial statements.
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Statement of cash flows
Year ended 31 December 2020

Note

Cash flows from operating activities

(Loss)/Profit for the year

Adjustments for:

Amortisation of intangible asset 4
Changes in fair value of investment property 5
Impairment losses on trade and other receivables

Net finance costs

Tax expense

Changes in:

- Trade and other receivables

- Leasing incentive

- Prepayment

- Trade and other payables

Cash generated from operations

Tax paid

Net cash generated from operating activities

Cash flows from investing activities
Additions to investment property
Interest received

Net cash used in investing activities

Cash flows from financing activities

Dividends paid

Interest paid

Proceeds from borrowings

Repayment of borrowings

Payment of transaction costs related to loans and
borrowings

Net cash used in financing activities

Net increase/(decrease) in cash and cash equivalents
Cash and cash equivalents at 1 January
Cash and cash equivalents at 31 December 9

The accompanying notes form an integral part of these financial statements.

Prime Asset Holdings Limited
Financial statements
Year ended 31 December 2020

2020 2019
$ $
(32,425,807) 31,743,272
61,667 64,750
51,555,234 319,710
4,696,416 397,315
16,169,449 17,854,240
3,934,088 6,520,191
43,991,047 56,899,478
(6,464,693) 536,929
875,569 360,959
11,032 7,423
316,457 (6,989,657)
38,729,412 50,815,132
(4,521,365)  (6,981,347)
34,208,047 43,833,785
(2,219,736)  (3,206,757)
72,952 214,562

(2,146,784)

(2,992,195)

(6,100,000)  (30,300,000)
(20,288,853)  (16,582,844)
39,900,000 -
(35,000,000) -

(131,915) (168,229)
(21,620,768)  (47,051,073)
10,440,495  (6,209,483)
9,692,977 15,902,460
20,133,472 9,692,977

FS4
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Notes to the financial statements
These notes form an integral part of the financial statements.

The financial statements were authorised for issue by the Board of Directors on 17 May 2021.

Domicile and activities

Prime Asset Holdings Limited (the “Company”) is incorporated in Singapore and has its principal
place of business at 80 Marine Parade Road, Parkway Parade #08-01/02, Singapore 449269.

The principal activities of the Company are those relating to investment holding and undertaking
the management of properties.

Pursuant to a group restructuring exercise on 9 April 2020, the immediate and ultimate parent

companies are Lendlease PP Retail Pte. Ltd. (a company incorporated in Singapore) and Parkway
Parade Partnership Pte. Ltd. (a company incorporated in Singapore) respectively.

Basis of preparation

Going concern

The financial statements have been prepared on a going concern basis notwithstanding the net
current liabilities position of $373,275,595 (2019: $69,300,633) as at 31 December 2020. The
Board of Directors considers that it is appropriate for the Company to prepare its financial
statements on a going concern basis as the immediate holding company has agreed to not recall
the loan of $54,754,529 (2019: $54,754,529) within the next twelve months and the Company
has refinanced its loans and borrowings of $350,000,000 which matured on 27 April 2021 with
various financial institutions.

Statement of compliance

The financial statements have been prepared in accordance with Singapore Financial Reporting
Standards (International) (“SFRS(I)”).

Basis of measurement

The financial statements have been prepared on the historical cost basis except as otherwise
described in the accounting policies.

Functional and presentation currency

The financial statements are presented in Singapore dollars, which is the Company’s functional
currency.

FS5
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Use of estimates and judgements

The preparation of the financial statements in conformity with SFRS(I) requires management to
make judgements, estimates and assumptions that affect the application of accounting policies
and the reported amounts of assets, liabilities, income and expenses. Actual results may differ
from these estimates.

Estimates and underlying assumptions are reviewed on an on-going basis. Revisions to
accounting estimates are recognised in the period in which the estimates are revised and in any
future periods affected.

Management is of the opinion that there are no critical judgements in applying the Company’s
accounting policies that have a significant effect on the amounts recognised in the financial
statements.

Information about assumptions and estimation uncertainties that have a significant risk of
resulting in a material adjustment to the carrying amounts of assets and liabilities within the next
financial year are included in note 5 — investment property.

Measurement of fair values

A number of the Company’s accounting policies and disclosures require the measurement of fair
values, for both financial and non-financial assets and liabilities.

The Company has an established control framework with respect to the measurement of fair
values. This includes a management team that has overall responsibility for all significant fair
value measurements, including Level 3 fair values, and reports directly to the Board of Directors.

The management team regularly reviews significant unobservable inputs and valuation
adjustments. If third party information, such as property valuation, broker quotes or pricing
services, is used to measure fair values, then the management team assesses and documents the
evidence obtained from the third parties to support the conclusion that such valuations meet the
requirement of SFRS(I), including the level in the fair value hierarchy in which the valuations
should be classified.

When measuring the fair value of an asset or a liability, the Company uses observable market data
as far as possible. Fair values are categorised into different levels in a fair value hierarchy based
on the inputs used in the valuation techniques as follows:

e Level 1: Quoted prices (unadjusted) in active markets for identical assets or liabilities.

e Level 2: Inputs other than quoted prices included in Level 1 that are observable for the asset
or liability, either directly (i.e., as prices) or indirectly (i.e., derived from prices).

e Level 3: Inputs for the asset or liability that are not based on observable market data
(unobservable inputs).

If the inputs used to measure the fair value of an asset or a liability fall into different levels of the
fair value hierarchy, then the fair value measurement is categorised in its entirety in the same level
of the fair value hierarchy as the lowest level input that is significant to the entire measurement
(with Level 3 being the lowest).

FS6
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The Company recognises transfers between levels of the fair value hierarchy as of the end of the
reporting period during which the change has occurred.

Further information about the assumptions made in measuring fair values is included in following
notes:

e Note 5 — investment property; and
e Note 18 — financial risk management.

Changes in accounting policies

The Company has applied the following amendments to SFRS(I)s for the first time for the annual
period beginning on 1 January 2020:

o Amendments to References to Conceptual Framework in SFRS(I) Standards

e Definition of a Business (Amendments to SFRS(I) 3)

e Definition of Material (Amendments to SFRS(I) 1-1 and SFRS(I)1- 8)

o [Interest Rate Benchmark Reform (Amendments to SFRS(I) 9, SFRS(I) 1-39 and SFRS(I) 7)

The application of these amendments to standards does not have a material effect on the financial
statements.

Significant accounting policies

The accounting policies set out below have been applied consistently to all periods presented in
these financial statements.

Foreign currency transactions

Transactions in foreign currencies are translated to the functional currency of the Company at
exchange rates at the dates of the transactions. Monetary assets and liabilities denominated in
foreign currencies at the reporting date are translated to the functional currency at the exchange
rate at that date. The foreign currency gain or loss on monetary items is the difference between
amortised cost in the functional currency at the beginning of the year, adjusted for effective
interest and payments during the year, and the amortised cost in foreign currency translated at the
exchange rate at the end of the reporting year.

Non-monetary assets and liabilities denominated in foreign currencies that are measured at fair
value are translated to the functional currency at the exchange rate at the date on that the fair value
was determined. Non-monetary items in a foreign currency that are measured in terms of historical
costs are translated using the exchange rate of the date of transaction. Foreign currency differences
arising from the translation are recognised in profit or loss.

Financial instruments

Recognition and initial measurement

Non-derivative financial assets and financial liabilities

Trade receivables are initially recognised when they are originated. All other financial assets and

financial liabilities are initially recognised when the Company becomes a party to the contractual
provisions of the instrument.

FS7
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A financial asset (unless it is a trade receivable without a significant financing component) or
financial liability is initially measured at fair value plus, for an item not at fair value through profit
or loss (“FVTPL”), 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.

Classification and subsequent measurement
Non-derivative financial assets
On initial recognition, a financial asset is classified as measured at amortised cost.

Financial assets are not reclassified subsequent to their initial recognition unless the Company
changes its business model for managing financial assets, in which case all affected financial
assets are reclassified on the first day of the first reporting period following the change in the
business model.

Financial assets at amortised cost

A financial asset is measured at amortised cost if it meets both of the following conditions and is
not designated as at FVTPL:

e itis held within a business model whose objective is to hold assets to collect contractual cash
flows; and

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

Financial assets: Business model assessment

The Company makes an assessment of the objective of the business model in which a financial
asset is held at a portfolio level because this best reflects the way the business is managed and
information is provided to management. The information considered includes:

o the stated policies and objectives for the portfolio and the operation of those policies in
practice. These include whether management’s strategy focuses on earning contractual interest
income, maintaining a particular interest profile, matching the duration of the financial assets
to the duration of any related liabilities or expected cash outflows or realising cash flows
through the sale of the assets;

e how the performance of the portfolio is evaluated and reported to the Company’s management;

o the risks that affect the performance of the business model (and the financial assets held within
that business model) and how those risks are managed;

e how managers of the business are compensated — e.g. whether compensation is based on the
fair value of the assets managed or the contractual cash flows collected; and

o the frequency, volume and timing of sales of financial assets in prior periods, the reasons for
such sales and expectations about future sales activity.

Transfers of financial assets to third parties in transactions that do not qualify for derecognition

are not considered sales for this purpose, consistent with the Company’s continuing recognition
of the assets.
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Non-derivative financial assets: Assessment whether contractual cash flows are solely
payments of principal and interest

For the purposes of this assessment, “principal” is defined as the fair value of the financial asset
on initial recognition. “Interest” is defined as consideration for the time value of money and for
the credit risk associated with the principal amount outstanding during a particular period of time
and for other basic lending risks and costs (e.g. liquidity risk and administrative costs), as well as
a profit margin.

In assessing whether the contractual cash flows are solely payments of principal and interest, the
Company considers the contractual terms of the instrument. This includes assessing whether the
financial asset contains a contractual term that could change the timing or amount of contractual
cash flows such that it would not meet this condition. In making this assessment, the Company
considers:

contingent events that would change the amount or timing of cash flows;

terms that may adjust the contractual coupon rate, including variable rate features;
prepayment and extension features; and

terms that limit the Company’s claim to cash flows from specified assets (e.g. non-recourse
features).

A prepayment feature is consistent with the solely payments of principal and interest criterion if
the prepayment amount substantially represents unpaid amounts of principal and interest on the
principal amount outstanding, which may include reasonable additional compensation for early
termination of the contract. Additionally, for a financial asset acquired at a significant discount
or premium to its contractual par amount, a feature that permits or requires prepayment at an
amount that substantially represents the contractual par amount plus accrued (but unpaid)
contractual interest (which may also include reasonable additional compensation for early
termination) is treated as consistent with this criterion if the fair value of the prepayment feature
is insignificant at initial recognition.

Non-derivative financial assets: Subsequent measurement and gains and losses
Financial assets at amortised cost

These assets are subsequently measured at amortised cost using the effective interest method. The
amortised cost is reduced by impairment losses. 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.

Non-derivative financial liabilities: Classification, subsequent measurement and gains and
losses

Financial liabilities are classified as measured at amortised cost. These liabilities are initially
measured at fair value less directly attributable transaction costs. They are subsequently measured
at amortised cost using the effective interest method. Interest expense and foreign exchange gains
and losses are recognised in profit or loss.
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Derecognition
Financial assets

The Company derecognises a financial asset when:

o the contractual rights to the cash flows from the financial asset expire; or
e it transfers the rights to receive the contractual cash flows in a transaction in which either
- substantially all of the risks and rewards of ownership of the financial asset are transferred;
or
- the Company neither transfers nor retains substantially all of the risks and rewards of
ownership and it does not retain control of the financial asset.

Transferred assets are not derecognised when the Company enters into transactions whereby it
transfers assets recognised in its statement of financial position, but retains either all or
substantially all of the risks and rewards of the transferred assets.

Financial liabilities

The Company derecognises a financial liability when its contractual obligations are discharged
or cancelled, or expire. The Company also derecognises a financial liability when its terms are
modified and the cash flows of the modified liability are substantially different, in which case a
new financial liability based on the modified terms is recognised at fair value.

On derecognition of a financial liability, the difference between the carrying amount extinguished
and the consideration paid (including any non-cash assets transferred or liabilities assumed) is
recognised in profit or loss.

Offsetting

Financial assets and liabilities are offset and the net amount presented in the statement of financial
position when, and only when, the Company currently has a legally enforceable right to set off
the amounts and it intends either to settle on a net basis or to realise the asset and settle the liability
simultaneously.

Cash and cash equivalents

Cash and cash equivalents comprise cash on hand and at banks that are subject to an insignificant
risk of changes in their fair value, and are used by the Company in the management of its short-
term commitments.

Share capital

Ordinary shares are classified as equity. Incremental costs directly attributable to the issue of
ordinary shares are recognised as a deduction from equity, net of any tax effects. Income tax

relating to transaction costs of an equity transaction is accounted for in accordance with SFRS(I)
1-12.
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Derivative financial instruments

The Company holds derivative financial instruments to hedge its interest rate risk exposure.
Derivatives are initially measured at fair value and any directly attributable transaction costs are
recognised in profit or loss as incurred. Subsequent to initial recognition, derivatives are measured
at fair value, and changes therein are generally recognised in profit or loss.

Intangible assets

Recognition and measurement

Intangible assets that are acquired by the Company and have finite useful lives are measured at
cost less accumulated amortisation and accumulated impairment losses.

Subsequent expenditure

Subsequent expenditure is capitalised only when it increases the future economic benefits
embodied in the specific asset to which it relates. All other expenditure, including expenditure
on internally generated goodwill and brands, is recognised in profit or loss as incurred.
Amortisation

Amortisation is calculated based on the cost of the asset, less its residual value.

Amortisation is recognised in profit or loss on a straight-line basis over the estimated useful lives
of intangible asset from the date that they are available for use. The estimated useful lives for the
current and comparative years are as follows:

e Software 3 years

Amortisation methods, useful lives and residual values are reviewed at the end of each reporting
period and adjusted if appropriate.

Investment property

Investment property is property held either to earn rental income or for capital appreciation or for
both, but not for sale in the ordinary course of business, use in the production or supply of goods
or services or for administrative purposes. Investment property is measured at cost on initial
recognition and subsequently at fair value with any change therein recorded in profit or loss.

Cost includes expenditure that is directly attributable to the acquisition of the investment property.
The cost of self-constructed investment property includes the cost of materials and direct labour,
any other costs directly attributable to bringing the investment property to a working condition
for their intended use and capitalised borrowing costs.

Any gain or loss on disposal of an investment property (calculated as the difference between the
net proceeds from disposal and the carrying amount of the item) is recognised in profit or loss.
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Impairment
Non-derivative financial assets

The Company recognises loss allowances for estimated credit loss (“ECLs”) on financial assets
measured at amortised cost.

Loss allowances of the Company are measured on either of the following bases:

e 12-month ECLs: these are ECLs that result from default events that are possible within the 12
months after the reporting date (or for a shorter period if the expected life of the instrument is
less than 12 months); or

e Lifetime ECLs: these are ECLs that result from all possible default events over the expected
life of a financial instrument.

Simplified approach

The Company applies the simplified approach to provide for ECLs for all trade receivables. The
simplified approach requires the loss allowance to be measured at an amount equal to lifetime
ECLs.

General approach

The Company applies the general approach to provide for ECLs on all other financial instruments.
Under the general approach, the loss allowance is measured at an amount equal to 12-month ECLs
at initial recognition.

At each reporting date, the Company assesses whether the credit risk of a financial instrument has
increased significantly since initial recognition. When credit risk has increased significantly since
initial recognition, loss allowance is measured at an amount equal to lifetime ECLs.

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

If credit risk has not increased significantly since initial recognition or if the credit quality of the

financial instruments improves such that there is no longer a significant increase in credit risk

since initial recognition, loss allowance is measured at an amount equal to 12-month ECLs.

The Company considers a financial asset to be in default when:

o the debtor is unlikely to pay its credit obligations to the Company in full, without recourse by
the Company to actions such as realising security (if any is held); or

e the financial asset is more than 90 days past due.

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

ECLs are probability-weighted estimates of credit losses. Credit losses are measured at the
present value of all cash shortfalls (i.e. the difference between the cash flows due to the entity in
accordance with the contract and the cash flows that the Company expects to receive). ECLs are
discounted at the effective interest rate of the financial asset.

Credit-impaired financial assets

At each reporting date, the Company assesses whether financial assets carried at amortised cost
is credit-impaired. A financial asset is ‘credit-impaired” when one or more events that have a
detrimental impact on the estimated future cash flows of the financial asset have occurred.

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

e significant financial difficulty of the debtor;

e abreach of contract such as a default or being more than 90 days past due;

e the restructuring of a loan or advance by the Company on terms that the Company would not
consider otherwise;

e it is probable that the debtor will enter bankruptcy or other financial reorganisation; or

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

Presentation of allowance for ECLs in the statement of financial position

Loss allowances for financial assets measured at amortised cost and contract assets are deducted
from the gross carrying amount of these assets.

Write-off

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 Company
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. However, financial assets that are written
off could still be subject to enforcement activities in order to comply with the Company’s
procedures for recovery of amounts due.

Non-financial assets

The carrying amounts of the Company’s non-financial assets are reviewed at each reporting date
to determine whether there is any indication of impairment. If any such indication exists, then the
asset’s recoverable amount is estimated. An impairment loss is recognised if the carrying amount
of an asset or its related cash-generating unit (“CGU”) exceeds its estimated recoverable amount.

The recoverable amount of an asset or CGU is the greater of its value in use and its fair value less
costs to of disposal. In assessing value in use, the estimated future cash flows are discounted to
their present value using a pre-tax discount rate that reflects current market assessments of the
time value of money and the risks specific to the asset or CGU. For the purpose of impairment
testing, assets that cannot be tested individually are grouped together into the smallest group of
assets that generates cash inflows from continuing use that are largely independent of the cash
inflows of other assets or CGUs.
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An impairment loss is recognised if the carrying amount of an asset or its CGU exceeds its
recoverable amount. Impairment losses are recognised in profit or loss.

Impairment losses recognised in prior periods are assessed at each reporting date for any
indications that the loss has decreased or no longer exists. An impairment loss is reversed if there
has been a change in the estimates used to determine the recoverable amount. An impairment loss
is reversed only to the extent that the asset’s carrying amount does not exceed the carrying amount
that would have been determined, net of depreciation, if no impairment loss had been recognised.

Leasing incentive

Leasing incentive expenses, being initial direct costs incurred by the Company in negotiating and
arranging operating leases are initially capitalised and subsequently recognised as an expense in
profit or loss over the lease term on the same basis as the rental income.

Revenue

Rental income from investment property is recognised as revenue on a straight-line basis over the
term of the lease. Lease incentives granted are recognised as an integral part of the total rental
income, over the term of the lease. Contingent rentals, which include gross turnover rental, are
recognised as income in the period in which they are earned.

Revenue from rendering of services in the ordinary course of business is recognised when the
Company satisfies a performance obligation (“PO”) by transferring control of a service to the
customer. The amount of revenue recognised is the amount of the transaction price allocated to
the satisfied PO. Services are billed on a monthly basis.

Revenue from service charges, marketing and operating levy, and other charges in relation to
investment property is recognised over time following the timing of satisfaction of PO, based on
invoiced amounts. Invoices issued are due immediately.

Finance income and finance costs

The Company’s finance income and finance costs include:

e interest income;

e interest expense;

e the foreign currency gain or loss on financial assets and financial liabilities; and
e the fair value gain or loss on derivatives.

Interest income or expense is recognised using the effective interest method.

The “effective interest rate” is the rate that exactly discounts estimated future cash payments or
receipts through the expected life of the financial instrument to:

o the gross carrying amount of the financial asset; or
e the amortised cost of the financial liability.
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In calculating interest income and expense, the effective interest rate is applied to the gross
carrying amount of the asset (when the asset is not credit-impaired) or to the amortised cost of the
liability. However, for financial assets that have become credit-impaired subsequent to initial
recognition, interest income is calculated by applying the effective interest rate to the amortised
cost of the financial asset. If the asset is no longer credit-impaired, then the calculation of interest
income reverts to the gross basis.

Borrowing costs that are not directly attributable to the acquisition, construction or production of
a qualifying asset are recognised in profit or loss using the effective interest method.

Leases

At inception of a contract, the Company assesses whether a contract is, or contains, a lease. A
contract is, or contains, a lease if the contract conveys the right to control the use of an identified
asset for a period of time in exchange for consideration.

As a lessor

At inception or on modification of a contract that contains a lease component, the Company
allocates the consideration in the contract to each lease component on the basis of their relative
stand-alone prices.

When the Company acts as a lessor, it determines at lease inception whether each lease is a finance
lease or an operating lease.

To classify each lease, the Company makes an overall assessment of whether the lease transfers
substantially all of the risks and rewards incidental to ownership of the underlying asset. If this
is the case, then the lease is a finance lease; if not, then it is an operating lease. As part of this
assessment, the Company considers certain indicators such as whether the lease is for the major
part of the economic life of the asset.

If an arrangement contains lease and non-lease components, then the Company applies SFRS(I)
15 to allocate the consideration in the contract.

The Company recognises lease payments received from investment property under operating
leases as income on a straight-line basis over the lease term as part of ‘revenue’.

Government grants

Government grants related to assets are initially recognised as deferred income at fair value when
there is reasonable assurance that they will be received and the Company will comply with the
conditions associated with the grant. These grants are then recognised in profit or loss as “other
income” on a systematic basis over the useful life of the asset. Grants that compensate the
Company for expenses incurred are recognised in profit or loss as “other income” on a systematic
basis in the periods in which the expenses are recognised, unless the conditions for receiving the
grant are met after the related expenses have been recognised. In this case, the grant is recognised
when it becomes receivable.
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Tax

Tax expense comprises current and deferred tax. Current tax and deferred tax is recognised in
profit or loss except to the extent that it relates to items recognised directly in equity or in other
comprehensive income.

The Company has determined that interest and penalties related to income taxes, including
uncertain tax treatments, do not meet the definition of income taxes, and therefore accounted for
them under SFRS(I) 1-37 Provisions, Contingent Liabilities and Contingent Assets.

Current tax is the expected tax payable or receivable on the taxable income or loss for the year,
using tax rates enacted or substantively enacted at the reporting date, and any adjustment to tax
payable in respect of previous years. The amount of current tax payable or receivable is the best
estimate of the tax amount expected to be paid or received that reflects uncertainty related to
income taxes, if any. Current tax also includes any tax arising from dividends.

Current tax assets and liabilities are offset if certain criteria are met.

Deferred tax is recognised in respect of temporary differences between the carrying amounts of
assets and liabilities for financial reporting purposes and the amounts used for taxation purposes.
Deferred tax is not recognised for temporary differences on the initial recognition of assets or
liabilities in a transaction that is not a business combination and that affects neither accounting
nor taxable profit or loss.

The measurement of deferred taxes reflects the tax consequences that would follow the manner
in which the Company expects, at the end of the reporting period, to recover or settle the carrying
amount of its assets and liabilities. For investment property that is measured at fair value, the
presumption that the carrying amount of the investment property will be recovered through sale
has not been rebutted. Deferred tax is measured at the tax rates that are expected to be applied to
temporary differences when they reverse, based on the laws that have been enacted or
substantively enacted by the reporting date, and reflects uncertainty related to income taxes, if
any.

Deferred tax assets and liabilities are offset if there is a legally enforceable right to offset current
tax liabilities and assets, and they relate to taxes levied by the same tax authority on the same
taxable entity.

Deferred tax assets are recognised for unused tax losses, unused tax credits and deductible
temporary differences to the extent that it is probable that future taxable profits will be available
against which they can be used. Future taxable profits are determined based on the reversal of
relevant taxable temporary differences. If the amount of taxable temporary differences is
insufficient to recognise a deferred tax asset in full, then future taxable profits, adjusted for
reversals of existing temporary differences, are considered, based on the business plans for the
Company. Deferred tax assets are reviewed at each reporting date and are reduced to the extent
that it is no longer probable that the related tax benefit will be realised; such reductions are
reversed when the probability of future taxable profits improves.

Unrecognised deferred tax assets are reassessed at each reporting date and recognised to the extent

that it has become probable that future taxable profits will be available against which they can be
used.
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Key management personnel

Key management personnel of the Company are those persons having the authority and
responsibility for planning, directing and controlling the activities of the entity. The directors of
the Company are considered as key management personnel of the Company.

Segment reporting

An operating segment is a component of the Company that engages in business activities from
which it may earn revenues and incur expenses, including revenues and expenses that relate to
transactions with any of the Company’s other components. All operating segments’ operating
results are reviewed regularly by the Board of Directors to make decisions about resources to be
allocated to the segment and to assess its performance, and for which discrete financial
information is available.

Segment results that are reported to the Board of Directors include items directly attributable to a
segment as well as those can be allocated on a reasonable basis.

New standards and interpretations not yet adopted

A number of new standards and amendments to standards are effective for annual periods
beginning after 1 January 2020 and earlier application is permitted; however, the Company has
not early adopted the new or amended standards in preparing these financial statements.

The following SFRS(I) and amendments to SFRS(I)s are not expected to have a significant impact
on the Company’s statement of financial position.

SFRS(I) 17 Insurance Contracts

Classification of Liabilities as Current or Non-current (Amendments to SFRS(I) 1-1)
Covid-19-Related Rent Concessions (Amendment to SFRS(I) 16)

Reference to the Conceptual Framework (Amendments to SFRS(I) 3)

Onerous Contracts — Costs of Fulfilling a Contract (Amendments to SFRS(I) 37)
Annual Improvements to SFRS(I)s 2018 — 2020
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Intangible asset

Software
$
Cost
At 31 December 2020/31 December 2019/1 January 2019 185,000
Accumulated amortisation
At 1 January 2019 4,625
Amortisation for the year 64,750
At 31 December 2019 69,375
Amortisation for the year 61,667
At 31 December 2020 131,042
Carrying amounts
At 1 January 2019 180,375
At 31 December 2019 115,625
At 31 December 2020 53,958
Investment property
2020 2019
$ $
At 1 January 1,285,400,000  1,284,800,000
Additions to investment property during the year 4,255,234 919,710
Changes in fair value of investment property (51,555,234) (319,710)
At 31 December 1,238,100,000  1,285,400,000

Investment property comprises of a retail shopping mall known as “Parkway Parade”.

Investment property is held mainly for use by external customers under operating leases.
Generally the leases contain an initial non-cancellable period of between 1 to 6 (2019: 1 to 6)
years. Subsequent renewals are negotiated with the lessees. Contingent rents, representing
income based on certain sales achieved by tenants, recognised in profit or loss amounted to
$1,386,054 (2019: $2,158,101).

Changes in fair values are recognised in profit or loss.

Investment property is subject to renovations or improvements at regular intervals. The cost of
major renovations and improvements is capitalised. The cost of maintenance, repairs and minor
improvements is recognised in profit or loss when incurred.

Security

At 31 December 2020, investment property of the Company with a carrying amount of

$1,238,100,000 (2019: $1,285,400,000) is pledged as security to secure bank loans and Medium
Term Notes (see note 11).
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Measurement of fair value

The fair value of investment property as at 31 December 2020 was assessed by an external
professional valuer who holds recognised and relevant professional qualifications and has recent
experience in the location and category of the property being valued. The independent valuer
provides the fair value of the Company’s investment property portfolio every six months. As at
31 December 2020, the fair value of the property has been provided by Cushman & Wakefield
VHS Pte Ltd (2019: Cushman & Wakefield VHS Pte Ltd). In determining the fair value, the
valuer used valuation techniques which involve certain estimates. The valuation report is prepared
in accordance with recognised appraisal and valuation standards. The estimates underlying the
valuation techniques in the next financial year may differ from the current estimates, which may
result in valuation that may be materially different from the valuation at the reporting date.

The valuer has considered the capitalisation approach, discounted cash flows and sales
comparison approach in arriving at the open market value as at the reporting date. The valuation
report highlighted that given the unprecedented set of circumstances on which to base a
judgement, less certainty, and a higher degree of caution, should be attached to their valuation
than would normally be the case. Due to the unknown future impact that COVID-19 pandemic
might have on the real estate market, the valuer has also recommended to keep the valuation of
this property under frequent review.

The capitalisation approach capitalises an income stream using a present value single-year
capitalisation rate; and the income stream used is adjusted to market rentals currently being
achieved within comparable investment properties and recent leasing transactions achieved within
the investment property. The discounted cash flow approach involves the estimation and
projection of an income stream over a period and discounting the income stream with an internal
rate of return to arrive at the market value. The valuation methods require the valuer to assume a
rental growth rate indicative of market and the selection of a capitalisation rate or a target internal
rate of return consistent with current market requirement. The sales comparison approach involves
the analysis of comparable sales of similar properties and adjusting the sale prices to that reflective
of the investment property.

In relying on the valuation report, the Company has exercised its judgement and is satisfied that
the valuation methods and estimates are reflective of current market conditions. The Company
has a management team that reviews the valuations performed by the independent valuer for
financial reporting purposes.

(i) Fair value hierarchy
As at 31 December 2020, the fair value measurement for investment property of
$1,238,100,000 as at 31 December 2020 (2019: $1,285,400,000) has been categorised as a

Level 3 fair value based on the inputs to the valuation technique used (see note 2.5).

(i) Valuation techniques and significant unobservable inputs

The following table shows the Company’s valuation technique used in measuring the fair
value of investment property, as well as the significant unobservable inputs used.
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Valuation techniques

Discounted cash
flow approach

Capitalisation approach

Sales comparison
approach

Significant unobservable
inputs

Discount rate:
7.00% (2019: 7.00%)

Terminal yield:
5.25% (2019: 5.25%)

Rental growth rate:
3.32% (2019: 3.49%)

Capitalisation rate:
5.00% (2019: 5.00%)

Adjusted price per square foot:
$2,488 psf (2019: $2,533 psf)

Prime Asset Holdings Limited
Financial statements
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Inter-relationship between
key unobservable input and
fair value measurement

The estimated fair value

increases with:

e decreases in the discount
rate; or

e decreases in the terminal
yield rate; or

e increases in rental growth
rate.

The estimated fair value
increases with decreases in
the capitalisation rate.

The estimated fair value
increases with higher price

per square foot.

The significant unobservable inputs used by the Company are derived and evaluated as
follows:

Reflects market return expectations, factoring in risk premium over
Singapore Government Securities 10 year bond rate associated
with direct property compared to other forms of investment.

Discount rate

This assumes a spread over the initial yield, reflecting the
additional uncertainty associated with future cash flows.

Terminal yield

Based on asset’s location, type, quality, competition in the area,
supported by current contracted rents and market comparables.

Rental growth rate

Based on market demand, asset’s location, type, quality, years
remaining on lease supported by market transactions and market
comparables.

Capitalisation rate

Based on comparable transaction evidence of similar properties
with similar attributes to the property.

Price per square foot

As at 31 December 2020, the valuer has factored in the potential impact of the COVID-19
pandemic by modifying the previous year’s assumptions for the period 2021-2023 as
follows:

e lower expected market rental growth rate;

¢ higher levels of vacancy allowance; and

e lower turnover rentals.

These were estimated by the external valuer based on market conditions as at 31 December

2020. The estimates are largely consistent with the budgets developed internally by the
Company based on management’s experience and knowledge of market conditions.
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Derivative financial liabilities

The Company has interest rate swaps with the notional amounts of $214,080,000 (2019:
$214,080,000), thereby fixing their interest rate ranging from 2.885% to 3.605% (2019: 2.885%
to 3.605%) per annum. These swaps are in effect until 27 April 2021 (2019: 27 April 2021).
Under the swap arrangements, the Company pays interest quarterly on a fixed basis and receives
interest quarterly based on SSSOR.

The Company has basis swaps with the notional amount of $214,080,000 (2019: $214,080,000),
thereby effectively swap the 3-month SSSOR to 1-month SSSOR with a spread of 0.078% (2019:
0.078%) per annum. This swap is in effect until 27 April 2021 (2019: 27 April 2021).

Interest income or expense associated with the swaps are accrued over the life of the swap
agreements within net finance cost for the year.

Leasing incentive

2020 2019
$ $
Current 1,483,230 1,800,167
Non-current 1,035,747 1,594,379

2,518,977 3,394,546

Non-current leasing incentive represents deferred leasing incentive which will be amortised
between 13 and 67 months (2019: 13 and 58 months).

Trade and other receivables

2020 2019
$ $
Non-current assets
Loan receivables - 315,569
Security deposits 400,000 —
400,000 315,569
Current assets
Trade receivables
- External parties 6,406,467 1,560,552
- Amounts due from a related corporation 160,320 148,140
Impairment losses (5,704,035) (1,216,679)
Net receivables 862,752 492,013
Accrued trade receivables
- External parties 153,171 223,136
- Amounts due from a related corporation 215,270 72,410
Security deposits 680 400,680
Loan receivables 315,569 527,980
Other receivables - 2,820
Amount due from related corporations (non-trade) 1,878,645 5,722

3,426,087 1,724,761
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Loan receivables relate to an interest-free loan granted to a tenant and is repaid in 55 monthly
instalment payments.

The non-trade amounts due from related corporations are unsecured, interest-free and repayable
on demand.

The Company’s exposure to credit risk and impairment losses related to trade and other
receivables is disclosed in note 18.

Cash and cash equivalents

2020 2019
$ $

Cash at banks and on hand 20,133,472 9,692,977
The monies are retained in an interest-bearing current account.
Share capital

2020 2019

Number of  Number of
shares shares

Fully paid ordinary shares of $1 each, with no par value:
At 1 January and 31 December 100 100

The holders of ordinary shares are entitled to receive dividends as declared from time to time and
are entitled to one vote per share at meetings of the Company. All shares rank equally with regard
to the Company’s residual assets.

Dividends

The following exempted (one-tier) dividends were declared and paid by the Company:

2020 2019
$ $

Ordinary dividends paid
Final dividend of preceding year: $59,000 (2019: $85,000)

per share 5,900,000 8,500,000
Interim: $2,000 (2019: $72,000) per share 200,000 7,200,000
Second interim: $Nil (2019: $73,000) per share — 7,300,000
Third interim: $Nil (2019: $73,000) per share - 7,300,000

6,100,000 30,300,000

Subsequent to reporting date, the following dividends were proposed by the directors. These
dividends have not been provided for.

2020 2019
$ $
Ordinary dividend
$151,000 (2019: $59,000) per share 15,100,000 5,900,000

FS22



11

Prime Asset Holdings Limited
Financial statements
Year ended 31 December 2020

Loans and borrowings

This note provides information about the contractual terms of the Company’s interest-bearing
loans and borrowings, which are measured at amortised cost. For more information about the

Company’s exposure to interest rate and liquidity risks, see note 18.

2020 2019
$ $
Non-current liabilities
Secured bank loans - 310,100,000
Medium Term Notes 170,000,000 170,000,000
Less: Unamortised transaction costs — (925,794)
170,000,000 479,174,206
Current liabilities
Loan from immediate holding company 54,754,529 54,754,529
Secured bank loans 315,000,000 -
Less: Unamortised transaction costs (224,261) —
369,530,268 54,754,529
Total loans and borrowings 539,530,268 533,928,735
Terms and debt repayment schedule
Terms and conditions of outstanding loans and borrowings are as follows:
Nominal Year of Nominal Carrying
Currency interest rate  maturity amount amount
$ $
2020
Secured bank loans SGD  S$SOR + 0.90% 2021 315,000,000 314,775,739
Medium Term Notes ~ SGD 2.90% 2024 170,000,000 170,000,000
Loan from
immediate holding
company SGD 6.00% - 54,754,529 54,754,529
539,754,529 539,530,268
2019
Secured bank loans SGD  S$SOR + 0.90% 2021 310,100,000 309,174,206
Medium Term Notes ~ SGD 2.90% 2024 170,000,000 170,000,000
Loan from
immediate holding
company SGD 6.00% - 54,754,529 54,754,529
534,854,529 533,928,735

On 24 October 2017, the Company issued a 7-year $170,000,000 Medium Term Notes (“MTN”)
with a fixed interest rate of 2.90% and repaid bank loans of $170,000,000. The MTN will mature

on 24 October 2024.
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The Company has term and revolving loan facilities (“Facilities”) established with various
financial institutions. The Facilities have a total commitment of $520,000,000, interest-bearing
at Singapore Dollar Swap Offer Rate (“S$SOR”) plus a fixed margin and for a period of 5 years
from the first utilisation date. The Company has revolving credit facility (“RCF”) of
$120,000,000 which can be applied towards general working capital, assets enhancement and
corporate funding requirements. As at 31 December 2020, the remaining undrawn Facilities
amounted to $35,000,000 (2019: $39,900,000).

The weighted average effective interest rate of borrowings at the reporting date was 2.73%
(2019: 3.04%). The interest charged is payable in arrears.

The bank loans and MTN are secured by the followings:

(i) first legal mortgage over the investment property, Parkway Parade (refer to note 5);

(i) assignment of all the rights, title, benefits and interest of the Company in relation to the sale
and purchase agreements and tenancy agreements (including sale proceeds and rental

proceeds) relating to the investment property; and

(ii1) assignment of agreement in respect of the investment property including those relating to the
insurance policy and any other documents designated as such by the lenders.

The loan from immediate holding company is unsecured, bears interest at 6% (2019: 6%) per
annum and repayable on demand.
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Trade and other payables

2020 2019
$ $

Non-current liability
Tenancy deposits 8,867,761 9,960,990
Current liabilities
Trade payables 783,065 68,650
Other payables 353,332 251,846
Amount due to related corporations (trade) 1,974,662 1,984,676
Amount due to related corporations (non-trade) 2,005,622 1,515,822
Grant payable 570,031 -
Property tax rebate payable 403,352 -
Accrued operating expenses 1,328,977 1,705,168
Provision of landlord rental rebates 1,118,193 -
Interest payable on borrowings 1,866,401 1,862,783
Interest payable to immediate holding company 1,036,633 4,626,561
Tenancy deposits 8,048,058 7,058,847

19,488,326 19,074,353
Deferred rental income 931,794 960,505
GST payables 431,964 958,352

20,852,084 20,993,210

Non-current tenancy deposits are due more than one year but less than seven years from the
reporting date.

The non-trade amount due to related corporations are unsecured, interest-free and repayable on
demand.

Grant payables relate to job support scheme announced in the Unity Budget as wage support to
the employer to retain their employees and Singapore government cash grant announced in the
Fortitude Budget to be transferred to tenants as related rental rebates. Property tax rebate payable
relates to property tax rebate announced in the Resilience Budget to be transferred to tenants as
related rental rebates.

The Company’s exposure to liquidity risk related to trade and other payables is disclosed in
note 18.

Deferred tax liabilities
Movements in deferred tax liabilities during the year are as follows:

Recognised Recognised
At in profit At 31 in profit At 31
1January orloss December orloss December
2019 (note 16) 2019 (note 16) 2020

$ $ $ $ $
Investment property 680,000  (148,000) 532,000  (132,000) 400,000
Borrowings cost 258,784  (111,387) 147,397  (111,692) 35,705

938,784  (259,387) 679,397  (243,692) 435,705
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Revenue
2020 2019
$ $

Rental income 59,418,290 69,148,619
Service charges 15,369,404 14,206,165
Marketing, operating levy and other charges 2,610,581 2,571,089
Turnover rentals 1,386,054 2,158,101
Forfeiture income 1,173,854 -

79,958,183 88,083,974
Less: Rental rebates (10,375,946)

69,582,237 88,083,974

Rental rebates relate to waivers granted by the Company to tenants affected by COVID-19
pandemic.

Expenses by nature

2020 2019
$ $
(a) Direct operating expenses
Property tax expense 7,194,803 7,780,521
Licenses - By Laws 3,902,977 3,861,871
MCST service charge expenses 5,207,472 5,207,472
Property management fees 2,067,399 2,811,455
Marketing expenses 2,230,546 2,634,942
Leasing fees 2,064,543 2,104,943
Operating labour costs 706,560 746,173
Insurance expense 297,038 125,012
Other direct operating expenses 620,630 671,337

24,291,968 25,943,726

(b) Other income

Grant income 9,898,336 -
Grant expense (9,898,336) -
Other income 401,513 519,418
401,513 519,418
(¢) General and administrative expenses
Investment advisory fees 1,446,923 5,635,176
Professional fees and others 315,479 189,762
1,762,402 5,824,938
(d) Net finance costs
Fair value gains on derivatives (1,276,110) (431,202)
Interest income on bank deposits (72,952) (214,562)
Others (17,480) (32,552)
Finance income (1,366,542) (678,316)
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Interest expense on:
- bank borrowings

- loan from immediate holding company

Amortisation of transaction costs
Bank charges and others
Finance costs

Net finance costs

Tax expense

Current tax expense
Current year
Under provision in prior years

Deferred tax expense

Origination and reversal of temporary differences

Over provision in prior years

Total tax expense

Reconciliation of effective tax rate

(Loss)/Profit before tax

Tax using the Singapore tax rate of 17%
(2019: 17%)

Non-deductible expenses

Tax exempt income

Utilisation of unclaimed capital allowances

Singapore statutory stepped income exemption

Under provision in prior years

Segment information

Note

13

Prime Asset Holdings Limited

Financial statements

Year ended 31 December 2020

2020 2019
$ $
13,418,963 14,379,438
3,285,272 3,285,272
701,533 699,617
130,223 168,229
17,535,991 18,532,556
16,169,449 17,854,240
2020 2019
$ $
3,703,763 6,746,000
474,017 33,578
4,177,780 6,779,578
(242,692) (257,387)
(1,000) (2,000)
(243,692) (259,387)
3,934,088 6,520,191
(28,491,719) 38,263,463
(4,843,592) 6,504,789
8,769,513 189,138
(234,784) (24,487)
(212,641) (163,402)
(17,425) (17,425)
473,017 31,578
3,934,088 6,520,191

Operating segments are reported in a manner consistent with the internal reporting provided to
the Board of Directors. The Board of Directors is responsible for allocating resources and
assessing performance of the operating segments. The operating segments were determined based

on the reports reviewed by management.
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Management considers that the entire Company’s operations constitute a single segment which is
in the business of property investment in Singapore. Management assess the performance of the
Company’s operations based on the profit before tax, total assets and total liabilities which are
measured in a manner consistent with that of the financial statements.

Financial risk management
Overview
The Company has exposure to the following risks from its use of financial instruments:

e credit risk
e liquidity risk
e market risk

This note presents information about the Company’s exposure to each of the above risks, the
Company’s objectives, policies and processes for measuring and managing risk, and the
Company’s management of capital.

Risk management framework

The Board of Directors has overall responsibility for the establishment and oversight of the
Company’s risk management framework. Risk management is integral to the whole business of
the Company. The Company has a system of controls in place to create an acceptable balance
between the cost of risks occurring and the cost of managing the risks. The management
continually monitors the Company’s risk management process to ensure that an appropriate
balance between risk and control is achieved.

Credit risk

Credit risk is the risk of financial loss to the Company if a customer or counterparty fails to meet
its contractual obligations, and arises principally from the Company’s receivables from tenants.

The carrying amounts of financial assets represent the Company’s respective maximum exposure
to credit risk, before taking into account any collateral held. The Company holds security deposits
from the tenants as collaterals to manage its credit risk.

Trade and other receivables

Credit evaluations of tenants are performed before the lease agreements are signed with tenants.
Outstanding balances by the tenants are monitored closely on an ongoing basis.

Concentration of credit risk rating relating to trade receivables is limited due to the Company’s

many varied tenants. These tenants comprise retailers engaged in a wide variety of consumer
trades.
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Expected credit loss assessment for individual tenants

The following tables provide information about the exposure to credit risk and ECLs for trade
receivables.

Weighted Gross
average loss carrying Impairment Credit
rate amount  loss allowance impaired
% $ $

31 December 2020

Not past due 0.00 368,441 - No
Past due 0 — 30 days 51.46 1,254,840 (645,706) No
Past due 31 — 60 days 76.13 790,466 (601,815) No
Past due 61 — 90 days 431 66,586 (2,869) No
Past due more than 90 days 99.97 4,454,895 (4,453,645) Yes

6,935,228 (5,704,035)

31 December 2019

Not past due 0.00 295,546 - No
Past due 0 — 30 days 13.36 200,417 (26,773) No
Past due 31 — 60 days 0.49 255,607 (1,254) No
Past due 61 — 90 days 100.00 514 (514) No
Past due more than 90 days 94.89 1,252,154 (1,188,138) Yes

2,004,238 (1,216,679)

The Company uses an allowance matrix to measure the ECLs of trade receivables from individual
tenants, which comprise a very large number of balances.

Loss rates are calculated using a “roll rate” method based on the probability of a receivable
progressing through successive stages of delinquency to write-off and are based on actual credit
loss experience over the past five years. These rates are multiplied by scalar factors to reflect
differences between economic conditions during the period over which the historical data has
been collected, current conditions and the Company’s view of economic conditions over the
expected lives of the receivables.

For the year ended 31 December 2020, the level of estimation and judgement used in the ECL
calculation has increased as a result of the COVID-19 pandemic and the Company has considered
the impact of COVID-19 pandemic on its tenants. Where a tenant is affected by COVID-19
pandemic and been granted temporary grace period, the exposure is still considered to be past due
based on original due date.
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Impairment losses

The movement in allowance for impairment in respect of trade receivables during the year was as
follows:

2020 2019
$ $
At 1 January 1,216,679 819,364
Charged for the year 4,696,416 622,094
Amount written back - (224,779)
Amount utilised (209,060) —
At 31 December 5,704,035 1,216,679

The changes in the impairment loss allowance during 2020 is mainly contributed by the increase
in impairment allowances for specific tenants with liquidity constraints arising from the COVID-
19 pandemic. This increases the trade receivables balances as at year end and the increased credit-
risk resulted in management’s more rigorous review of its impairment allowances assessment.

Amount due from related corporations (non-trade), security deposits, loan receivables and
other receivables

The Company held non-trade amount due from related corporations, security deposits, loan
receivables and other receivables. Impairment on these receivables has been measured on the 12-
month expected loss basis which reflects the low credit risk of the exposures based on assessment
of qualitative and quantitative factors. The amount of the allowance on the balance is negligible.

Cash and cash equivalents

Cash and fixed deposits are placed with financial institutions which are reputable and regulated.
Impairment on cash and cash equivalents has been measured on the 12-month expected loss basis
and reflects the short maturities of the exposures. The Company considers that its cash and cash
equivalents have low credit risk based on the external credit ratings of the counterparties. The
amount of the allowance on cash and cash equivalents was negligible.

Liquidity risk

Liquidity risk is the risk that the Company will encounter difficulty in meeting the obligations
associated with its financial liabilities that are settled by delivering cash or another financial asset.

The Company’s approach to managing liquidity is to ensure, as far as possible, that it will always
have sufficient liquidity to meet its liabilities when due, under both normal and stressed
conditions, without incurring unacceptable losses or risking damage to the Company’s reputation.

The Company monitors its liquidity risk and maintains a level of cash and cash equivalents and
credit facilities deemed adequate by management to finance the Company’s operations and to
mitigate the effects of fluctuations in cash flows.

In addition, the Company maintains certain facilities that can be applied towards general working
capital, asset enhancement and corporate funding requirements (refer to note 11).
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The following are the remaining contractual maturities of financial liabilities. The amounts are
gross and undiscounted and include contractual interest payments and exclude the impact of
netting agreements:

Carrying Contractual  Less than Between More than
amount cash flows 1 year 1 to 5 years 5 years
$ $ $ $ $

31 December 2020
Non-derivative financial liabilities
Secured bank loans 314,775,739  (316,054,819) (316,054,819) - -
Medium term notes 170,000,000 (188,815,041)  (4,930,000) (183,885,041) -
Loan from immediate holding

company 54,754,529 (58,039,801) (58,039,801) - -
Trade and other payables* 11,440,268 (11,440,268) (11,440,268) - -
Tenancy deposits 16,915,819 (16,915,819)  (8,048,058)  (8,598,495) (269,266)

567,886,355 (591,265,748) (398,512,946) (192,483,536) (269,266)

Derivative financial liabilities
Interest rate swaps used for hedging
(net-settled) 1,497,786 (2,406,786)  (2,406,786) — —

31 December 2019
Non-derivative financial liabilities

Secured bank loans 309,174,206  (319,987,007)  (7,401,959) (312,585,048) -
Medium term notes 170,000,000 (193,758,548)  (4,943,507) (188,815,041) -
Loan from immediate holding

company 54,754,529 (58,039,801) (58,039,801) - -
Trade and other payables* 12,015,506 (12,015,506) (12,015,506) - -
Tenancy deposits 17,019,837 (17,019,837)  (7,058,847)  (9,770,758) (190,232)

562,964,078 (600,820,699) (89.459,620) (511,170,847)  (190,232)

Derivative financial assets
Interest rate swaps used for hedging
(net-settled) 2,773,896 (2,823,889)  (1,663,357)  (1,160,532) —

*  Excluding deferred rental income, tenancy deposits and GST payables

The expected contractual undiscounted cash outflows of the Company’s trade and other payables
approximates its carrying amounts and are due within one year from the reporting date.

The cash flows of floating rate financial instruments in the above maturity analysis are estimated
using the applicable interest rate at the reporting date.

The maturity analyses show the contractual undiscounted cash flows of the Company’s financial
liabilities on the basis of their earliest possible contractual maturity. The cash outflows disclosed
represent the contractual undiscounted cash flows relating to derivative financial liabilities held
for risk management purposes and which are usually not closed out prior to contractual maturity.
The disclosure shows net cash flow amounts for derivatives that are net cash-settled. Net settled
derivative financial assets are included in the maturity analyses as they are held to hedge the cash
flow variability of the Company’s floating rate loans.

Market risk

Market risk is the risk that changes in market prices, such as interest rates will affect the
Company’s income or the value of its holdings of financial instruments. The objective of market
risk management is to manage and control market risk exposures within acceptable parameters,
while optimising the return.
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The interest payments on floating rate financial liabilities in the above maturity analysis are
estimated using the applicable interest rate at the reporting date and these amounts may change
as market interest rates change. Except for these, it is not expected that the cash flows included
in the maturity analysis could occur significantly earlier, or at significantly different amounts.

As at the reporting date, the Company’s exposure to market risk is not significant.
Interest rate risk

The Company adopts a policy of ensuring that at least 50% of its interest rate exposures are at
fixed rate. This is achieved partly by entering into fixed-rate instruments and partly by borrowing
at a float rate and using interest rate swaps.

As at the reporting date, the interest rate profile of the Company’s interest-bearing financial
instruments as reported to the management, was as follows:

Notional amount

2020 2019
$ $
Fixed rate instruments
Loan from immediate holding company (54,754,529) (54,754,529)
Medium Term Notes (170,000,000)  (170,000,000)
Interest rate swaps (214,080,000)  (214,080,000)

(438,834,529)  (438,834,529)

Variable rate instruments

Secured bank loans (315,000,000)  (310,100,000)

Interest rate swaps 214,080,000 214,080,000
(100,920,000) (96,020,000)

Fair value sensitivity analysis for fixed rate instruments

The Company does not account for any fixed rate financial assets and liabilities at fair value
through profit or loss, and the Company does not designate derivatives (interest rate swaps) as
hedging instruments under a fair value hedge accounting model. Therefore a change in interest
rates at the reporting date would not affect profit or loss.

Cash flow sensitivity analysis for variable rate instruments
A change of 100 basis points (bp) in interest rates at the reporting date would have

increased/(decreased) profit for the year by the amounts shown below. This analysis assumes that
all other variables remain constant. The analysis is performed on the same basis for 2019.

Profit for the year
100 bp 100 bp
Increase Decrease

$ $
31 December 2020
Variable rate instruments (3,150,000) 3,150,000
Interest rate swaps 2,140,800 (2,140,800)
Cash flow sensitivity (net) (1,009,200) 1,009,200
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Profit for the year
100 bp 100 bp
Increase Increase

$ $
31 December 2019
Variable rate instruments (3,101,000) 3,101,000
Interest rate swaps 2,140,800 (2,140,800)
Cash flow sensitivity (net) (960,200) 960,200

Capital management

The Company’s objective when managing capital is to safeguard the Company’s ability to
continue as a going concern and to maintain an optimal capital structure so as to maximise
shareholder value. In order to maintain or achieve an optimal capital structure, the Company may
adjust the amount of dividend payment, return capital to shareholders, obtain new borrowings or
sell assets to reduce borrowings.

Total capital is calculated as equity plus net debt. Net debt is calculated as borrowings plus trade
and other payables less cash and cash equivalents.

The Company is not subject to externally imposed capital requirements.

There were no changes in the Company’s approach to capital management during the year.
Managing interest rate benchmark reform and associated risks

Overview

A fundamental reform of major interest rate benchmarks is being undertaken globally, including
the replacement of some interbank offered rates (IBORs) with alternative nearly risk-free rates
(referred to as ‘IBOR reform’). The Company has exposures to IBORs on its financial
instruments that will be replaced or reformed as part of these market-wide initiatives. There is
uncertainty over the timing and the methods of transition in some jurisdictions that the Company
operates in. The Company anticipates that IBOR reform will impact its risk management.

Management monitors and manages the Company’s transition to alternative rates. The
management evaluates the extent to which contracts reference IBOR cash flows, whether such
contracts will need to be amended as a result of IBOR reform and how to manage communication
about IBOR reform with counterparties. The management reports to the Company’s Board of
Directors quarterly and collaborates with other business functions as needed. It provides periodic
reports to the Board of Directors of interest rate risk and risks arising from IBOR reform.

Derivatives

The Company holds interest rate swaps for risk management purposes. The interest rate swaps
have floating legs that are indexed to SOR. The Company’s derivative instruments are governed
by contracts based on the International Swaps and Derivatives Association (ISDA)’s master
agreements. ISDA is currently reviewing its standardised contracts in the light of IBOR reform.
When ISDA has completed its review, the Company expects to negotiate the inclusion of new
fall-back clauses with its derivative counterparties. No derivative instruments have been modified
as at 31 December 2020.
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Financial instruments measured at fair value

Type Valuation technique Significant unobservable inputs

Interest rate swaps Market comparison technique: Not applicable

The fair values are based on broker
quotes. Similar contracts are traded
in an active market and the quotes
reflect the actual transactions in
similar instruments.

Financial instruments not measured at fair value

Type Valuation technique Significant unobservable inputs

Tenancy deposits Discounted cash flows: Discount rate: 1.05%
(2019: 2.30%)
The valuation model considers the
present value of the future principal
and interest cash flows, discounted
using a risk-adjusted discount rate.

The carrying amounts of financial assets and liabilities with a maturity of less than one year
(including trade and other receivables, cash and cash equivalents, trade and other payables and

loans and borrowings which re-price within six months) are assumed to approximate their fair
values because of the short period of maturity or re-pricing.

Leases

Leases as lessor

Operating lease

The Company leases out its investment property which comprises of a commercial building. The
Company has classified these leases as operating leases, because they do not transfer substantially
all of the risks and rewards incidental to the ownership of the assets. Note 5 sets out information

about the operating leases of investment property.

Rental income from investment property recognised by the Company during 2020 was
$50,428,398 (2019: $71,306,720).
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The following table sets out a maturity analysis of lease payments, showing the undiscounted
lease payments to be received after the reporting date.

2020 2019
$ $

Operating leases

Less than one year 57,695,463 73,753,563
One to two years 31,086,509 47,649,954
Two to three years 15,684,940 20,464,885
Three to four years 7,710,570 6,846,225
Four to five years 898,019 4,486,001
More than five years 192,593 178,892
Total 113,268,094 153,379,520

Commitments

As of 31 December 2020, the Company is committed to incur capital expenditure of $630,300
(2019: $Nil).

Related parties
Key management personnel compensation

None of the directors earned any directors’ fees or other remuneration in respect of their
appointment as directors of the Company during the current year and prior year. The directors are
not paid directly by the Company but receive remuneration from its related parties, in respect of
their services to the larger group which includes the Company. No apportionment has been made
as the services provided by these directors to the Company are incidental to their responsibilities
to the larger group.

Other related party transactions
In addition to the information disclosed elsewhere in the financial statements, the following

transactions took place between the Company and related corporations at terms agreed between
the parties during the financial year:
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Interest expense charged by immediate holding company

Investment advisory fees charged by Lendlease
Investment Management Pte Ltd

Leasing fees charged by Lendlease Retail Pte Ltd

Property management fees charged by Lendlease Retail
Pte Ltd

Operating labour costs charged by Lendlease Retail Pte Ltd

Insurance

Property development fees charged by Lendlease Retail
Pte Ltd

Development costs of investment properties charged by
Lendlease Singapore Pte Ltd

Liquidated damages for Cineplex work charged to
Lendlease Singapore Pte Ltd

Gift vouchers by/(charged to) Lendlease Retail Pte Ltd

Operating labour costs recharged to Quintique Investment
Pte Ltd

Others

Prime Asset Holdings Limited

Financial statements

Year ended 31 December 2020

2020
$

3,285,272

1,446,923
2,064,543

2,067,399
765,645
240,614
129,182

3,325,665

109,781

(57,867)

213,560

2019
$

3,285,272

5,635,176
2,131,105

2,811,455
748,275
46,701
65,156
231,273

(468,312)
(941,065)

(61,286)
363,871

Balances with related corporations at reporting date are set out in notes 8, 11 and 12.

Subsequent events

Subsequent to the reporting date, the Company:

(i)  entered into an interest rate swap with notional amount of $220,000,000, referencing the 3-
month Singapore Overnight Rate Average (“SORA”) benchmark (with zero-floor), thereby
fixing its interest rate ranging from 0.943% to 0.968% with zero-floor premium of 0.194%

per annum. The swap is in effect until 27 April 2026.

(ii)  refinanced its loans and borrowings of $350,000,000 on 27 April 2021 with various

financial institutions for a period of 5 years.
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