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GREAT EASTERN CAPITAL LIMITED

Strategic report
For the Period Ended 30 June 2019

introduction
The directors present théir strategic report for the period ended 30 June 2019. The Company's principal activity

is to raise finance and issue loan notes to a related party to enable that entity to finance its property
development activities. The proceeds of the loan notes issued were advanced directly from the holders to the

related party.

Business review

The principal activity is that of a financing company lo Great Eastern Limited Partnership (Great Eastern LP).
Great Eastern LP is a 50:50 joint venture between Ballymore Great Eastern Partner Limited and Harl Mountain
Limited, to develop the land owned by the joint venture.

Financial key performance indicators

The Company's key performance indicator is the profit on its lending activities (gross profit):

Principal risks and uncertainties

The principal risks and uncertainties are the credit risk arising from the unsecured loan to Great Eastern LP,
and the related liquidity risk arising from the repayment terms of the Company's own liabilities,

Other key performance indicators

The directors are of the opinion that there are no non-financial key performance indicators.

This report was approved by the board on 9 December 2019 and signed on its behalf.

D N Pearson
Director
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GREAT EASTERN CAPITAL LIMITED

Directors’ report
For the Period Ended 30 June 2019

The directors present their repoit and the financial statements for the period ended 30 June 2019.
Principal activities

The principal aclivity of the Company is the provision of finance to a related party.

Results and dividends

The profit for the period, after taxation, amounted to £75,245.

No dividends were declared durlng the period.

Directors

The directors who served during the period were:

S M Mulryan (appointed 5 June 2018, resigned 28 June 2018)

J M Mulryan (appointed 5 June 2018)

D N Pearson (appointed 5 June 2018)

T Tsang (appointed 28 June 2018)

P F Yau (appointed 1 August 2018)

Financial instruments

Information on the Group's financial instruments is disclosed in note 12 to the financial statements.
Going concern

The financial statements of the Company are prepared on the going concern basis, which the directors believe
to be appropriate.

In assessing the Company's -ability to continue as a going concern, the directors have taken into consideration
all avallable information relating to the period from the date of approval of these financial statements.

In particular, the directors have received confirmation from Great European Capital Ltd and Dazzling Direction
Ltd that for at least 12 months from. the date of approval of these financial statements they will make available
funds that are needed by the Company and in particular will not seek repayment of the amounts currently made
available. This should enable the Company to continue in operational existence for the foreseeable future by
meeting its liabilities as they fall due for repayment.

Disclosure of information to auditors

Each of the persons who are directors at the time when this Directors' report is approved has confirmed that:

. so far as the director is aware, there is no relevant audit information of which the Company’s auditors are
unaware, and
. the director has taken all the steps that ought to have been taken as a director in ordér to be aware of any

relevant audit information and to establish that the Company's auditors are aware of that information.

Independent Auditors

The auditors, PricewaterhouseCoopers LLP, will be proposed for reappointment in accordance with section 485
of the Companies Act 20086.
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GREAT EASTERN CAPITAL LIMITED

Directors’ report (continued)
‘ For the Period Ended 30 June 2019

This report was approved by the board on 9 December 2019 and signed on its behalf.

D N Pearson
Director
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GREAT EASTERN CAPITAL LIMITED

Statement of directors' responsibilities in respect of the financial statements
For the Period Ended 30 June 2019

The directors are responsible for preparing the Financial statements in accordance with applicable law and
regulation.

Company law requires the directors to prepare financial statements for each financial year. Under that law the
directors have prépared the financlal statements in accordance with international Financial Reporting Standards

(IFRSs) as adopted by the European Union.

Under company law the directors must not approve the financial statements unless they are satisfied that they
give a true and fair view of the state of affairs of the Company and of the profit or loss of the Company for that
period. In preparing the financial statements, the directors are required to:

. select suitable accounting policies and then apply them consistently;
D make judgments and accounting estimates that are reasonable and prudent;

. state whether applicable IFRSs as adopted by the European Union have been followed, subject to any
material departures disclosed and explained in the financial statements; and

. prepare the financial statements on the going concern basis unless it is inappropriate to presume that the
Company will continue in business.

The directors are also responsible for safefeguarding the assets of the Company and hence for taking
reasonable steps for the prevention and detection of fraud and other irregularities.

The directors are responsible for keeping adequate accounting records that are sufficient to show and explain

the Company's transactions and disclose with reasonable accuracy at any time the financial position of the
Comnipany and enable them to ensure thal the financial statements comply with the Companies Act 2006.

Directors' confirmations

Each of the directors, whose names and functions are listed in General Information confirm thal, to the best of
their knowledge:

. the Company financial statements, which have been prepared in accordance with IFRSs as adopted by
the European Union, give a true and falr view of the assets, liabilities, financial position and profit of the
company; and

. the Directors' Report includes a fair review of the development and performance of the business and the
position of the company. together with a description of the principal risks and uncertainties that it faces.

In the case of each director in office at the date the Directors' Report is approved:

. so far as the direclor is aware, there is no relevant audit information of which the Company's auditors are
‘unaware; -and

. they have taken all the steps that they ought to have taken as a director In order to make themselves
aware of any felevant audit information and to establish that the company's auditors are aware of that

information.
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Independent auditors’ report to the members of Great
Eastern Capital Limited

Report on the audit of the financial statements

Opinion
In our opinion,.Great Eastern Capital Limited’s financial statements:

o givea true and fair view of the state of the company'’s affairs as at 30 June 2019 and of its profit and cash flows for
the 13 month period (the “period”) then ended;

*  have been properly prepared in accordance with International Financial Reporting Standards (IFRSs) as adopted
by the European Union; and

e have been prepared in accordance with the requirements of the Companies Act 2006.

We have audited the financial statements, included within the Financial statements (the “Annual Report”), which comprise:
the statement of financial position as at 30 June 2019; the statement of profit or loss and other comprehensive income, the
statement of cash flows, the statement of changes in equity for the period then ended; and the notes to the financial
statements, which include a description of the significant accounting policies.

Basis for opinion

We conducted our audit in accordance with International Standards on Auditing (UK) (“ISAs (UK)") and applicable law.
Our responsibilities under ISAs (UK) are further described in the Auditors’ responsibilities for the audit of the financial
statements section of our report. We believe that the dudit evidence we have obtained is sufficient and appropriate to
provide a basis for our opinion.

Independence

We remained independent of the company in-accordance with the ethical requirements that are relevant to our audit of the
financial statements in the UK, which includes the FRC's Ethical Standard, and we have fulfilled our other ethical
responsibilities in accordance with these requirements.

Our audit approach
Overview

o  Overall materiality: £1,068,000, based on 1% of total assets.

¢  Full scope statutory audit

Materinlity ¢ Measurement of borrowing cost at amortised cost.

Audit scope

Key audit
matters

The scope of our audit

As part of designing our audit, we determined materiality and assessed the risks of material misstatement in the financial
statements. In particular, we looked at where the directors made subjective judgements, for example in respect of significant
accounting estimates that involved making assumptions and considering future events that are inherently uncertain. As in
all of our audits we also addressed the risk of management override of internal controls, incliding evaluating whéther there
was evidence of bias by the directors that represented a risk of material misstatement due to fraud.
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Key audit matters

Key audit matters are those matters that, in the auditors’ professional judgement, were of most significance in the audit of
the financial statements of the current period and include the most significant assessed risks of material misstatement
(whether or not due to fraud) identified by the auditors, including those which had the greatest effect on: the overall audit
strategy; the allocation of resources in the audit; and directing the efforts of the engagement team. These matters, and any
comments we make on the results of our procedures thereon, 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. This
is not a complete list of all risks identified by our audit.

Key audit matter How our audit addressed the key audit matter

Measurement of borrawing cost @t amortised cost We tested the borrowings to underlying agreements and
Refer to page 21 (Notes to the financial statements - Note  tested any drawdowns and repayments to bank statements.
6.5) and page 25 (Notes to the financial statements - Note We obtained confirmations of the borrowings as at 30 June

10). 2019.
The Company has a total borrowings of £106,694,952 asat  We obtained management's effective interest rate

30 June 2019. The Company's borrowings consist of calculation and tested their calculation.
shareholders loan which are listed on The International Based on the testing performed, we are satisfied that
Stock Exchange but wholly owned by its shareholdersand  apagement had appropriately’accounted for these
are not freely tradeable. transactions.

Consistent with the requirement of IFRS the borrowings are
recognised initially at fair value and subsequently measured
at amortised cost. Finance charges are recognised in the
income statement using the effective interest rate method
and are added to thé carrying amount of the instrument to
the extent that they are not settled in the period in which
they arise.

This is the Company's first period of trading and the
borrowing facilities and financing costs are of a material
quantum. Our audit testing is therefore focussed on these
areas. As such the measurement of borrowings has been
identified as a key audit matter.

How we tatlored the audit scope

We tailored the scope of our audit to ensure that we performed enough work to be able to give an opinion on the financial
statements as a'whole, taking into account the structure of the company, the accounting processes and controls, and the
industry in which it operates.

We have performed a full scope statutory audit over the Company. This included performing sufficient appropriate audit
procedures over all material balances.
Materiality

The scope of our audit was influenced by our application of materiality. We set certain quantitative thresholds for
materiality. These, together with qualitative considerations, helped us to determine the scope of our audit and the nature,
timing and extent of our audit procedures on the individual financial statement line items and disclosures and in evaluating
the effect of misstatements, both individually and in aggregate on the financial statements as a whole.

Based on our professional judgement, we determined materiality for the financial statements as a whole as follows:

Overall materiality £1,068,000

How we determined tt 1% of total assets.

Rationale for benchmark We believe that total assets is the key driver of the Company, on the basis that the
applied principal activity of the Company during the period was funding of a related party.

We agreed with the directors that we would report to them misstatements identified during our audit above £106,800 as
well as misstatements below that amount that, in our view, warranted reporting for qualitative reasons. "
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Conclusions relating to going concern
1SAs (UK) require us to report to you when:
e the directors’ use of the going concern basis of accounting in the preparation of the financial statements is not
appropriate; or

e the directors have not disclosed in the financial statements any identified material uncertainties that may cast
significant doubt about the company’s ability to continue to adopt the going concern basis of accounting for a
period of at least twelve months from the date when the financial statements are authorised for issue.

We have nothing to report in respect of the above matters.

Howeéver, because not all future events or conditions can be predicted, this statement is not a guarantee as to the company's
ability to continue as a going concern. For example, the terms on which the United Kingdom may withdraw from the
European Union are not clear, and it is difficult to evaluate all of the potential implications on the company’s trade,
customers, suppliers and the wider economy.

Reporting on other information

The other information comprises all of the information in the Annual Report other than the financial statements and our
auditors’ report thereon, The directors are responsible for the other information. Qur opinion on the financial statements
does not cover the other information and, accordingly, we do not express an audit opinion or, except to the extent otherwise
explicitly stated in this report, any form of assurance 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 we identify an apparent material inconsistency or material
misstatement, we are required to perform procedures to conclude whether there is a material misstatement of the financial
statements or a material misstatement of the other information. 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
based on these responsibilities.

With respect to the Strategic Report and Directors’ report, we also considered whether the disclosures required by the UK
Companies Act 2006 have been included.

Based on the responsibilities described above and our work undertaken in the course of the audit, ISAs (UK) require us also
to report certain opinions and matters as described below.
Strategic Report and Dirvectors’ report

In our opinion, based on the work undertaken in the course of the audit, the information givén in the Strategic Report and
Directors’ report for the period ended 30 June 2019 is consistent with the financial statements and has been prepared in
accordance with applicable legal requirements.

In light of the knowledge and understanding of the company and its environment obtained in the course of the audit, we did
not identify any material misstatements in the Strategic Report and Directors’ report.

Responsibilities for the financial statements and the audit
Responsibilities of the directors for the financial statements

As explained more fully in the Statement of directors’ responsibilities in respect of the financial statements set out on page
6, the directors are responsible for the preparation of the financial statements in accordance with the applicable framework
and for being satisfied that they give a true and fair view. The directors are also responsible for such internal control as they
determine is necessary to enable the preparation of financial statements that are free from material misstatement, whether
due to fraud or error. ’

In preparing the financial stateménts, the directors are 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
tlie directors either intend to liquidate the company or to cease operations, or have no realistic alternative but to do so.

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 ISAs (UK) 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.

A further description of our responsibilities for the audit of the financial statements is located on the 'FR_C's website at:
www.frc.org.uk/auditorsresponsibilities. This description forms part of our auditors’ report.
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Use of this report

This report, including the opinions, has been prepared for and dnly for the company's members as a body in accordance
with Chapter 3 of Part 16 of the Conipanies Act 2006 and for no other purpose. We do not, in giving these opinions, accept
or assiume responsibility for any other purpose or to any other person to-whom this report is shown or into whose hands it
may come save where expréssly agreed by our prior consent in wiiting.

Other required reporting

Companies Act 2006 exception reporting
Under the Companies Act 2006 we are required to report to you if, in our opinion:
¢ e have not received all the information and explanations we require for our audit; or

 adequate accounting records have not been kept by the company, or returns adequate for our audit have not been
received from branches not visited by us;-or

o certain disclosures of directors’ remuneration specified by law are not made; or
« the financial statements are not in agreement with the accounting records and returns.

We'have no exceptions to report arising from this responsibility.

_.«7

/ 7 f"f"/étf/

Diane Walmsley (Semor.Statutmy Auditor)
for and on behalf of PricewaterhouseCoopers LLP
Chartered Accountants and Statutory Auditors
London

// December 2019
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GREAT EASTERN CAPITAL LIMITED

Stafemen‘t of profit or loss and other comprehensive income
For the Period Ended 30 June 2019

Revenue
Cost of sales

Gross profit

Administrative expenses

Profit from operations

Profit before tax

Tax expense,

Profit for the period

Total comprehensive income

Allincome relates to conlinuing operations.
The Company had no othér comprehensive income during the period.

The notes on pages 14 to 30 form part of these financial statements.

Note

7

2019
£

6,800,932
(6,695,052)

105,880

(11,285)

94,595

94,595

(19,350)

75,245

75,245
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Assets
Non-current assets

Trade and other receivables

Total assets

Liabilities
Non-current liabilities

Trade and other liabilities

Current liabilities
Trade and other liabllities

Total liabilities

Net assets

Issued capital and reserves

Share capital
Retained earnings

TOTAL EQUITY

GREAT EASTERN CAPITAL LIMITED
Registered number; 11398982

Statement of financial position
As at 30 June 2019

Note

10

10

11

2019

106,800,932

106,800,932

(106,694,952)

(106,694,952)

(30,635)

(30,635)

(106,725,587)

75,345

100
75,245

75,345

The financial statements on pages»\‘l1 to 32 were approved and authorised for issue by the board of directors on
9 December 2019 and were signed on its behalf by:

D N Pearson
Director

The notes on pages 14 to 30 form part of these financial statements.
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GREAT EASTERN CAPITAL LIMITED

Statement of changes in equity
For the Period Ended 30 June 2019

Share Retained

capital earnings Total equity
£ £ S 3
At 5 June 2018 - - -
Comprehensive income for the period ;
Profit for the perlod - 75,245 75,245
Total comprehensive incomie for the period - 75245 75245
Contributions by and distributions to owners
" Issue of share capitai 100 - 100
Total contributions by and distributions to owners ' 100 - 100
At 30 June 2019 100 75,245 75,345

The notes on pages 14-to 30 form part of these financial statements.
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GREAT EASTERN CAPITAL LIMITED

Statement of cash flows
For the Period Ended 30 June 2019

Cash flows from operating activities

Profit for the period

Adjustments for

Income tax expense

Profit before tax
Movemerits in working capital:

Increase in trade and other receivables
Increase in trade and other payables

Cash used in operations
Net cash from operating activities

Cash flows from investing activities

Amounts advanced lo related parties

-----

Cash flows from financing activities

Issue of ordinary shares
Proceeds from borrowings

Net cash generated from financing activities

Net cash change in cash and cash equivalents

Cash and cash equivalents at the end of the period

The notes on pages 14 to 30 form part of these financial statements.

2019

75,245

75,245

19,350

94,595

{100)
11,285

105,780

105,780

(106,800,932)

(106,800,932)

100
106,695,052

106,695,152
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GREAT EASTERN CAPITAL LIMITED

Notes to the financial statements
For the Period Ended 30 June 2019

General information
Great Eastern Capital Limited (the ‘Company') is a limited company incorporated in England and Wales:

The Company's registered office is at 4th Floor, 161 Marsh Wall, London, E14 9SJ. The Company's
principal activity is provision of finance to other related companles.

Basis of preparation

These financial statements have been prepared in accordance with International Financial Reporting
Standards, International Accounting Standards and Interpretations (collectively IFRSs) as adopted for use
in the European Union.

Details of the Company's accounting policies, including changes during the period, are included in note 6.

In preparing these financial statements, management has made judgments, estimates and assumptions
that affect the application of the Company accounting policies and the reported amounts of assets,
liabilities, income and expenses. Aclual results may differ from thése estimates.

Estimates and underlying assumptions are reviewed on an ongoing basis. Revisions to estimates are
recognised prospectively.

The areas where judgments and estimates have been made.in preparing the financial statements and
their effect are disclosed in note 5.

2.1 Basis of measurement

The financial statements have been prepared on the historical cost basis except for the following items,
which are measured on an alternative basis on each reporting date. -

Items

No items measured on an alternative basis.
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GREAT EASTERN CAPITAL LIMITED

Notes to the financial statements
For the Period Ended 30 June 2019

Basis of preparation (continued)
2.2 Changes in accounting policies

i) New standards, interpretations and amendments effective from 5 June 2018

IFRS 9 and 15

There are no material adjustments required to be made to the Company's financial statements as a result
of the application of IFRS 9 and IFRS 15 from 5 June 2018 (incorporation date).

IFRS 9 replaces IAS 39 Financial Instruments: Recognition and Measurement. The new standard was
endorsed by the European Union on 22 Novemnber 2016 and is applicable from 1 January 2018. The

Company has applied the classification, measurement and impairment principles of IFRS 9 with effect
from 5 June 2018 (incorporation date).

IFRS 15 supersedes IAS 11 Contraction Contracts; IAS 18 Revenue and related interpretations. The new
standard was endorsed by the European Union on 29 October 2016 and is applicable from 1 January
2018. IFRS 15 has been applied with effect from & June 2018 (incorporation date).

ii) New standards, interpretations and amendments not yet effective

The following new standards, interpretations and amendments, which are not yet effective and have not
been adopted early in these financial statements, will or may have an effect on the Company's future
financial statements:

IFRS 16

IFRS 16, Leases, with an effective date of 1 January 2019. IFRS 16 supercedes the existing guidance in
IAS 17 Leases. :

IFRIC 23
IFRIC 23, Uncertainty over Income Tax Positions, with an effective date of 1 January 2019.

The directors anticipate that the adoption of these Standards in future periods will not have a significant
impact on the Company's financial statements. ’

The directors anticipate that the adoption of other Standards and interpretations that are not yet effective
in future periods will only have an impact on the presentation in the financial statements of the Company.

Functional and presentation currency

These financial statements are presented in pound sterling, which is the Company's functional currency.
All amounts have been rounded to the nearest pound, unless otherwise indicated.
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GREAT EASTERN CAPITAL LIMITED

Notes to the financial statements
For the Period Ended 30 June 2019

Going concern

The financial statements of the Company are prepared on the going concern basis, which the directors
believe to be appropriate.

In assessing the Company's ability to continue as a going concern, the directors have taken into
consideration all available information relating to the period from the date of approval of these financial

statements.

In particular, the directors have received confirmation from Great European Capital Ltd and Dazzling
Direction Ltd that for at least 12 months from the date of approval of these financial statements they will
make available funds that are needed by the Company and in particular will not seek repayment of the
amounts currently made available. This should enable the Company 1o continue in operational existence
for the foreseeable future by meeling its liabilities as they fall due for repayment.

Accounting estimates and Judgements
5.1 Significant judgements and estimates

The preparation of the financial statements in conformity with IFRS requires management to make
judgements, estimates and assumptions that affect the application of accounting policies and the
reported amounts of asséts, liabilities, income and expenses.

Although these estimates are based on management's knowledge of current events and actions,
historical experience and varlous other factors, including expectations of future events that are believed
to be reasonable under the circumstances, actual resuits may differ from these estimates. Estimates and
underlylng assumptions are reviewed on an ongoing basis. Revisions to accounting estimates are
recognised in the period in which the estimates are revised and in any future periods affected.

Key sources of eslimation uncertainty

The key assumptions associated with estimation uncerlainty at the financial reporting period end that
have a significant risk of causing a material adjustment to the carrying amounts of assets and liabilities
within the nexl financial period, are discussed below:

Impairment of financial assets

The Company assesses al each reporting date whether there is any objective evidence that a financial
asset is impaired. To determine whether there is objective evidence of impairment, the Company
considers factors such as the probability of insolvency or significant financial difficulties of the debtor and
default or significant delay in payments.

Where there is objective evidence of impairment, the amount and timing of future cash flows are
estimated based on historical loss experience for assets with similar credit risk characteristics.

Page 17



GREAT EASTERN CAPITAL LIMITED

Notes to the financial statements
For the Period Ended 30 June 2019

Accounting policies
6.1 Revenue recognition

Revenue is measured based on the consideration specified in @ contract with a customer and excludes
amounts collected on behalf of third parties. The Company recognises revenue when it transfers controf
over a product or service to a customer.

Interest income

Interest income is recognised en a time-proportion basis using the effective interest method.

6.2 Taxation

Income tax expense represents the sum of the tax currently payable and deferred tax.

Current tax

The tax currently payable is based on taxable profit for the period. Taxable profit differs from ‘profit before
tax’ as reported in the Statement of profit or loss and other comprehensive income because of items of
income or expense that are taxable or deductible in other years and items that are never taxable or
deductible. The Company's current tax is calculated using tax rates that have been enacted or
substantively enacted by the end of the reporting period.

6.3 Financial instruments

Financial assets and financial liabililies are recognised when an entity becomes a party to the contractual
provisions of the instruments.

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

6.4 Financial assets

All regular way purchases or sales of financial assets are recognised and derecognised on a trade date
basis. Regular way purchases or sales are purchases or sales of financial assets that require delivery of
assets within the time frame established by regulation or convention’in the marketplace.

All recognised financial assets are subsequently measured in their entirety at either amortised cost or fair
value, depending on the classification of the financial assets.
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GREAT EASTERN CAPITAL LIMITED

Notes to the financial statements
For the Period Ended 30 June 2019

Accounting policies (continued)
6.4 Financial assets (continued)
(i} Classification of financial assets

Debt instruments that meet the following conditions are subséquently measured at amoriised cost:

. the financial assel is held within a business model whose objective is 1o hold financial assets in
order to. colléct contractual cash flows; and
. the contractual terms of the financial asset give rise on specified dates to cash flows that are solely

payments of principal and interest on the principal amount outstanding.

Debt instruments that meet the following condilions are subsequently measured at fair value through
other comprehensive income (FVOCI):

. the financial asset is held within a business mode! whose objeclive is achieved by both collecting
contractual cash flows and selling the financial assets; and
J the contractual terms of the financial asset give risé on specified dates to cash flows that are solely

payments of principal and interest on the principal amount outstanding.

By default, all other financial assets are subsequently measured at fair value through profit or loss
(FVTPL).

Despite the aforegoing, the Company may make the following irrevocable election/designation at initial
recognition of a financial asset:

. the Company may lrrevocably elect to present subsequent changes in fair value of an equity
instrument in other comprehensive Income if certain criteria are met; and

. the Company may irrevocably designate a debt investment that meets the amortised cost or
FVOCI criteria as measured at FVTPL if doing so eliminates or significantly reduces an accounting
mismalch.
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GREAT EASTERN CAPITAL LIMITED

Notes to the financial statements
For the Period Ended 30 June 2019

Accounting policies (continued)
6.4 Financial assets (continued)
(ii) Amortised cost and effective interest method

The effective interest method is a method for calculating the amortised cost of a debt instrument and of
allocating interest income over the relevant period.

For financial instruments other than purchased or originated credit-impaired financial assets, the effective
interest rate is the rate that exactly discounts estimated future cash receipts (including all fees and points
paid or received that form an integral part of the effective interest rate, transaction costs and other
premiums or discounts) excluding expected credit losses, through the expected life of lhe debt
instrument, or, where appropriate, a shorter period, to the gross carrying amount of the debt instrument
on initial recognition. For purchased and originated oredit-impaired financial assets, a credit-adjusted
effective interest rate is calculated by discounting the estimated future cash flows, including expected
credit losses, to the amortised cost of the debt instrument on initial recogdition.

The amortised cost of a financial asset is the amount at which the financial assel is rneasured at initial
recognition minus the principal repayments, plus the cumulative amortisation using the effective interest
method of any difference between that initial amount and the maturity amount, adjusted for any foss
allowance. On the other hand, the gross carrying amount of a financial asset is the amortised costs of a
financial asset before adjusting for any loss allowance.

Interest income is recognised using the effective interest method for debl instruments measured
subsequently at amortised cost and at FVOCIL. For financial instruments other than purchased or
originated credit-impaired financial assets, Interest income is calculated by applying the effective interest
rate to the gross carrying amount of a financial asset, except for financial assets that have subsequently
become credit-impaired (see (iii) Impairment of financial assets). For financial assets that have
subsequently become credit-impaired, interest income is recognised by applying the effeclive interest rate
to the amortised cost of the financial asset. If, in subsequent reporting periods, the credit risk on the
credit-impaired financial instrument improves so that {he financial asset is no longer credit-impaired,
interest income is recognised by the applying the effective interest rate to the gross carrying amount of
the financial asset. '

For purchased and originated credit-impaired financial assets, the Company recognises interest income
by applying the credit-adjusted effective interest rate to the amortised cost of the financial assel from
initial recognition. The calculation does not revert to the gross basis even if the credit risk of the financial
asset subsequently improves so that the financial asset is no longer credit-impaired.

Interest income is recognised in profit or loss and is included in the ‘revenue’ line item.
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GREAT EASTERN CAPITAL LIMITED

Notes to the financial statements
For the Period Ended 30 June 2019

Accounting policies (continued)
6.4 Financial assets (continued)
(ifi) timpairment of financial assets

The Company recognises. a loss allowance for expected credit losses on investments in debt instruments
that are measured at amortised costs or at FVOCI, lease receivables, amounts due from customers
under contracts, as well as on loan commitments -and financial guarantee contracts. No impairment loss
is récoghised for investments in equily instruments. The amount of expecled credit losses is updated at
each reporting date to reflect changes in credit risk since ‘initial recognition of the respective financial
instrument. :

The Company always recognises lifetime ECL for trade receivables, amounts due from customers under
‘contracts and lease receivables. The expected ‘credit losses on these financial assets are estimated
using a provision matrix based on the Company's historical credit loss experience, adjusted for factors
that are specific to the debtors, general economic conditions and an assessment of both the current as
well as the forecast direction of conditions at the reporing date, intluding time value of money where
appropriate.

For all other financial instruments, the Company recognises lifetime. ECL when there has been a
significant increase in credit risk since initial recognition. If, on the other hand, the. credit risk on the
financial instrument has not increased significantly- since initial recognition, the Company measures the
loss allowance for that financial instrument at an .amount equal 10 12 months ECL. The assessment of
whether lifetime ECL should be recognised is based on significant increases in the: likelihood or risk of a
default occurring since initial recognition instead of on evidence of a financial asset being credit-impaired
at the reporting date or an actual default occurring.

Lifetime ECL represénts (he expecled credit losses that will result from all possible default events over
the expected life of a financial instrument. In contrast, 12 months ECL represents the portion of lifetime
ECL that is expected to result from default events on a financial instrument that are possible within 12
months after the reporting date.
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GREAT EASTERN CAPITAL LIMITED

Notes to the financiatl statements
For the Period Ended 30 June 2019

Accounting policies (continued)
6.4 Financial assets (continued)
(iv) Significant increase in credit risk

In assessing whether the credit risk on a financial instrument has increased significantly since initial
recognition, the Company compares the risk of a default occurring on the financial instruments as at the
reporting date with the risk of a default occurring on the financial instrument as at the date of initial
recognition. In making this assessment, the Company considers both quantitative and qualitative
information that is reasonable and supportable, including historical experience and forward-looking
information that is available without undue cost or effort. Forward-looking information considered includes
the future prospects of the industries in which the Company's debtors operate, obtained from economic
expert reports, financial analysts, governmental bodies, relevant think-tanks and other similar
organisations, as well as consideration of various external sources of actual and forecast economic
information that relate to the Companys core operations.

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

. an actual or expected significant deterioration in the fihancial instrument's external (if available) or
internal credit rating; .
. significant deterioration in external market indicators of credit risk for a particular financial

instrument, e.g. a significant increase in the credit spread, the credit default swap prices for the
debtor, or the length of time or the extent to which the falr value of a financial asset has been less
than its amortised cost;

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

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

o significant increases in the credit risk on other financial instruments of the same debtor;

. an actual or expected significant adverse change in the regulatory, economic, or technological

environment of the debtor that resuits in a significant decrease in the debtor's ability to meet its
debt obligations.

Irrespective of the outcome of the above assessment, the Company presumes that the credit risk on a
financial asse! has increased significantly since initial recognition when contractual payments are more
than 60 days past due, unless the Company has reasonable and supporiable information that
demonstrates otherwise.

Despite the aforegoing, the Company assumes that the credit risk on a financia! instrument has not
increased significantly since initial recognition if the financial instriment is determined to have low credit
risk at the reporting date. A financial instrument is determined to have low credit risk if i) the financial
instrument has a low risk of default, ii) the borrower has a strong capacity to meet its contractual ‘cash
flow obligations in the near term and iii) adverse changes in economic and business conditions in the
longer term may, but will not necessarily, reduce the ability of the borrower to fulfil its contractual cash
flow obligations. The Company considers a financial asset to have low credit risk when it has an internal
or external credit rating of ‘investment grade’ as per globally understood definition.

For loan commitments and financial guarantee contracts, the date that the Company becomes a party to
the irrevocable commitment is considered to be the date of initial recognition for the purposes of
assessing the financial instrument for impairment. In assessing whether there has been a significant
increase in the credit risk since initial recognition of a loan commitment, the Company considers changes
in the risk-of a default occurring on the loan to which a loan commitments relates; for financial guarantee
contracts, the Company considers the changes in the risk that the specified debtor will default on the
contract.

The Company regularly monitors the effectiveness of the criteria used to Identify whether there has been
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GREAT EASTERN CAPITAL LIMITED

Notes to the financial statements
For the Period Ended 30 June 2019

Accounting policies (continued)
6.4 Financial assets (continued)
(iv) Significant increase in credit risk (continued)

a significant increase in credit risk and revises them as appropriate to ensure that the criteria are capable
of identifying a significant increase in credit risk beforé the amount becomes past due.

(v) Derecognition of financial assets

The Company derecognises a financial asset when the contractual rights to the cash flows from the asset
expire, or when it transfers the financial asset and substantially all the risks and rewards of ownership of
the asset to anather party. If the Company nelther transfers nor retains substantially ali the risks and
rewards of ownership and continues to control the lransferred asset, the Company recognises its retained
interest in the asset and an associated liability for amounts it may have to pay. If the Company retains
substantially all the risks and rewards of ownership of a transferred financial asset, the Company
continues to recognise the financial asset and also recognises a collaterallsed borrowing for the proceeds
received.

On derecognition of a financial asset measured at amortised cost, the difference between the. asset's
carrying amount and the sum of the consideration received and receivable is recognised in profit or loss.
In addition, on derecognition of an investment In a debt instrument classified as at FVOCI, the cumulative
gain or loss previously accumulated in the investments revaluation reserve is reclassified to profit or loss.
In conirast, on derecognition of an investment in an equity instrument which the Company has elected on
initial recognition to measure at FVOCI, the cumulative gain or loss previously accumulated in the
investments revaluation reserve is not reclassified to profit or loss, but is transferred 1o retained earnings.

6.5 Financial liabilities and equity instruments A

(i) Ciassification as debt or equity

Debt and equity instruments issued by an entity are classified as either financial liabilities or as equity in
accordance with the substance of the contractual arrangements and thé. definitions of a firiancial liability
and an equity instrument.
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GREAT EASTERN CAPITAL LIMITED

Notes to the financial statements
For the Period Ended 30 June 2019

Accounting policies (continued)
6.5 Financial liabilities and equity instruments (continued)
(ii) Financial liabilities

All financial liabilities are subsequently measured at amortised cost using the effective interest method or
at FVTPL.

However, financial liabilities that arise when a transfer of a financial asset does not qualify for
derecognition or when the ¢ontinuing involvement approach applies, financial guarantee contracts issued
by the. Company, and commitments issued by the Company to provide a loan at below-market interest
rale are measured in accordance with the specific accounting policies set out below.

Financial liabilities subsequently measured al-amortised cost

Finangial liabilities that are not (i) contingent consideration of an acquirer in a business combination, (i} ~
héld for trading, or (iii) designated as at FVTPL, are subsequently measured at amortised cost using the

effective interest method.

The effective interest method is a method of calculating the amortised cost of a financial liability and of
allocating interest expense over the relevant period. The efiective interest rate is the rate that exactly
discounts estimated future cash payments (including all fees and points paid or received that form an
integral part of the éffective interest rate, transaction costs and other premiums or discounts) through the
expected life of the financial liability, or (where appropriale) a shorter period, to ihe amortised cost of a
financial liability.

Derecognition of financial liabilities

The Company 'derecognises financial liabilittes when, and only when, the Company's obligations are.
discharged, cancelled or have expired. The difference between the ‘carrying amount of the financial
liability derecognised and the consideration paid and payable, including any non-cash assets transferred
or liabilities assumed, is recognised in profit or loss.

Revenue

The following is an analysis of the: C_ombany‘s revenue for the period from continuing operations:

2019
£

Interest income 6,800,932

Analysis of revenue by country of destination:

2019
£

United Kingdom ‘ 6,800,932

The interest income receivable is in relation to a loan to a rélated party (note 9),
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Notes to the financial statements
For the Period Ended 30 June 2019

Tax expense

8.1 Income tax recognised in profit or loss

2019
£
Current tax on profits for the period 19,350
Total current tax 19,350
19,350

Tax expense gxciuding tax on sale of disconlinued operation-and share of tax of equity ‘
accounted associates and joint ventures . 19,350
19,350

The reasons for the difference belween the actual tax charge for the period and the standard rate of
corporation tax in-the United Kingdom applied to profits for the period are as follows:

2019
£
Profit for the period . ’ 75,245
Income tax expense (including income tax on associate, joint venture and discontinued
operation) 19,350
Profit before income taxes . 94,595
Tax using the Company's domeéstic tax rate of 19% 17,973
Expeénses notdeductible for tax purposes, other than goodwill, amortisation and
impairment 1,377
Total tax expense 19,350

Changes in tax rates and factors affecting the future tax charges

Reductions in the UK corporation tax rate to 19% (effective from 1 April 2017) and to 18% (effective 1
April 2020) were Substantively enacted on 26 October 2015. Finance Bill 2016 further reduced the 18%
. rate to 17% from 1 April 2020, following substantive enactment on 6 September 2016. Together this will
reduce the company's future tax charge accordingly. ’
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Notes to the financial statements
For the Period Ended 30 June 2019

Trade and other receivables

2019
£
Financial assets - loans
Loans to a related party 106,800,932
Total financial assets-other than cash and cash equivalents classified as financial —
assets at amortised cost 106,800,932
Total non-current portion 106,800,932

The carrying value of trade and other receivables classified as financial assets at amortised cost
approximates fair value.

The Company provided a loan facllity to a related party, Great Eastern Limited Partnership. The original

principal amount was £100,000,000 and it was denominated in Pound sterling. The loan carries a fixed
rate of interest of 6.58% per annum, compounding quarterly. The loan is repayable in full on 30 June

2024.

The loans are unsecured.
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GREAT EASTERN CAPITAL LIMITED

Notes to the financial statements
For the Period Ended 30 June 2019

Trade and other liabilities

Financial liabilities

Payables to a related party

Total financial liabilities, excluding loans and borrowings, classified as financial
liabilities measured at amortised cost

‘Other payables - tax and social security payments
Loans from relatéed parties

Total trade and other payables

Less: current portion - payables to a related party
Less: current portion - other payables

Total current portion

Total non-current position

2019

11,285

11,285

19,350
106,694,952

106,725,587

(11,285)
(19,350)

{30,635)

106,694,952

The carrying value of trade and other payables classified as financiat liabilities measured at amortised

cost approximales fair value.

The Company has issued loan notes listed on the International Stock Exchange to a related party, Great
European Capital Limited. The original principal amount was £50,000,000 and it was denominated in
Pound sterling. The loan carries a fixed rate of interest of 6.48% per annum, compounding quarterly. The
loan notes are repayable in full on 30 June 2026. Further loan notes have been issued to the Company in

satisfaction of interest accrued up to 30 June 2019.

The Compdny has issued loan noles listed on the International Stock Exchange to a related party,
Dazzling Direction Limited. The original principal amount was £50,000,000 and it was denominated In
Pound sterling. The loan carries a fixed rate of interest of 6.48% per annum, compounding quarterly. The
loan notes are repayable in full on 30 June 2026. Further loan notes have been issued to the Company in

satisfaction of interest accrued up to 30 June 2019.
The above loans of £106,694,952 are unsecured.

Payables to a related party are unsecured, interest free and repayable upon demand.
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GREAT EASTERN CAPITAL LIMITED

Notes to the financial statements
For the Period Ended 30 June 2019

Share capital

Authorised
2019 2019
Number £
'Sha‘res treated as equity
Ordinary A shares of £1.00 each 50 50
‘Ordinary B shares of £1.00 each 50 50
100 100
Issued and fully paid
2019 2019
Number £
Ordinary A shares of £1.00 each
Shares issued 50 50
At 30 June 50 50
2019 2019
Number £
Otdinary B shares.of £1.00 each
Shares issued 50 50
50 50

At 30 June

Both Ordinary A and Ordinary B shares rank pari passu in all respects, including rights to dividends.

Ordinary A shares are held by Dazzling Direction Limited.

Ordinary B shares are held by Gréat European Capital Limited.
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GREAT EASTERN CAPITAL LIMITED

Notes to the financial statements
For the Period Ended 30 June 2019

Financial instruments - fair values and risk management

12.1 Accounting classifications and fair values
The following table shows the carrying amounts and fair values of financial assets and financial liabilities.
it does not include fair value information for financial assets and financial liabilities not measured at fair
value if the carrying amount is a reasonable approximation of fair value.

Carrying amount

Amortised
30 June 2019 Note cost Total
£ £
Financial assets measured at amortised cost
Trade and other receivables 9 106,800,932 106,800,932

106,800,932 106,800,932

Financial liabilities measured at amortised cost
Trade and other payables 10 (106,706,237) (106,706,237)

(106,706,237) (106,706,237)

12.2 Financial risk management objectives

The directors have overall responsibility for the determination of the Company's risk management
objeclives and poligies and, while retaining ultimate responsibility for them, it has delegated the authority
for desigriing and operating processes that ensure the. effective implementation of the objectives and
policies to the company's finance function. The directors receive regular reports from the Finance
Director through which it reviews the effectiveness of processes put in place and the appropriateness of
the objectives and policies it sets.

The overall objective of the directors is o set policies that seek to reduce risk as far as possible without
unduly affecting the Company's competitiveness and fiexibility. Further details regarding these policies
are set out below: )

12.3 Interest rate risk management

The Company is not exposed to an interest rate risk since the Company borrowed funds using fixed
interest rates. The interest rate appiies for both loans receivable and loans payable and it is fixed until

maturity of the loans.
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GREAT EASTERN CAPITAL LIMITED

Notes to the financial statements
For the Period Ended 30 June 2019

Financial instruments - fair values and risk management (continued)

12.4 Currency risk

The Company is not exposed 10 any significant currency risk. The Company also manages its ‘currency
exposure by retaining its transactions in Pound sterling:

12,5 Liquidity risk management

The Company’s policy is to ensure that it will always have sufficient cash to allow it to meset its liabilities
when they become due.

The directors receive cash flow projections on a regular basis which are monitored regularly. The
directors will not commit to material expenditure in respect of its ongoing development programme prior
to be satisfied that sufficierit funding is available to the Company to finance the planned programmes.

2019
£
Loans due to related parties
Borrowings - Due more than five years 106,694,952
2019
£
Trade and other payables
30to 60 Days 30,635
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GREAT EASTERN CAPITAL LIMITED
Notes to the financial statements
For the Period Ended 30 June 2018

Related party transactions
The below related party transactions are considered to be at arms-length.

13.1 Trading transactions

During the period, group. entities entered into the following trading transactions with related parties that

are not members. of the Group:

Great Easterni Limited Partnership
Great Eurdpean Capital Limited
Dazzling Direction Limited

The following balances were outstanding at the end of the reporting period:

Great Eastern Limited Partnership
Great European Capital Limited
Dazzling Direction Limited

13.2 Other related party transactions
Other related party transactioris are as follows:

Type of

Related party relationship transaction

Great Eastérn Limited Partnership Legal fees paid

Interest Interest

income expense

2019 2019

£ £
6,890,932 -

- 3,347,526

- 3,347,526

6,800,932 6,695,052

Amounts Amounts

owed by owed to

related related

parties parties

2019 2019

£ £
106,800,932 -

- 53,347,476

- 53,347,476

106,800,932 106,694,952

Transaction Balance
amount .owed

- 2019 2019

£ £

11,285 11,285
11,285 11,285
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GREAT EASTERN CAPITAL LIMITED

Notes to the financial statements
For the Perlod Ended 30 June 2019

Events after the reporting date

There have been no significant-events affecting the Company since the period end.

Uitimate controlling party

The Company considers theré is no ultimate controliing parly, instead it is 50% owned by Ballymore
Properties Unlimited Company (through Great European Capital Limited) and 50% owned by Sun Hung
Kai.Properties. Limited (through Dazzling Direction Limited).

Auditor's remuneration

The fees payable to the Company's auditor for the audit of the Company's annual financial statements is
£3,000:
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