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ABOUT US

Alphaland  Corporation, a Philippine property development
company, is managed by the RVO Capital Ventures Group.

We are unique in that we are very selective in the property
development projects that we undertake. We focus only on high-

end and top-of-the-line projects.

We do not infend to be, and will never be, all things to all people.

ALPHALAND - UNIQUE!
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CHAIRMAN'S LETTER

March 11, 2020
Dear Shareholders,

The year 2019 was an exciting and excellent
one for Alphaland Corporation. Early in
the year, we sold Alphaland Southgate
Tower & Mall for nearly four times what it
cost us. This was a momentous event and
is fundamentally responsible for our sterling
financial performance for the year.

For 2019, your
comprehensive income of Php10.7 billion or
a 22% increase over the year previous. Our
total equity increased to Php80.8 billion, a
15% increase over the year previous, which
was Php70.1 billion. The detailed financial
charts showing the company’s growth are on
page 5 of this annual report.

Company had a

As a result of our decision to sell Southgate,
we were able to pay off all of our bank
debts and end the year with zero bank
debt and almost half a billion pesos in
cash. Additionally, in connection with the
Southgate deal, we have an unutilized
Php3 billion bank line from PBCom, quite
an ample amount to fund our expansion
projects going forward.

| am dlso pleased to announce the
appointment of Dennis O. Valdes as President
of Alphaland Corporation effective February
1, 2020. Dennis has been President of
PhilWeb Corporation for the past 13 years,
but as you all know, | had to dispose of my
holdings in PhilWeb some three years ago. So
in a real sense, by joining Alphaland, Dennis
is “returning fo the fold.” Anna Ongpin will
become Vice Chairman, together with Eric
O. Recto. Thus, there are now 4 members
of the Ongpin clan in the top management

of Alphaland: 1 daughter Anna, and 2
nephews Eric and Dennis, plus me.

| am pleased to report that Alphaland had @
strong operating performance for 2019. The
Alphaland Corporate Center is now 100%
leased at a record amount per square meter.
Our extended-stay luxury hotel, The Alpha
Suites, in only one and a half years has been
consistently rated as the No.1 hotel in Metro
Manila by TripAdvisor and has strongly
contributed to our cash flows. In fact, it is
noteworthy that the cash generated from both
the Corporate Tower and The Alpha Suites in
2020 will more than make up for the rental
income we lost when we sold Southgate.




CHAIRMAN'S LETTER

A most welcome development was the
announcement by the government a couple
of months ago that they have finalized the
implementing rules and regulations for Real
Estate Investment Trust (REIT). With a strong
recurrent income base, we are seriously
considering the listing of an Alphaland REIT
as a subsidiary of Alphaland Corporation
and thus generate substantial funds from
the listing, in addition to aftractive tax
benefits for Alphaland Corporation from
the establishment of the REIT. We hope
to list the Alphaland REIT in the Philippine
Stock Exchange at the soonest possible time,
hopefu”y before the end of the first quarter
or at the beginning of the second quarter of
this year.

The Philippine economy, and the environment
in which Alphaland operates, has done well
for 2019. GDP continues to be strong and
inflation went down dramatically.

Two important elements that power the
economy—(a) the price of crude oil, which

has returned to below US$60 per barrel;
and (b) the remittances of OFWs—continue
to grow vigorously.

Thus, the Philippine peso ended in 2019
at about Php51 to US$1. The currency
exchange rate has a fundamental impact
on the economy and thus, the economy’s
strong performance has been reflected in
your Company’s financial performance.

Finally, I wish to thank all our shareholders,
our management staff and employees, our
members in the various clubs and our many
customers and friends, for their continued
confidence in Alphaland.

Sincerely yours,

\ 1
MPIN

Chairman



ALPHALAND PRESIDENT

DENNIS O. VALDES

PRESIDENT

Dennis O. Valdes was elected a Director of
the Company in 2011 and elected President
on February 1, 2020. He is also the President
of Aegle Wellness Center, and a Director of

Atok-Big Wedge Co., Inc.

He was previously the President and a Director
of PhilWeb Corporation from 2006 to January
2020. Under his leadership, PhilWeb became
the leading gaming technology provider in
the Asia Pacific Region. They increased their
national network of e-Games cafés and sports
betting kiosks exponentially, making their
online casino business one of the largest café
networks in the world. PhilWeb also expanded
their customer base in the region with clients
in Guam, Timor-Leste, and Cambodia.

His previous work experience in other
industries—primarily his 10 years with the
Inquirer Group of Companies and 6 years
with The NutraSweet Company—has always
focused on development and business growth.

He is a certified public accountant, and
graduated magna cum laude in Business
Administration and Accountancy from the
University of the Philippines. He also has
an MBA degree from the Kellogg School of
Management, Northwestern University.




MARK BIDDLE ENRICO SISON JERIC POSIO
EXECUTIVE CHEF SVP - DESIGN VP - FINANCIAL
PLANNING

NICHOLAS BELASCO MA. LOURDES A. TORRES CRISTINA ZAPANTA ENGR. EMMANUEL
GENERAL MANAGER VP - HUMAN RESOURCES & SVP - FINANCE MARING
THE CITY CLUB ADMINISTRATION SVP - PROPERTY
MANAGEMENT &

LEASING



MANAGEMENT COMMITTEE

BENEDICT FRANCIS
VALDECANAS, MD
MEDICAL DIRECTOR
AEGLE WELLNESS CENTER

ATTY. CLIBURN
ANTHONY A. ORBE
OF COUNSEL

ATTY. JASON ALBA
GENERAL COUNSEL
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PEDMARK JULIAN FRANCES
MADRIDEJOS CAMILLE TAN
ASSISTANT GENERAL OFFICER IN CHARGE

MANAGER FOR PURCHASING &
THE ALPHA SUITES LOGISTICS

PRIMO AGUAS CAPT. NOMER
HEAD OF CHRISTOPHER
INFORMATION LAZARO
TECHNOLOGY OFFICER IN CHARGE

ALPHALAND AVIATION




Mary Ann (Evans) Ramos
General Manager

(From bottom)
Row 1: Mary Ann Evans Ramos (General Manager)

Row 2: (L-R) Rodrigo Jerusalem (AGM for Motorpool), Ramil Panganiban (AGM for South Villages Operations),
Leysander Ordenes (Security Manager & CSR Head), Joey Jumawan (AGM for Food & Beverage),
Rico Landicho (AGM for North Villages Operations), Weslee Borje (AGM for Facilities & Maintenance)

Row 3: Luisa Frances Banta (Concierge & Souvenir Shop Manager)




THE BALESIN MANAGEMENT COMMITTEE
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Row 4: (L-R) Jeffrey Tangara (Asst. Sports & Recreation Manager),
Dennis Adan (Village Manager for Phuket Village and Balesin Royal Villa),
Arnel Toledo (Village Manager for Bali Village), Reneboy Esmael (Village Manager for Mykonos Village)

Row 5: (L-R) Anne Jayme-Rodil (Front Office Manager and OIC for Balesin Village),
Francis Michael Esteban (Head for Regency Private Villas), Vincent Da Silva (Village Manager for St. Tropez Village)

Row 6: (L-R) John Mangoba (Aquaculture Consultant), Jerry Pefiaflor (Assistant to the Chairman for Balesin Operations),
Jason de Vera (Senior Front Office Manager), Rolando Nierva (Human Resources Manager),
Victorio Reyes Jr. (Head Chef)
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ALPHALAND BAGUIO MOUNTAIN LODGES

BREATHTAKING VIEW FROM ALPHALAND BAGUIO MOUNTAIN
LODGES PROJECT SITE
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| MOUNTAIN LODGES

The Alphaland Baguio Mountain Lodges is a
master-planned development of 300 lodge-style
log homes and quadruplexes, situated on an
82-hectare property. The development is just 9
kilometers north of Baguio City on Ambuklao
Road, which is now fully paved and is only a
15-minute drive from Baguio City proper. The
development will also offer two helipads.

The site enjoys lush Benguet pine forest and
totally pollution-free mountain air. In addition
to about 10,000 Benguet pine trees on the
property (some over a hundred years old), we
are maintaining a nursery for another 50,000
pine trees, all of which will be eventually planted
all over the property, making it one of the most
lush pine forests in all of Benguet.

There are 7 designs and floor plans to choose
from, and the homes are sited to maximize
the views of the surrounding pine-forested
mountains. The free-standing, individual log
homes range in size from 4 to 6 bedrooms, while

quadruplexes house the 2- and 3-bedroom
homes; all are fully furnished. Each home is
constructed from western cedar or pine logs
imported from Scandinavia. The entire property
is secured by an 8-foot concrete perimeter fence,
with 12 security outposts.

The master plan was completed by EcoPlan of
Florida in the U.S., the same master planner for
Balesin Island. The lodges are sold individually
as horizontal condominiums, where the land is
proportionately owned by all 300 homeowners.
This allows for the optimization of the locations
and views of all of the home sites.



Each quadruplex or cluster of 5 to 8 individual
homes has its own water cistern that collects
rainwater from the roof of each building, and
each home or quadruplex has a complete
genset that serves as a backup source of power.
Landscaping is provided and maintained by
Alphaland, to the usual superior Alphaland
standard.

On the main Ambuklao Road part of the property,
we will construct a commercial center consisting
of 8 pine log units, which we will provide rent-
free to the best restaurants and popular shops
in Baguio, as well as a laundromat for the
convenience of our homeowners.

We have also completed the mini sports center,
which has been used for wedding receptions in
addition to sports and recreation. =

RIPRAP STONEWORK
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FIRST HOME CLUSTER

CLUBHOUSE INN SCENIC ELEVATOR




CLUBHOUSE INN OUTDOOR DINING AREA

VIEW OF SURROUNDING MOUNTAINS
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MODEL E MASTER BEDROOM
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FRONT VIEW OF THE CHAPEL INSIDE VIEW OF THE CHAPEL




NURSERY FOR 50,000 PINE TREES
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ALPHALAND BALESIN ISLAND CLUB
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BALESIN ISLAND CLUB

Balesin is an exclusive, world-class island resort off
the east coast of the Philippines, for members only.
It is the flagship project of Alphaland Corporation.
Balesin Island sits in the Pacific Ocean, 29 nautical
miles off the eastern coast of Luzon. It is 20 minutes’
flight time from Manila, 30 minutes from Clark, 25
minutes from Sangley, on Alphaland’s private fleet of
airplanes, which are boarded at Alphaland’s private
terminals at both airports. Balesin Island is about
500 hectares in size, of which less than 40 hectares
(about 8%) will ever be developed. The majority of
the island is undisturbed, original tropical rainforest.
The island is ringed by more than seven kilometers of
white-sand beach.

The resort redefines the Asian luxury beach
experience, which is characterized by excellent
service, and provides a comprehensive array of
facilities, for an endlessly varied and evolving
lifetime experience for its members.

Balesin Island Club offers a number of
complimentary villa nights a year depending on the

type of membership. Members and their guests can
choose to use these complimentary nights at any of
the villages or at the clubhouse suites, which are
designed for larger families.

Balesin is also home to the M/Y “Obsessions” super-
yacht for the use of its members and guests. The
38.5-meter aluminium-hulled vessel was built by the
world-renowned Heesen Yachts in Holland and is
the pride of their fleet. The yacht has four beautifully
decorated staterooms, all with en-suite bathrooms,
and is often chartered for full-day trips to the
surrounding Polillo Island group, as well as for sunset
cruises around the island, dinners, and photo shoots.

Balesin’s E.L. Tordesillas Airport, named after the
founder of the original resort, has a 1.5 kilometer-
long concrete runway, built to international
aviation standards, that can accommodate
regional aircraft and private jets. The club recently
invested in runway lights with Area Navigation
(RNAV) approach capability, so it can now operate
as a 24-hour aerodrome. The club operates its
own fleet of aircraft to bring guests to and from
the island, and has operated a capacity of 1,000+
seats a day during peak periods. A key aspect of
the flight experience are our own private terminals
at the Ninoy Aquino International Airport (NAIA)
and at Clark International Airport, which are
much more convenient—and luxurious—than the
crowded public Domestic Terminals.



The Club’s accommodations consist of 7 villages,
each inspired by world-renowned destinations:
Balesin, Bali, Costa del Sol, Mykonos, Phuket, St.
Tropez, and Toscana. Each village is a distinct
experience, and effectively a resort in itself. Each
is designed and executed authentically, from
architecture and interiors to landscaping and
cuisine. The emphasis of the design is on privacy
and exclusivity. Many of the accommodations are
standalone villas, while the suites are also very
private.

The Balesin Royal Villa is a majestic structure that is
an ideal venue for large family and social gatherings,
weddings, and corporate retreats. The Royal Villa’s
upper floor offers 4 spacious Maharlika suites,
accessible via private elevator, with their own private
decks and jacuzzis. On the ground floor are 10
villa-type suites with private entrances, as well as
a luxuriously appointed Salon opening out onto a

sweeping deck with two pOOlS over|oo|<ing the sea. THE BALESIN PRIVATE VILLA INFINITY POOL

The Balesin Private Villas offer casual luxury in 8-, 6-,

and 4-bedroom private homes for extended families or

corporations. Situated on pristine beachfront lots with X
a view of the sunset, the Private Villas feature stunning
infinity pools with adjoining jetted whirlpools, fully
equipped kitchens, billiard rooms and lounges with

bar, karaoke rooms, cozy libraries, home offices, and
expansive, skylit living and dining areas with indoor
greenscape centerpieces. Each bedroom suite has an = R Ao~
unobstructed view of the pool and beach, and includes M/Y OBSESSIONS

an en-suite bathroom and private outdoor shower.

RUNWAY LIGHTS
27




BALESIN REGENCY PRIVATE VILLAS

The Balesin Regency Villas are four private villas
that offer 20, 12, 6, and 14 bedrooms, respectively.
The 20-bedroom Regency Villa A offers 12 keys (8
two-bedroom suites and 4 one-bedroom suites) with
a capacity of 68 people; the 12-bedroom Regency
Villa B offers 12 keys (with 12 one-bedroom suites)
with a capacity of 42 people; the 6-bedroom Regency
Villa C offers 6 keys (all one-bedroom suites) with
a capacity of 20 people; and the 14-bedroom
Regency Villa D offers 14 keys (all one-bedroom
suites) with a capacity of 50 people. Much like the
Balesin Private Villas, the Regency Villas are situated
on choice beachfront lots with infinity pools, and
feature expansive living and dining areas, billiard
rooms and lounges, libraries, and stunning ocean
and sunset views. The Private Villas and Regency
Villas are maintained and serviced by the Club.

Regency Villas A and B were completed and in
operation in 2019, while Regency Villas C and D
will be completed by the first quarter of 2020.

In addition to the villages, there are extensive central
facilities, including a main clubhouse larger than
most country clubs, a Sports Center, an Aquatic
Sports Center, the Aegle Wellness Center, numerous
restaurants, and many others.

THE BALESIN MAIN CLUBHOUSE



MYKONOS DOME THE BALESIN ROYAL VILLA

BALESIN SALA
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THE BALESIN MARQUEE

Completed in 2019, The Balesin Marquee is the
ultimate venue for grand affairs with its beachfront
location, versatility, and space that's perfect for styled
events, making it the location of choice for large
weddings, as well as for big reunions and corporate
functions. It offers a capacity of up to 600 guests
for a banquet setup, and up to 1,000 guests for a
theater-style setup.

BALESIN WEDDING PACKAGE

We introduced a new, special-value wedding
package in late 2019, with approximately Php 2.5
million of complimentary inclusions such as use of
The Balesin Marquee, 12 nights in the village of
choice for guests, 12 nights at The Alpha Suites in
Makati for out-of-town guests, use of the super-yacht
M/Y Obsessions, and more. At Php 2,550,500 for
100 people, this new package offers significantly
better value than those of the country’s other high-
end island venues in Mactan, Boracay, and El Nido.

APSARAS TRIBE CHINESE VILLA

In late 2019, the Apsaras Tribe Chinese Villa was
completed. This Villa, which was acquired and is
operated by the Shenzhen Yacht Club group, was

THE BALESIN MARQUEE

designed and built by Alphaland and offers a
magnificent restaurant with a dining capacity of 150,
presided over by a Cantonese chef. The restaurant is
open to all Balesin members and their guests. The
Chinese Villa also houses 12 suites for its own guests.




CORPORATE MEMBERSHIPS . i
Balesin Island Club has also started offering
Corporate memberships. Heretofore, the focus had
been only on individual memberships, so the Club
had Gold, Diamond, and Platinum memberships,
but nothing set up specifically for corporations. Our
new Corporate membership allows for up to 10
nominees and 50 free villa nights per year, so is a
great deal for corporations.

AQUACULTURE PROJECTS

In addition to our current giant crab and sea bass
farms, we began raising vannamei shrimp in two
of the converted Picnic Grove ponds. The vannamei
shrimp species originated in Vietnam, but now makes
up more than half of the Philippines’ current shrimp
exports. In just a few months, the shrimp fry in our
ponds have grown to almost 20 grams each, and
are now available in all of Balesin’s restaurants. We
have also begun farming pompano, bangus, Lapu-
Lapu, and samaral.

GUINEA FOWL AND DEER FARM

We have added approximately 1,000 Guinea fowl
and several deer to our on-island farming projects.
Very tasty Guinea fowl dishes are now on the menus
at all of the Club’s restaurants, and new venison
dishes are soon to follow.

GUINEA FOWL FARM ” AQUACULTURE FARM




“GREEN BALESIN”

Alphaland utilized revolutionary technologies and
concepts in developing Balesin Island Club. In any
island development, the main challenge is water
supply. The concrete runway serves as a rainwater
catchment, collecting over 200 million liters per
year info man-made lakes. The harvested water
is processed into potable water via ultrafiltration,
and is then distributed around the island. Used
water is processed aerobically and anaerobically in
modular sewage treatment plants, producing Class
A greywater. This reclaimed greywater is used for
the island’s lush landscaping during the summer
months. Balesin, is thus, uniquely among island
resorts, self-sufficient in water.

BALESIN ISLAND RESERVOIR

We are planning to establish a solar power plant on
the island in order to reduce our carbon footprint.
We have received more than 20 proposals from
solar panel suppliers, but still have not been able to
make a deal. But we continue to try.

The island also produces a lot of its own food, which
is made possible by the abundant water. The original
fishing community that continues to live on the island
supplies the fish served in its restaurants, and also
staffs the aquaculture facilities, which include fish
and shellfish farms. The banana plantations on
the island produce a surplus, which is sent to the
mainland and marketed there. In addition, 40,000

CRAB AND FISH FARM

coconut trees on the island, with more planted
every year, provide an ample supply of coconuts.
Compact, high-technology organic vegetable farms
established near the airport yield much of the
produce needed by the island’s restaurants, although
some items (like rice and meats) will always be
brought in from the mainland, as we would rather
not clear forest to accommodate these.

Location and ambiance are keys to Balesin Island’s
overall vision. In this regard, the resort’s architectural
design remains in harmony with its natural
surroundings. This was achieved by partnering with
one of the world’s pre-eminent hospitality master
planners, EcoPlan, of Florida, USA. EcoPlan has
ensured that each structure never overwhelms its

environment in any way.

As part of our drive toward sustainability and
ecological responsibility, we have replaced all our
plastic drinking straws with biodegradable paper
straws. We have also replaced plastic water bottles
with our own refillable glass bottles of Balesin purified
water, which has passed all required sanitary and
laboratory tests.



Globally, there are 150 million tons of plastic items floating
around or washed ashore. Balesin is doing its part to address
this very serious problem.

In addition, Balesin has zero emissions of waste water into
the sea around it. From the start, each of Balesin’s villages
had a sewage treatment facility. In 2017, we completed the
construction of a state-of-the-art central Sewage Treatment
Plant (STP), where all the waste water and sewage from the
individual villages is treated. The STP plant cost us Php40
million, but it was worth every penny.

We are proud to maintain the highest standards of
environmental protection, which have guided us from the
beginning of Balesin Island Club.

THE AMERICAN ASSOCIATION OF THE PHILIPPINES’ PROFILES IN
EXCELLENCE AWARD FOR TOP GLOBAL ULTRA-LUXURY RESORT FOR
ENVIRONMENTAL SUSTAINABILITY

BALESIN ISLAND PURE WATER

BIODEGRADABLE PAPER STRAW
IN OUR BUKO JUICE
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BIODEGRADABLE LAUNDRY BAGS




BONNIE’S BIRDS AT THE BALESIN PLAYGROUND

SPORTS AND RECREATION

® Archery - Archery Range near the Sports Center

® Badminton - Indoor Courts, Sports Center

® Basketball - Indoor and outdoor Basketball
Courts at the Sports Center

® Bicycling - Bicycles are available for use at
the Main Clubhouse

e Billiards - Game Room, Main Clubhouse

* Bird Watching - The Aviary

® Boating - Speedboats and sailboats may be
rented at the Aquatic Sports Center; the M/Y
Obsessions super yacht may be chartered for
outings, dinners, and photo shoots

* Boxing, with trainer - Sports Center

e Children’s Indoor Playroom — Sports Center

e Children’s Outdoor Playground, next to the
Aquatic Sports Center

* Dancing - Ballroom, Latin, and other styles at
various events throughout the island

® Fishing - Deep sea, on board the M/Y
Obsessions or on one of our fleet of
speedboats, or gallery fishing at Fish Fun,
Family Picnic Grove, or North Point

* Gardening - Balesin has an Organic Vegetable
Garden, where guests may harvest their
own salads

® Gym - Sports Center

* Hiking - The island’s network of dirt roads will
take you through forests and banana groves

* Horseback Riding - Island Trail Ride, Bullring
(equestrian), at the Stables

e Karaoke - Babes’ KTV Room, Main Clubhouse

e Kayaking - Aquatic Sports Center

* Knockerball - Sports Center and soccer pitch

* Mahjong - Mahjong Rooms, Main Clubhouse

* Mixed Martial Arts, with trainer - Sports Center

* Mountain Biking - The highest point of Balesin
is just 10m above sea level, but we do have
mountain bikes available for rent

e Paddle Boarding, Standup - Aquatic Sports Center

® Picnicking - Family Picnic Grove, which also
offers fishing

* Poker and other card games - Poker Rooms,
Main Clubhouse

* Reading - E.L. Tordesillas Library, Main Clubhouse

® Rock Climbing Wall - Sports Center

e Sailing, Hobie Bravo - Aquatic Sports Center

e Sailing, Paraw (native boat) - Aquatic Sports
Center

* SCUBA Diving - Aquatic Sports Center

e Segways and Electric Scooters - Sports Center

e Smoking - Tabacalera Cigar Divan,

Main Clubhouse

* Snorkeling - Aquatic Sports Center

® Soccer — Soccer pitch, near the Sports Center

e Sunbathing - The main beach and all pool
areas are provided with sun loungers.

e Surfing - Available at certain seasons, off
various beaches. Our Aquatic Sports Center
staff will show you the different breaks.

* Swimming - Beach swimming with lifeguards
is available ot specified schedules. The
Clubhouse has a lagoon pool, three outdoor
whirlpools, and a kiddie pool; each village
has one or more pools while Mykonos Cove
Deck has five outdoor whirlpools, and
Poseidon has an indoor/outdoor infinity pool;
the Balesin Spa also has its own pool

* Table Tennis (Ping Pong) - Game Room,

Main Clubhouse

* Tennis - Indoor and outdoor Tennis Courts at
the Sports Center

* Volleyball (beach) — Balesin Sala Beach Area

* Wakeboarding - Aquatic Sports Center

 Waterskiing - Aquatic Sports Center

* Wii© - Wii© Room, Main Clubhouse

* Windsurfing (sailboarding) - Aquatic Sports
Center

e Underwater World - Aquatic Sports Center



DINING

* Breakfast buffet, Main Clubhouse Lounge

* Filipino, Main Clubhouse Lounge, Balesin
Dining Room, Verandah, Balesin Sala

® Fish “catch-it-yourself” at Fish Fun and Family
Picnic Grove

® French at St. Tropez Village

® Greek at Thanassis Taverna and Cove Deck,
Mykonos Village, and Poseidon, Mykonos
Beach Villas

® Indonesian at Bali Warung and Nusa Dua Bar

¢ ltalian at Toscana Village

e Korean at Han Gang, Main Clubhouse

* Japanese at Sakura, Main Clubhouse

* Spa cuisine at Ambrosia, Aegle Wellness Center
(by reservation only)

® Spanish at the Restaurante Espafiol and
Tapas Bar, Costa del Sol Village

e Steak at Mark’s Steak House, Main Clubhouse

® Thai at Salathip, Phuket Village

¢ Vietnamese at Ao Dai, Main Clubhouse

* Mongolian BBQ and mixed grill for lunch
and cocktails for sunset at Rico’s Hideaway

* Seafood at Balesin Seafood Shack and Fish Fun

* Private Dining - Michelle’s and Anna’s at
Main Clubhouse, Private Dining Rooms at
Bali, Phuket, St. Tropez, Costa del Sol Village,
Toscana, and Mykonos Village

e Cocktails - The Main Clubhouse has three (3)
bars, the Pool bars serve the swimming pools
and the beach, and the sala of each village
has a bar with general cocktails and drinks
and wines unique fo its theme. The open-air
Nusa Dua bar at Bali village sits on stilts on
the water.
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AO DAI VIETNAMESE RESTAURANT

SPA & WELLNESS

* Massage (various types) - Balesin Spa and
Aegle Wellness Center

® Sauna and Steam Bath - Balesin Spa

* Aegle Wellness Center, adjacent to Mykonos
Beach Villas

* Thalassotherapy, Aegle Wellness Center

AMENITIES

* Concerts and Performances - Clubhouse
Performance Theatre, Main Clubhouse

® Haircuts and grooming - Salon & Barber Shop,
Main Clubhouse

® Locker Rooms (Men’s and Women'’s) - Main
Clubhouse and Sports Center

* Meeting and Conference facilities - Function
Rooms, Main Clubhouse; The Balesin Royal
Villa; The Balesin Marquee

* Shopping - Balesin Souvenir Shop, Balesin
Boutique, and Balesin Swim at Shopping Arcade,
Main Clubhouse and Balesin Souvenir Shop at
E.L. Tordesillas airport

* Worship - The Balesin Chapel offers regular
Catholic Masses on Sundays, and other
days of Catholic observance. It is open
all day for private prayer, and available for
weddings and other occasions.

TRANSPORTATION

* Golf cart rides - All over the island

* Jeepney rides - All over the island

* Van rides - All over the island

e Coaster rides - All over the island

* Bicycling - Bicycles are available for use at the
Main Clubhouse

* Segways and Electric Scooters - Available for
rent at the Sports Center

PRIVATE MASSAGE BY THE BEACH
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alphaland

MAKATI
PLACE

7232 AYALA AVENUE

Continued economic growth has resulted in the
expansion of Makati’s vibrant Central Business
District. Alphaland Makati Place, located on
a premium one-hectare property along Ayala
Avenue Extension, near office buildings,
schools, shopping centers, hospitals, and
community areas, leads the charge.

Alphaland Makati Place is a state-of-the-art
office, residential, and leisure complex that
offers an integrated lifestyle solution in one
dynamic complex. Every detail is planned for
efficiency, sustainability, and enjoyment.

It consists of 1 corporate and 2 residential/
hotel towers on atop the six-storey podium.
The first three floors of the podium are home
to an upscale public shopping center, high-
end supermarket, world-class restaurants, and

service hubs. The upper three floors of the
podium house The City Club, an exclusive
urban sport and leisure membership club
and business haven. The City Club also
houses Aegle Wellness Center, a center for
longevity and holistic health. Atop the six-
storey podium are the 253 units that compose
The Alpha Suites luxury serviced residences,
the 244 condominium units that make up The
Residences at Alphaland Makati Place, and
the 34-story Alphaland Corporate Tower.



FULLY FITTED KITCHEN AND DINING AREA AT THE RESIDENCES AT ALPHALAND MAKATI PLACE

Alphaland Makati Place is the only complex
in the Central Business District to present such
a comprehensive living solution. It is designed
by the well-established Hong Kong group of
architectural and engineering practice, Wong
& Ouyang, and the leading architectural
firm in the country, Casas + Architects. This
complete community is designed to cut down
on commuting to enable residents and guests
to save time and energy, and minimize traffic,
all in secure, private surroundings.

Alphaland Makati Place is designed from
the ground up with state-of-the-art building
management, automation, and security, as

THE MARKETPLACE SUPERMARKET

well as energy-efficient mechanical, electrical,
and sanitary systems. The complex consumes
far less water and energy than comparable
buildings, minimizing carbon emissions and
unnecessary costs, while still achieving a high
level of comfort. Moreover, the complex offers
five levels of underground parking, which
reduces the urban “heat island effect”. The
project is registered under the United States
Green Building Council (USGBC) rating
system, which administers the Leadership in
Energy and Environmental Design (LEED).
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ALPHALAND CORPORATE TOWER

The Alphaland Corporate Tower is a 34-story, Grade AAA office
building located in the heart of Makati’s Central Business District
on prestigious Ayala Avenue. Part of the Alphaland Makati
Place complex, it offers total leasable space of 26,582 sqm, a
panoramic view from each floor, and a total of 27 floors, each
with a floor plate of 950 sqm.

Completed in early 2018, the Corporate Tower was fully leased
by mid-2018. Each tenant is entitled to 10 City Club shares (worth
Php 1.5 million each for a total of Php 15 million) at no cost. The
tower offers 4 high-speed elevators, an all-granite and marble
entrance lobby, 100% backup genset, and the exclusive Top of the
Alpha jazz bar and lounge on the penthouse floor, with its own
private elevator.
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THE ALPHA SUITES LUXURY SERVICED RESIDENCES

TYPICAL PENTHOUSE SUITE
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THE ALPHA SUITES

MAKATI

In late 2017, Alphaland decided to convert its
unsold inventory in The Residences at Alphaland
Makati Place info luxury serviced apartments. The
Alpha Suites serviced residences was launched in
May 2018, and is wholly owned and operated by
Alphaland Corporation. Composed of 253 suites,
it offers several different room types: 1-Bedroom,
2-Bedroom, 2-Bedroom Deluxe, 3-Bedroom, two
Penthouses and a two-level Presidential Suite.

Each suite offers bespoke furniture, top-of-
the-line appliances, and premium bathroom
fixtures. Every unithas a fully equipped kitchen
with dishwasher as well as automated lights,
window shades, TV lift, and air conditioning;
laundry washer and dryer; minibar; and
a safe, with the larger units also including
a wine chiller. Fixtures for the suites were
handpicked from leading global brands,
such as Philippe Starck and Electrolux.

Guests of The Alpha Suites have full access
to the 50+ facilities and amenities of The City
Club, located in the same building, including
the 9 world-class restaurants, expansive
swimming pool, indoor tennis, badminton,
basketball and squash courts, 500-square
meter gym, business facilities, etc.



LAGOON-STYLE SWIMMING POOL

Despite its very recent entry into the hotel
market as an independent, non-affiliated
property, The Alpha Suites has been ranked
the #1 hotel in Makati and Metro Manila
on TripAdvisor, the world’s leading travel
platform, since July 2019.

TYPICAL LIVING & DINING AREA TYPICAL 3-BEDROOM UNIT
IN'A 1-BEDROOM SUITE AT THE ALPHA SUITES







THE GITY CLUB AT ALPHALAND MAKATI PLAGE

THE CITY CLUB ATRIUM PV




THE CLUB LOUNGE*
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All rolled into one, like no other! The City
Club is a three-hectare lifestyle hub for leisure,
entertainment and business options in the heart
of Makati’s Central Business District. No other
club offers all these options in one place.

The City Club is an integral component
of Alphaland Makati Place. All tenants of
Alphaland Corporate Tower and unit owners
at The Residences at Alphaland Makati
Place are automatically members of The City
Club, while non-residents may also purchase
memberships. The Alpha Suites guests also
have full access to the club’s facilities. Located
along Ayala Avenue, it occupies the top three
floors of the six-storey podium of Alphaland
Makati Place, with an area of 30,000 square
meters. It is located within walking distance of

many major corporations, residential buildings,
and commercial establishments in the Central
Business District. This provides convenience
from work, home, and everywhere in between.

The City Club houses 9 specialty restaurants
where you can choose from a variety of
infernational cuisines. Among them are A
Taste of France (French), Balesin Islander
(Filipino), Costa del Sol (Spanish), Tang Palace
(Chinese), Mark’s Prime Rib (Steak House),
Sakura (Japanese), Mykonos (Greek), Salathip



CLUB LOUNGE

BEST-SELLING DISHES AT MYKONOS

(Thai), and Toscana Ristorante ltaliano (ltalian). These are
complemented by the Tabacalera Cigar Divan, where members
can enjoy the finest cigars and single-malt whiskies, and TWG
Tea Lounge, serving the finest luxury tea in the world.

Doing business outside the office is never a problem at The
City Club. The Club’s Business Center includes meeting and
conference rooms that provide an ideal working environment.
The Club offers Wi-Fi and a state-of-the-art fiber optic network
to ensure that members stay connected anywhere around the
club’s premises. Function rooms are also available for events,
from corporate functions to weddings and banquets, and a 76-
seat auditorium is popular for seminars and presentations.

No club is complete without a pool, and The City Club has
its lagoon-style swimming pool with additional areas for laps.

BANQUET HALL
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GYM

MOVIE THEATER/AUDITORIUM

LIBRARY

PILATES STUDIO

Children also get to enjoy The City Club’s
child-friendly facilities, which include a kids’
swimming pool, indoor playground, and
activity area. Other facilities such as game
rooms, KTV rooms, a screening room, and a
Wii room provide recreational activities that the
entire family can enjoy.

In addition, The City Club has an extensive
array of amenities dedicated to your health
and wellness needs. Apart from its swimming
pools, Aegle Wellness Center, The Alpha Spa,
and a fully equipped 500-square meter gym,
sports enthusiasts will enjoy the indoor courts
for basketball, tennis, badminton, and squash,
and the high-definition virtual golf simulator,
which is exclusive to The City Club and is the
only one of its kind in the Philippines. For those
who want to revitalize their minds and bodies,
studios for Pilates, aerobics and yoga can also
be found in the Club. There is also a boxing
ring and martial arts studio for those who enjoy
more strenuous activities.



CLUB AMENITIES

® Indoor Tennis Court

® Indoor Basketball Court

® Badminton Courts

* Boxing Ring

® Squash Court

e Gym

e Billiard Tables

e Table Tennis Room

* Aerobics & Yoga Studio

* Martial Arts Studio

® Pilates Studio

¢ Dance Studios

* Aegle Wellness Center

® The Alpha Spa

® Swimming Pool

® Pool Sunbathing Deck

e High-Definition Virtual Golf Simulator
e Health Bar

* Meeting and Conference Rooms
® Movie Theater/Auditorium
® Library

® Business Center

* Banquet Hall

® Private Function Rooms

e Chinese Function Rooms

® Private Dining Rooms

® The Boardroom

® Large Function Rooms

TANG PALACE

* Tabacalera Cigar Divan
* Outdoor Activity Area

* Banquets and Events
® Wii Room

® Game Room

e Club Lounge

® Barber Shop

e KTV Rooms

® Screening Room

e Poolside Restaurant & Al Fresco Bar

® Restaurants:
— Sakura

— Salathip Thai Restaurant

— Tang Palace

— A Taste of France
— Costa del Sol

— Toscana Ristorante ltaliano

— Mark’s Prime Rib
— Balesin Islander
— Mykonos

® The TWG Tea Lounge
e Children’s Indoor Play Area

® Pro Shop

e Physical Therapy Studio

e Outdoor Playground
e Children’s Pool

® Snack Bar

* Barbecue Area

SALATHIP THAI RESTAURANT







THE RESIDENCES AT ALPHALAND MAKATI PLAGE

TYPICAL UNIT AT THE RESIDENCES AT
ALPHALAND MAKATI PLACE
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Dubbed “the home of the future”, The Residences
at  Alphaland Makati  Place incorporates
the limitless possibilities of future-receptive
technology into residents’ daily lives through the
incorporation of fiber optic infrastructure.

The Residences at Alphaland Makati Place, a
meticulously designed complex that ensures
a natural fusion of aesthetics and efficiency,
offers fully fited and fully furnished, state-
of-the-art Ayala Avenue apartments. The
strategic location of the complex makes it a
perfect home for dynamic executives, young
upwardly mobile singles.
The complex incorporates high-speed fiber

families, and

optic infrastructure, ensuring that it will be
technologically advanced for years to come.

Each unit in The Residences at Alphaland
Makati
membership in The City Club, whose top-of-
the-line facilities are dedicated to fulfilling the
most demanding lifestyle needs.

Place comes with a resident
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TYPICAL BEDROOM OF A 2-BEDROOM UNIT AT THE RESIDENCES AT ALPHALAND MAKATI PLACE







TOP OF THE ALPHA

SKY LOUNGE '
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The Top of the Alpha is Manila’s premier
destination for upscale bar & lounge

entertainment. The venue features a
magnificent view from every part of the 34th
floor penthouse of the Alphaland Corporate

Tower in Makati.

The Top of the Alpha was officially launched
in October 2018, with guest of honor Makati
Mayor Abigail Binay and Alphaland Chairman
Roberto V. Ongpin presiding over the ribbon-

cutting ceremony.

Top of the Alpha has an L-shaped music lounge
where well-known jozz bands perform on a
daily basis, a Tabacalera Cigar Divan featuring
the country’s finest hand-rolled cigars and
single-malt Scotch and Cognac pairings, and
an open-air wrap around terrace for dining

and lounging with a spectacular view of the

metropolis. It also has three beautifully designed
private rooms featuring large TV monitors where
you can view the live bands or your choice of
music in a plush, private setting.

Top of the Alpha features all genres of jozz,
performed live by Manila’s finest jazz bands
and talents, such as three-time Aliw awardee
Romy Posadas, versatile multi-awarded singer
Kat Agarrado, legendary jazz keyboardist
Henry Katindig, contemporary jozz band Kiss
The Bride, and jazz mavens Emcy Corteza and
The Brass Munkeys.
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PRIVATE ROOM A

With a capacity of approximately 200 people,
the lounge is also an exceptional venue for

private parties and corporate events.

PIANO LOUNGE

TABACALERA CIGAR DIVAN

SKY LOUNGE







AEGLE WELLNESS CENTER

AEGLE WELLNESS CENTER AT BALESIN ISLAND CLUB ¥




AEGLE WELLNESS CENTER AT THE CITY CLUB

Aegle Wellness Center is a state-of-the-art
infegrative health and wellness center purposely
set in two complementary sites—a five-star city-
center facility and an exclusive island resort
seffing—fo nurture and sustain our unique
wellness programs.

AEGLE WELLNESS CENTER

Named after the Greek goddess of radiant
good health, Aegle illustrates the marriage
of science and health—Aegle being the
daughter of Aesculapius, the god of medicine,
and Epione, the goddess of soothing of pain.
Aegle is the sister of Panacea, the goddess of
medicines, and Hygeia, goddess of health.

Aegle is devoted to the maintenance of health
through lifestyle modification based on cutting-
edge technology from the basic sciences
such as cell physiology, molecular biology,
and human genomics. Protocols are hinged
on the four foundations of wellness: natural
detoxification, weight management, ageing
medicine, and holistic health.



Complementing the limitations of Western
medicine with the preventive health values of
traditional healing, Aegle provides multi-faceted
programs to address health concerns ranging
from treatment of lifestyle diseases, to enhancing
function and athletic performance, to providing
support for prevention of terminal illness.

Leading Aegle’s acclaimed medical team is
Dr. Ben Valdecafias, the country’s leading
authority in the field of Sports and Regenerative
Medicine. The city-center facility of Aegle
Wellness Center, which is located at The City
Club, began operations in late 2015, while
its second center, located adjacent to the
Mykonos Beach Villas in Balesin Island Club,
opened its doors in April 2016. The Aegle
facility at Balesin offers Thalassotherapy as a
centerpiece of its wellness programs.

SERVICES AND PROGRAMS

Professional Assessment & Evaluation
® Professional Age Management Consults
® Exercise Instruction, Initiation, and Integration
® Nutritional Consults, Management, and
Support
* Life Coaching
® Mind-Body-Spirit Coaching
* Thalassotherapy (Aegle - Balesin only)
® Laboratory Assessment
- Complete Blood Analysis and Serum
Chemistry
- Body Composition Analysis (BCA)
- Metabolic Analysis Testing
- Food Sensitivity Testing
- Genomic Analysis
- Hormonal Assay
- Micronutrient Assay
- Cancer Markers
- Toxicology Scan

- Gut Microbiome Analysis

- Oxidative Stress

- Neurotransmitter Assay

- Amino Acid Assay

- Cardiovascular

- Chronic Fatigue Syndrome
* Ancillary Assessment

- Plethysmography

- Live Blood Analysis

Treatments

e Hyperbaric Oxygen Therapy (HBOT)
e Colon Hydrotherapy

* Intravenous Detoxification

* Intravenous Supplementation

Aesthetic Treatments

e Skin Renewals

e Skin Regeneration & Remodeling
® Body Reshaping

e FaceFitness and FaceFitness Luxe

FACIAL SKIN TIGHTENING
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PATNANUNGAN ISLAND

AERIAL VIEW OF THE ONGOING
CEN CONSTRUCTION OF AIRSTRIP




BALESIN INTERNATIONAL GATEWAY
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DISTANCE FROM BALESIN
TO PATNANUNGAN

Alphaland has acquired 732 hectares on Patnanungan Island, which
is only 21 nautical miles north of Balesin. Between Balesin and
Patnanungan it takes only 10 minutes by helicopter, 5 minutes by our
Cessnas, and half an hour by a fast ferry.

We intend to build a full international airport facility with a runway of
2,500 meters, which will accommodate even wide-body jets, although
we are targeting only the Airbus 320s that fly around the region. As of
the end of 2019, we have already begun construction of the runway
and jetty port.

We have always envisioned making Balesin directly accessible to
international flights. With the establishment of the Balesin Gateway
International Airport, our international members and guests will be able
to bypass the congestion of NAIA in Manila and fly directly to Balesin
from Tokyo, Seoul, Taipei, Hong Kong, Bangkok, Singapore, and Jakarta,
and even Sydney, all cities that will be the target of our aggressive
international marketing of Balesin Island Club in 2020.

Because the island has fresh ground water, we also plan to build an 18-
hole championship golf course and 5 luxury hotels, as well as 1,834
beachfront and golf course homes. So that we do not end up with a
mish-mash of designs and are able to preserve the pristine character
of the land, we will design and build each individual home. The homes
can be directly owned by individuals and companies who would like to
acquire their own beach houses. The entire project will take 3 to 4 years
to complete. We have partnered with EcoPlan (the same master planner
for Balesin Island) to finalize the master plan for the island, and continue
to work on obtaining the necessary permits and regulatory approvals.







BALESIN INTERNATIONAL GATEWAY MASTER PLAN

Master Plan Highlights:
» 732-hectare project site (approximately 1.5 times the size of Balesin Island)
* Five luxury hotels

- Oceanview rooms

- World-class spas

- Ballrooms sized to hold a variety of events
* 1,834 residential units

- Single-family residential

- Multi-family
* Resort-branded residential
* International airport with 2,500-meter long runway
* 18-hole championship golf course

-Par72

- 7,150 yards

- World-class practice facilities
» Commercial village
* Environmental and sustainable components

Legend:

A. Beachfront Hotel (220 Rooms & 100 Branded Residential)
B. Beachfront Hotel (210 Rooms & 17 Branded Residential)
C. Beachfront Hotel (230 Rooms)

D. Beachfront Hotel (200 Rooms)

E. Beachfront Hotel (220 Rooms)

F. Single Family Residential

G. Multi-family Residential (Blocks of 12 Units)

H. Multi-family Residential (Blocks of 8 Units)

1. Multi-family Residential (Blocks of 4 Units)

J. Future Residential (Proper Topography not yet Available)
K. Residential Beach Club

L. Golf Clubhouse and Sports Club

M. 18-hole Championship Golf Course

N. Golf Practice Area

O. Golf Course Halfway House

P. Commercial Center

Q. Waterfront Restaurants & Retail

R. Hotel Watersports Center

S. Airport Terminal with Hangars

T. 2,500-meter Long Runway

U. Infrastructure and Maintenance Center

V. Jetty and Hyrofoil Terminal

W. Employee Housing Village

X. Landscape Nursery

Y. Retention Pond

Z. Lagoons

AA. Renewable Energy Center with Wind Farm
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ALPHALAND AVIATION

OUR FLEET OF AIRCRAFT

Alphaland  Aviation’s  fleet of aircraft
includes two 68-seater ATR 72-500s, two
9-seater Cessna 208B Grand Caravans,
and a 12-passenger Dassault Falcon

900EX, as well as a 5-passenger Eurocopter
EC-130B4 helicopter.

EUROCOPTER EC-130B4 HELICOPTER
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DISTANCE FROM MANILA TO CLARK

ALPHALAND CLARK HANGAR
AND LOUNGE

Alphaland’s private hangar and lounge at
Clark International Airport in Pampanga
has allowed us to offer additional and more
convenient flights for Balesin members who
live in the northern part of Metro Manila
and in Central Luzon. In addition to our
usual service from NAIA, we now schedule
flights to and from Clark to avoid the air
traffic and runway congestion at NAIA,







CORPORATE SOCIAL RESPONSIBLITY

BALESIN COASTAL CLEANUP VOLUNTEERS




Corporate Social
Responsibility

COMMUNITY DEVELOPMENT
PROGRAMS

Balesin Island Club supports the island’s
residents  through community
development programs. One of the program’s
main thrusts is the hiring of local residents to
train with and eventually become part of the
island’s workforce. The club employs its staff
from a community of around 2,000 people.
The children of these workers also become
scholars of Balesin Island Club. Eventually,
upon reaching high school, they may choose

various

to take their “on-the-job training” (OJT) in the
club, effectively becoming skilled workers in
the luxury hospitality industry.

BALESIN INTEGRATED SCHOOL
TheBalesin Integrated Schoolis anisland-based
school that serves the needs of the children of
Balesin Island’s local residents. Founded in
1999, it is a direct beneficiary of Alphaland
Corporation. The company regularly donates
materials and supplies during the Christmas
holidays and other special occasions. Aside
from supporting the school through charitable
donations and funding teacher salaries,
Alphaland  also  grants  scholarships  to
deserving students, many of whom continue
their further education at top universities on
the mainland.



ANNUAL OUTREACH PROGRAMS
Every December, Alphaland Corporation
shares its blessings with those less fortunate
through a yearly outreach program. The
beneficiaries of this annual event are
the residents of the local Balesin island
community. Members from various Alphaland
departments are chosen to fly to the island for
a day of fellowship and camaraderie. While
on the island, they pack Christmas ham and
fruit baskets, attend a thanksgiving mass,
and share a simple yet meaningful meal in
celebration of the true meaning of the season.
The children of the local residents are also
treated to a magic show, parlor games, and
loot bags.

ANNUAL COASTAL CLEANUP
Alphaland Balesin Island Club participates
in the annual International Coastal Cleanup,
the world’s largest volunteer event on behalf
of ocean health. This event is dedicated to
improving beaches, coastal areas, and their
surroundings.

MEDICAL AND DENTAL MISSION WITH
BALESIN CHRISTIAN FELLOWSHIP

HEPATITIS A VACCINATION DAY




BOARD OF DIRECTORS

ROBERTO V. ONGPIN
Chairman & CEO

Mr. Ongpin, Filipino, 83
years old, was elected
Director and Chairman of
the Board on November
11, 2009. He is also
the Chairman of Atok-Big
Wedge Compony Inc., and former Director of
San Miguel Corporohon PALHoldings, Inc. and
Petron Corporation. In Hong Kong, he was the
Non-Executive Director of Shangri-la Asia and
was the Deputy Chairman of the South China
Morning Post, both listed on the Hong Kong
Stock Exchange. He was also a Director of
Forum Energy PLC (United Kingdom). Mr. Ongpin
graduated cum laude in Business Administration
from the Ateneo de Manila University, is a
Certified Public Accountant, and has an MBA
from Harvard Business School.

DENNIS O. VALDES
President

Mr. Valdes, Filipino, 58
years old, was elected a
Director of the Company
in 2011 and elected
President on  February

1, 2020. He is also
the President of Aegle Wellness Center, and
a Director of Atok-Big Wedge Co., Inc. His
previous work experience includes 13 years
as President and a Director of PhilWeb
Corporation, and 10 years with the Inquirer
Group of Companies. He is a certified public
accountant, graduated magna cum laude
in Business Administration and Accountancy
from the University of the Philippines, and has
an MBA degree from the Kellogg School of
Management, Northwestern University.

ANNA BETTINA ONGPIN
Vice Chairman
Ms. Ongpin, Filipino, 55
years old, was elected
Director of the Company
19 March 2014. She
was elected President on
31 May 2016, and Vice
Chairman on 1 February 2020. She is also the
Vice Chairman of Alphaland Balesin Island Club,
Inc., Vice Chairman and President of The City
Club at Alphaland Makati Place, Inc., President
of The Alpha Suites, and a Director of Atok-Big
Wedge Co., Inc. Ms. Ongpin has more than
25 years of communications, marketing, project
management, and operations experience in the
management consulting and media fields. She
holds a Bachelor’s degree in Political Science
from Wellesley College.

ERIC O. RECTO
Vice Chairman
Mr. Recto,  Filipino,
56 vyears old, is Vice-
Chairman of Alphaland
Corporation. He is also
the Chairman of Philippine
» Bank of Communications,
Vice Chowmon and President of Atok- Blg
Wedge Co., Inc., an Independent Director of
Aboitiz Power Corp. and PH Resorts Holdings
Inc., and a Director of ISM Communications
Corp. Prior executive engagements of Mr.
Recto include President of Petron Corp. from
2008 to 2013 and President of Eastern
Telecommunications Phils. Inc from 2006-
2009. He served as Undersecretary of the
Department of Finance from 2002 to 2005.
He obtained an MBA from Cornell University's
Johnson School of Management and a BS
degree in Industrial Engineering from the
University of the Philippines.




SENATOR JUAN
EDGARDO M.
ANGARA
Director
Mr. Angara, Filipino, 47
years old, has been a
Senator of the Republic
] of the Philippines since
2013. In his 16 years as a legislator, he has
sponsored or authored more than 200 laws,
particularly on education and employment.
Mr. Angara represented the province of Aurora
in the House of Representatives from 2014
to 2013, and was recognized as one of
the The Outstanding Young Men (TOYM) for
government service and legislation in 2010.
He has a Bachelor of laws from the University
of the Philippines College of Law, and a Master
of laws degree from Harvard Llaw School.

JAIME J. BAUTISTA
Director

Mr. Bautista, 62 years old
was elected Director of
the Company on Sept 17,
2019. He is presently a
Member of the Board of
Trustees of the University of
the East, /\/\ember of the Board of Trustees of the
UE Ramon Magsaysay Memorial Medical Center,
Member ofthe Board of Trustees and Vice Chairman
of the Philippine Eagle Foundation, Member of
the Board of Trustees of the International School
of Sustainable Tourism, Independent Director
of Airspeed International Corporation, Member
of the Board of Directors of Sabre Philippines,
Inc., President of Skal International Makati, and
Treasurer of Tan Yan Kee Foundation Inc. He was
previously President and Chief Operating Officer
of Philippine Airlines, Inc, President and Director of
PAL Holdings, Inc., and Treasurer and Director of

Macroasia Corp. He started his career with Sycip,
Gorres, Velayo and Company and help various
management position in the lucio Tan Group
of Companies. Mr. Bautista, a certified public
accounfant, graduated from Colegio de San Juan
de lefran with a degree of Bachelor of Science in
Commerce, major in Accounting.

ATTY. FLORENTINO M.
HERRERA 1iI
Independent Director
Atty. Herrera, Filipino, 68
years old, is the founding
partner of Herrera
Teehankee & Cabrera Law
‘ Offices. He was a Partner
of one of the largest law offices in the Philippines.
He has been engaged in the general practice of
law for the past 42 years specializing in corporate
law practice as counsel for various companies.
Among others, he serves as Senior Adviser of
CVC Asia Pacific Limited, he is a Director of
Philippine Airlines, Inc. (PAL) and Lufthansa

Technik Philippines (LTP). He is the Corporate
Secretary of MacroAsia  Corporation and
Allianz PNB life Insurance, Inc. Atty. Herrera
holds a Bachelor of Arts in Political Science
degree and a Bachelor of Llaws degree (cum
laude, salutatorian) both from the University of
the Philippines.

ATTY. FRANCISCO

ED. LIM

Director

Atty. Francis Lim, Filipino,
64 years old, is a Senior
Partner and a Member of
: the Executive Committee
and Special Committee of the Angara Abello
Concepcion Regala & Cruz law Offices

(ACCRALAWV].
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Atty. Lim is the incumbent President of the
Management  Association of the Philippines
(MAP). He served as Presidentand Chief Executive
Officer of the Philippine Stock Exchange and the
Securities Clearing Corporation of the Philippines.
He also served as President of Shareholders'’
Association of the  Philippines (SharePhil).

Atty. Lim is a Director of several companies, among
which are the DHL Summit Solutions, Inc., Energy
Development  Corporation, Producers  Savings
Bank Corporation, and The Insular Life Assurance
Co., ltd. He is also a Trustee of the FINEX
Foundation, Inc., SharePhil, CIBI Foundation, Inc.
and Judicial Reform Initiatives, Inc., and a Fellow
of the Institute of Corporate Directors.

Atty. lim is the coauthor of the “The Philippine
Competition Act: Salient Points and Emerging Issues”.

Atty. Lim is a columnist of Rappler Online Publication.

Atty. lim is a member of the American Bar
Association, International  Insolvency  Institute
(“I1"), and Advisory Committee for the Asian
Principles of Business Restructuring Project of the
Il and Asian Business Law Institute.

Atty. Lim is a law professor in the Ateneo de
Manila University, San Beda Graduate School of
law and a Professorial lecturer and Vice Chair of
the Commercial law Department of the Philippine
Judicial Academy. He is a member of both the
Philippine Bar and the New York State Bar.

ATTY. MARIO A. ORETA
Director

Atty.  Oreta, Filipino, 73
years old, was elected
Director  on  November
11, 2009. He served as

3 President of the Company
from 2007 to 2016. He is also the Director of

The City Club at Alphaland Makati Place, Inc. He
graduated with honors from the Ateneo de Manila
University with a Bachelor of laws degree and
immediately joined the law firm of Siguion Reyna,
Montecillo and Ongsiako. He was Founding
Partner of Tanjuatco Oreta and Factoran Law Firm
and The Law Firm of Mario A. Oreta and Partners.

LORENZO V. TAN
Director

Mr. Lorenzo Villanueva Tan,
58 years old, was elected
Director of the Company on
June 20, 2018. He served
as Vice Chairman of the
Company in 2018. He is currently the President
and ChiefExecutive Officerof House of Investments,
Inc. of the Yuchengco Group. He was previously
the Managing Director of Primeiro Partners. Mr.
Tan was the Chief Executive Officer and President
of Rizal Commercial Banking Corp. until May
2016. He served as Chairman of the Asian
Bankers Association from 201210 2014, President
of the Bankers Association of the Philippines
(BAP) from 2013 to March 14, 2016. As BAP
president, he led the Association in representing
the BAP in the ASEAN Bankers Association (ABA),
composed of the national banking associations
from the 10-member countries of the Association
of Southeast Asian Nations (ASEAN). Mr. Tan is
also a Director at Smart Communications, Digitel
Telecommunications, EEl, House of Investments,
iPeople, Malayan Insurance, Sunlife Grepa, and
Board of Trustees of De la Salle Zobel, and Vice
Chairman TOYM foundation. Mr. Tan is a Cerfified
Public Accountant in Pennsylvania, USA and in the
Philippines. Mr. Tan graduated from De la Salle
University with a Bachelor of Science degree in
Accounting and Commerce, and holds a Master
in Management degree from the J.L. Kellogg
Graduate School of Management, Northwestern

University.



GILBERTO EDUARDO
GERARDO C. TEODORO,
JR.

Independent Director
Mr. Teodoro,  Filipino,
55 is the Chairman of
the Board of Sagittarius
Mines, Inc. and Indophil Resources, Inc. He is
also a Director of Canlubang Sugar Estate, and
Philippine Geothermal Production Co., Inc., and
an Independent Director of BDO Unibank, Inc.

He is the Chairman of the Philippine Air Force
Multi-Sectoral Governance Council and sits on a
similar council of the Philippine Navy.

MARGARITO B. TEVES
Independent Director
Mr. Teves, Filipino 76
years old, was elected
Independent  Direcfor  on
August 3, 201 1. He is also
an Independent Director
of  AtokBig  Wedge,
Alphaland Balesin Island Club, Inc., and The City
Club at Alphaland Makati Place, Inc. He was
formerly Secretary of the Depariment of Finance,
landbank President and CEO, and a Member of
the House of Representative (representing the 3rd
District of Negros Oriental). He obtained a Higher
National Diploma (HND) in Business Studies,
equivalent to a BSC in Business Economics,
from the City of london College, and a Master
of Arts (MA) in Developmental Economics from
the Center for Development Economics, William
College, Massachusetts, USA. He was conferred
an Honorary Degree, Doctor of Laws, by William
College, and named Senior Adviser to the China-
Asean Economic and Culture Research Center
and Visiting Professor at the Guilin University of
Flectronic Technology in China.

"N DENNIS A. UY

Director

Mr. Dennis A, Uy,
Filipino, is the Founder,
Chairman, and CEO of
UDENNA  Corporation,
4 his  holding  company
with a diverse business portfolio that includes
interests in petroleum retfail and distribution,
shipping and logistics, real estate development,
infrastructure, education, leisure and gaming,
and telecommunications.

He is the President and CEO of Phoenix
Petroleum Philippines, Inc., the country’s leading
independent oil company. He is Chairman of
Chelsea logistics Holdings Corporation, a
dominant player in the shipping and logistics
industry, and Chairman of 2GO Group Inc., the
country’s largest logistics provider.

He is Chairman and President of UDENNA
Development Corporation, which develops and
manages real estate projects such as Clark
Global City, Calaca Industrial Seaport Park,
UDENNA Tower, and The Emerald in Mactan,
Cebu under development. He is Chairman and
President of UDENNA Infrastructure  Corp.,
Chairman of PH Travel and Lleisure Holdings
Corp., President of Enderun Colleges, Inc., and
Chairman of Dennison Holdings.

Mr. Uy is also Chairman of Phoenix Philippines
Foundation, UDENNA Foundation, Siklab Atleta
Pilipinas Sports Foundation, and LIFE Fund. He
was appointed Presidential Adviser on Sports in
2016, and Honorary Consul of Kazakhstan to
the Philippines in 201 1. Mr. Uy is a graduate of
De La Salle University with a degree in Business
Management.
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FR. JOSE RAMON T.
VILLARIN

Independent Director
Fr. Villarin, Filipino, 60
years old, is presently the
President of the Afeneo
§ de Manila University. He
’ is also the Vice Chairman
of the SC|enhf|c Community/ Academe of the
National Resilience Council and Co-Chair of
the National Industry Academe Council. He
is also a Member of the Board of Governors
of Asian Institute of Management (AIM) and
Chairman of the Board of Trustees of Synergeia,
Manila Observatory, and Confucius Institute.
Fr. Villarin is also a Member of the Board of
Trustees of various private institutions, among
which are the Philippine Institute of Pure and
Applied Chemistry, Loyola School of Theology,
and Ateneo de Naga University. Fr. Villarin has
a degree in Physics from the Ateneo de Manila
University and a PhD in Atmospheric Sciences
from Georgia Tech.

GREGORIO T. YU
Independent Director
Mr. Yu, 61 vears old, is
also  currently  Chairman
of Auto Nation Group
Inc. (since 2012), CATS
Automobile  Corporation
He is also the Chairman of

([since 2004).

American Motorcyles, Inc. (since 2012) and

Nexus Technology, Inc. (since 2019). He is
also the Vice Chairman of Sterling Bank of Asia
(since 2006). He is also a Director of CATS
Asian Cars, Inc (since 2012), APO Agua
Infrustructura Inc. (since 2014), ISM Corporation
(since 2016), Philippine Airlines (since 2011)
and PAL Holdings (since 2014). He is also the
Director of Philippine Bank of Communication
(since 201 1), Philequity Management Inc.{since
201 3), Vantage Financial Corporation (formerly
E-business Services, Inc. (since 2015), Vantage
Equities Inc. (since 2013), Unistar Credit and
Finance Corporation (since 2012), Prople BPO
Inc. (since 2006), Glyph Studios, Inc. [since
2011), WSI Corporation (since 2001), and
Jupiter Systems Corporation (since 2001). He is
also a Board Member of Ballet Philippines and
The Manila Symphony Orchestra (since 2009).
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STATEMENT OF MANAGEMENT'S

RESPONSIBILITY
alphaland

CORFORATION

“"STATEMENT OF MANAGEMENT'S RESPONSIBILITY
FOR CONSOLIDATED FINANCIAL STATEMENTS"

The managemant of Alphaland Corporation and Subsidiarias (the Group) is responsibéa lor
the preparation and fair presentation of the financial stalements including the sthedules
-attached tharain, for the yesrs ended Decamber 31 2018, 2018 and 2017, In accardance with
tha prescribed financml reporting framswork indicated therein, and for such mtemal confrol as
managemant dstarmines is necessary fo enable the pregaration of financial stetementy thal are
free from materdal messtatement, whether due to froud or emror

In preparing the consolidated financial statements, managament is responsible for assessing
tha Groug's ability 1o continue as a going concern, disclosing. as applicable manars raisted i
going concern and using the going concern basis of accounting unless management aither
intends. (o hgudate the Compaeny of (o cexss operations. o has no realistic allemative but 1o g
=0

The Board of Duectors is responsible in oversesng e Group's fingncial reporting process,

The Board of Directors reviews and approves (he financial stalemanty including the- schadules
aftached tharsin_ and submits (e same o the siockhalders

Reyes Tacandong & Co. the iIndependent auditor sppomtad by the stockholders, has audied
the fingncial statemants of 1he Group in accordance with Phiippine Standards on Auditing. and
In its report lo {he slockholders, hat expressed (s opinlon on the faimess of presaniation upon
complation of such audit.

iw%

- 4

ROBERTO V, ONGPIN
Chairman and Chiaf Exacutive Officer

CRISTINA B, AMNTA
Senior Vies President - Financs

Signed this 2™ day of March 2020




AUDITOR'S REPORT

@l‘hﬂ‘fﬁﬁ Tacanpone & Co, ===l o

TIRNA FRINC TPLES WISE SO LTINS b

INDEPENDENT AUDITORS" REFOAT

The Stockhalders and the Baard of Orectors
Alphaland Coeporathon

Alphaland Makat| Flace

F23T Avala Ave. oxt. cor. Malugay 3irael
Makati City

Cywiralan

We howe sudited the sccompanying comsslldated financinl uatemernts of Alphaland Corparation and
Subgidiaries (the Group), which comprise the consolldated statements of financlal position as at
Diecomber 31, 2019 and 2018, and (hi condalidated statements of comprehensive income, consoelidated
statements of changes in eguity and consolidated statements of cash flows for each of the three yaars
ended December 31, 2004, 2018 and 2017, and notes to the Tinanca] starements, Indluding a surmmany
of significant sccownimg policies.

In o aplfian, the consalidated fAnedeinl statements pressnt Gidy, b0 all mpteral respecty, the
eandalidated financial podition af the Graug & 'at December 31, 2019 and 2038, and ity consolidated
financlal perfarmance and i85 consalidated cash llowi for each af the thies years anded
December 31, 2019, 2018 and 2017 in accordance with Philippine Fingncial Reporting Standards (PFRS).

Basis for Opinion

We canducted sdr sudity in accordanee with Philippine Standards on Auditing |PSA]. Our respansibllities
under those standards are {urther described in the Awditors” Aesponsibiitiss for the Audit of the
Conzatidated Financlal Srobements section of our veport We are indepdndent ol the Group 6
sccordance with the Code of Ethics for Profassienal Accountants in the Phillppines (Code of Ethics)
togother with the ethicil requirements that are relevant to the audit of the consslidated financial
stataments in the Philippines, and we have fulfillad our other ethical responsibilitses in accordance with
thase reguirements and the Code of Ethics. We balicwe that the sudit evidence we hove abtained &
wutficiant and appropriate to provide o bachs for our opinion.

Cther information

Management is responslhle for the other Infarmation. The ather information comprises the infarmation
included in the Group™s Annwal Report for the year ended December 31, 2019, but does not includs the
consalidated financial statements and our auditors” report thereon, The Annual Beport for the year
ended Decomber 31, 2019 b expected to be made avaifable o us after the date of this awliters’ report.

Our cpinion on the consalidated linanciz] statements does nof cover thie othar information and we will
not express any form af assurmnce conclusion therson
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in connection with our audits of the consolidated finandal statements, our responsibility is to road the
other information identified above when it becomes: available and, in doing =0, consider whether the
atherinformation |5 materially inconsistent with the consolidated financial statements or our knawladge
obtained in the audits or otherwlse appears to be materially misstated.

Responsibilities of Monpgement ond Those Chorged with Governonce for the Consolidated Financlal
Stafements

Management is responsible for the preparation and fair presentation of these consolidited financial
statements 0 accordance with PFRS, and for such internal control a5 management determines i
mecessary to-enable the preparation of consolidated financial statements that are free from material
misstatemant, whether dus to fraud or error,

in preparing the consolidated financial statements, managemeant is responsible for assessing the Group’s
ability to continug as a going concern, discloding, a5 applicable, matters related fo going concern and
using the going concern basis of accounting unless management either intends to liquidate the Group or
1o cease operations, or has no realistic slternative but to do 0.

These charged with govermance are respansible for overseelng the Group’s financial reporting process,
Auditors” Responsibilities for the Audit of the Consofidated Finoncial Sfotemenis

Our objectives are (o obtain reasonable assurance about whethor the conselidated financial statements
a5 o whaole aré free from material misstatemeant, whether dug to fraud ar error, and 1o issue an auditors
repart that includes cur opinien. Reasonable assurance 5 3 high level of asserance, but & not a
gusrantes that an audit conducted in accordance with PS& will always detect a moaterial misstatement
when it exgts, Misstatements can anse from fraud or error and are coniidered material if; indwidually
of in the aggregate, these could reasonably be axpecied 1o influgnce the economic decisions of users
taken an the basis of these consolidated financial statements.

A5 part of an awdit in accordance with P5A, we exercise professional Judgment and maintain professional
skepticism throughout the audit. We also:

®=  |dentify and assess risks of materal misstatement of the consolidated financial statemanis, whether
due to fraud or error, design and perform audit procedures responsive to those risks, and obtain
evidence that iz sufficient and appropriate to provide a bBasis for owr opinion. The risk of not
detecting a materkal misstatement resulting from fraud Is higher than for one resulting from error,
as fraud may involve collusion, forgery, intentional omissions, misrapresentations, or the override of
internal control,

#  (Obtain an understanding of intermal control relevant to the awdit in order to design sudit procedures
that are appropriate in the circumstances, but not for the purpose of expressing an opinion on the
effectiveness of the Groug's internal control,

* Evaluate the appropriateness of accounting pelicies used and the reasonableness of accounting
estimates and refated disclosures made by management.
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#  Conclude on the sppropriateness of management’s use of the going concern basis of accounting
ardd, based on the audit evidence obtained, whether & material uncertainty exists related to events:
at conditions that may cast significant doubt an the Group’s abillty to continue a5 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 consolidated financial statements or, If such disclosures are
inadequate, to modify our opinion. Our conclusions are based on the sudit evidence oblained up ta
the date of the auditors’ report However, future events or conditions may cause the Group to
cease to continue as a going concerm.

*  Evaluate the overall presentation, structure and content of the consobdated fimancial statements,
including the disclosures, and whether the consolidated financial statements repretent the
underhying transactions and cvents in a manner that achleves fair presentation,

*  Dbtain sufficlent appropriate evidence regarding the fmancial information of the entities or business
activities within the Group 1o express an apinicn on the consolidated financial statements. We are
respensible for the direction, supervision and pefformance of the group awdit. We remain solely
responsible for our audit opinfon.

We communicate with those charged with governance rogarding, among other matters, the planned
scope and timing of the audit and sipgmificant audit findings, Including any significant deficiencies in
Intefnal control that we identify during our audits

REYES TACANDONG B CO.

BELINDA B. FERNANDD

Fartmar

LA Certificate Mo, K207

Tas bdenddicatmon Mo, 1020065 30-000

BN Accroditation Na. 4782 Valid until Aagust 15, 2021

SEC Accrediiation Mo, BEIOT-5EC Group A
Walld wniif fanwary I8, 2025

BIR Acoradlithtiomn No, DE-DO5 ] 4A8-004- 2610
Valld wntil October B, 2022

FTA Mg BELRE A
tixead Inmsiary 6, 2070, Makati Ciky

tarch 2, 2020
Makats City, Metro Manila
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ONSOLIDATED STATEMENTS
F FINANCIAL POSITION

AlPHALAND CCRPORATION AND SUBSIDIARIES

CONSOLIDATED STATEMENTS OF FINANCIAL FOSITION

(Ampuntsin Thousands, Except for Book Yae per Share]

Isecember 31
Mone 219 20138
ASHETS
Coavant Aijats
Cash and cath equivalenti 5 F, 184 F110,157
Trade and clher racesables [ 1,589, 758 1,774,918
Land and devebopment costs and parking lols for sale T 3,310,232 3,050 140
Advances to related companies 17 3,527,104 114,379
Chaly shvwes fou 40 10 Lie2 311 1065311
UEhar ciranl assets .} 1,337,541 2 184 454
Talal Currant Assals 11,3x1 100 11,338 365
MNonourrenk Ascels
Irmvesiment in and advances to an assodale 5 12345 11,348
Qub shares for sale « net of current portion 10 A2 455 585 25,590,174
Irnnedtrnent oropuermiss 11 54,542 753 A47E75,812
fopery and equipiient I} 10,658,168 10,134 B12
Other nonowrrent assets 13 158, 764 190,584
Talal Honurrenk Acsets S 08,11 38,024, 331
M08 363,243 3, 3l 00
LLARILIYIES A MK EQUITY
Ciarnenvt Liphilities
Trade ard enlher payables 14 n5,612,035 B3,B595, 06
Advances fram relaled companies 17 355,512 45252
Curren) pexticn gf:
Custaumears deposits 18 R3%27 3592
Long-tesm datit 15 - 1,223,962
Income Tax payable 05 TI5 &, 04D
Tolal Current Liabiktias 6,558,279 5435817
Moncurrent LiabH|des
Customens cepaiaty - mal of urrenn portion 13 192,577 256,111
Kotirenvent [lakHlity 1 BS, A a1 S04
Het deferrad 1ax Kabalities 12 21,671,232 18,541 246
Long-term debt - net ol cumrent portion 1% - 4,074,080
Qiher nencLarenl liabiliies 43 743 9,910
Talal Homtuirent Liabiities 21,380,535 23,856, 545
Tatal Liabilities 28,538,515 29,293 562

{Forward}



December 31
Note 2019 2018
Equity Attributable to Equity Holders of the Parent
Company
Capital stock® 16 R2,842,174 B2 E42,174
Additional paid-in capital 12,769,730 12,769,730
Retained earnings 16 53,419,451 45,295,494
Other comprehensive income:
Cumulative unrealized valuation gain on club shares for
sale 10 25,057,294 22,891,678
Revaluation surplus 12 3577428 3,103,638
Accumulated remeasurement gain an retirement liability 21 40,957 45,350
o7,707,034 Bi6,948.064
Less:
Parent Company’s shares held by a subsidiary 16 16,881,220 16,881,220
Cost of reasury shares 16 1,214 1,214
80,824,600 70,065,630
Noncontrolling interests 5,728 4,508
Total Equity B0,830,328 70,070,138
#109,369,243 ®95,362,700
Book Value Per Share® 23 B5.546 B, 208

Spe oorompanying Notes fo Consolidoted Fimanciol Statements.

*Thie Securities and Excharge Commissicn approved the 10-8o6- 1 Steck Spiin (Sock Spiin) of Alphaland Corpesation an December 10, 2018, Book
value per shane is compubed based on the total cutstanding shares after the effect of the stock split. Thes anfarmation is intended s

additional infarmation for management reporting purposes only.




ONSOLIDATED STATEMENTS
F COMPREHENSIVE INGOME

ALPHAIAND CORPORATION AND SUBSIDIARIES

CONSOLIDATED STATEMENTS OF COMPREHENSIVE INCOME
|Amounts In Thousands, Except for Earnings per Share)

G
0

Tenrs Ended December 31
Hoite 2019 0 1 2017
REVEMLIES 1%
feal eslata sales Pt.115,616 f1.36.5% k1,366 565
f=ntal income id B53.1B3 1,173,732 834,780
S GO 530,538 MG 1R 236,974
ImE&rest WIODME 5 26,545 17033 17, Tod
Qthers 5045 33,650 7,342
1,576,336 JATT E1Y 2483417
COSTS AND EXPEMNSES 20
Cost of sernces FELES1 46,569 360 468
Cost of real estate sold 552587 59,354 B34, M0
General and admnltrate L121 855 1,137,330 B7d, 784
£ A35072 i, 743,273 2,065,592
CTHER INCOME {EXFENSES)
Gain oo Ly valye changes of e tmeny
properthes 11 15,286,157 1453516 11,471 81%
Het acocunting |oss on sale ol Southgale 11 (1.0031,266) - -
finance costs i5 {120,870) [321,345] [385,727]
Cither paing [losues) - nel {r. A7) [10.EST] 2LA76
11,084,599 7031314 11,157,564
INCOMIE BEFORE INDOME TAN 11,224,012 EA L 11571402
PEOVISION FOR INCOME TAX 2
Current F26,587 &8, 180 54,161
[relarred 1565137 1.369.177 3344210
1,391,714 2437557 3402371
HET INCOME T.A53.088 A 7R 203 8163041
CTHER COMPEEHENSIVE COOME [LOSS)
Myl ta be recfazxied o prof or foss in
Sushdaqueal pin -
A=valuatlam increass 12 TEE.557 4,365, 148 9,515
I 1 gifect {230, 500) |1, 287954 L EEd
S3BIFT 077192 6,651
Lnmmalized valuation gain on dyb shargs for
e 1 1,73Y,524 1,084,338 -
Incodmea 1ak effact {409, 054) [1632.651] -
I 422 730 921 &} -
Rameasurament gain (kess) on retirement
lizkbiliby 11 {4.393%] - 21,504

{Fiuracnrd]




Years Ended December 31
Note 2019 2018 2017
To be reclassified to profit or lass in subsequent
yeors:
Reclassification adjustments on disposal of club
shares for sale B e (P216,0318)
Unrealized valuation gain on club shares for
sale - - 58,146
Income tax effect - - 15,789
- - (142,103)
2,856,614 3,998 879 (112,938)
TOTAL COPMPREHEMNSIVE INCOME F10,68% 702 RE 727 182 FE,056,094
MNet income attributable to:
Equity holders of the Parent Company B7,831 868 B4,727.912 B2, 167,662
Noncontrolling interests 1,220 391 1,370
F7.833,088 R4,728,303 R8,169,032
Total comprehensive income attributable to:
Equity holders aof the Parent Company F10,688 482 F3,726,791 RE,054,768
Noncontrolling interests 1,220 391 1326
R10,68%, 702 RE. 727,182 RE.056,054
Total Comprehensive Income Per Share®
Based on weighted average number of shares
-puutandlnﬁ after the effect of stock split 23 W0.733 FOLEAD F0.E33

Ipe pOompanying Notes 1o Consolidoted Financial 5eatements,

*Total comprehensive income per thare i compuled based on weighted average number of shares outstanding after the elfect of the stock
split which was approved by the SEC on December 10, 3018, This information i intended a5 addivional inlarmation for management

reporting purposes only.




ONSOLIDATED STATEMENTS
F CHANGES IN EQUITY

AlIPHALAND CORPORATION AND SUBSIDIARIES

COMSOLUDATED STATEMENTS OF CHAMGES IN EQUITY
A&mgunts In Thopsands)

G
0

Tenrs Ended December 31
ke 2019 014 017
CAPITAL STOCK iE
#alance at beginning of year w2173 $2.655 M0 P2 655 hiy
Additicns - 186467 -
Palarce at end ol year 2,maz174 2,842,174 2,655 707
ADDITHONAL PAID-IN CAFTAL
Balance at beginning of year 12,769,730 10 740074 10 F3%03%
Additens - 2039651 -
Excesd Ol aoquidilicn price pams poguinkd mibereit - - IED
Balance at end of ypar 1,759,230 12,765 730 10 Fa000 s
RETAMED EARMINGS
Palarige Ak baginning af pear 45,295 404 40,343 298 31.17104%
Het income T3 A58 41274912 8,167 662
Redlassification adpstments on dispesal of dub
shares for bk 10 134, 847 189,059 -
Amaoriization of revaluation surplus 107,147 1,918 1441
Changas on InltEl application of $#FR5S 9 B - |17.9491] —
Eakance 3t end of year 53419451 45,195 454 40343598
CTHER COMPREHENSIVE INCOME
Cumuldwibve Linrealzed Valuaton Gain
on Qub Shares for Sake 10
Balkyrice at beginning af year 22491,578 23433 297 13,574 500
Reclacc|lication adpstmenis on dispesal of dub
shares For sake {157,114) [160, 701] [194 434]
Unrealized valuation gakn 2,322 730 9214687 52,311
Efsct of changs in 1aarae - 11,301 805 -
Balance at end of year 25057, 294 12891 678 23,432 497
Arvaluation Suplus 12
Ralance at beginning of year 1102628 FaX T3 6A0
Rogee M2 1IN F 2 B3R IrT EN LI L F) G001
Anvorizaton of revaluatlan surplus {63 AK7) |4t M) 13.041]
Balance at end of year 3577428 3,103,538 To B0
Arcumulated Rimesuresrent Gain
oo R gepiengnt Linhilby 2l
#alance at beginning of year a5a% 45,350 FEE )
femeasurement gain (los) {4,332 - 22,504
Balamee at end of yoar 40,957 45 350 45 350

A ETEEH 2,040,654 23,550.697

{Farwiard)




Years Ended December 31
Mote 2019 018 nr
PARENT COMPANY"S SHARES HELD
BY A SUBSIDLARY 16
Balance at beginning of year (M15881,220) (P16 881 2.0 (@16, 217,972}
Additions - - (61.243)
Palance at end of year [1E,881,.220) (16 381, 2.H0) (16,881,220
TREASURY SHARES 1
Balance at beginning of paar [1,2149) {1.214) (12,114}
Reisauance - - 11,0400
Balance at end of year [1.234] {1,214 [1.214}
MHONCONTROLLING INTERESTS
Balanca at baginning of year 4,504 4,867 1,610
Share in;
et oo 1,220 393 1370
Other comprehensive 054 - - (B )]
Azqulzithan - (750 (100}
Balance at end of year b P 14 4 S0E 4 HE67
#50.830,.328 RT0,000,.13E EB0, 415,514

SR oot e PR o Covliodichare sl PR ot S0ate munet.




ONSOLIDATED STATEMENTS
F GASH FLOWS

AlLPHALAND CORFORATION AND SLUBSIDIARIES

CONSOLIDATED STATEMENTS OF CASH FLOWES
A&mgunts In Thopsands)

G
0

Tears Ended December 31
Mote 0L9 FME 2017
CASH FLEWSE FROM DPERATING ACTIVITIE:
Income beforg incpme 1ax M2 E2 #7155 BED 1571403
Adpstrments lor;
zamn on fair valve changes of westment
BRI 11 8285,157) {7,453 516} [11,471,819
Mer accoumbing bodd froer 1ale al Saurhgse 11 T 03, Dak - -
Cwprrdatian and amortization 12 350 A 1045, 100 124,567
Finange Cosls 15 180270 A2 345 355,777
Interest income 5 116.545) (17,033 [17,784]
unrealiped foredgm eschange losses il 3554 1,117
Loss o fordeltures and cancdladan T - 197,387 -
Galn an sale of club shases for sale 10 - - 111%,152)
EqQuity i net Income of 3 assboiate b - - {1,3B1]
Chperalhng anecemee Bafore warkmg capital Changes A57.071 513,727 3439,6%8
CroCrEase | e ds e} n:
Trade and other receivables 179276 {232 A7H] (738,383
Land and derelopment costs and parking hots
for salg (133,705) {153, 25400 1537257
Cither currenk acsets 410, 1ad [15,5449] |24, 5 24)
Increase n:
Trade and olhear payatied 6,327 ITT. 383 321,031
Corsiorlrd’ o eprcrdica & el OR 504 241,142
Redrasmsent Fabdity 14,085 20058 15,540
thet rash generated from [wsed for] apesaclons LAEZS TOF. 7B {E54,553)
Invecires Laxé s plid (3FF.TEL) [46,718] [17.8566]
N r LT f i 31438 118931 172,764
Hret cash prooitied by [uted in] perating sotitle 1526 753 472913 ER5, 55)
CASH FLOWS FROMA INVESTING ACTIVITIES
Froceeds frigm:
Rescleshon of saip 2 disposall 0F Hwestenpnt
e il ] 11 4 45k - 211,215
Sk ol club shared fod 1k 111.3M 159711 158,214
Rizpoal ol preperty andd pguipmenl 640 E ) ) -
Dxorease {ingreagr} in:
Advanies 1 relrted companies (407,725 [EEFR )] e, 30
Qe nuvkcur re vt assets E&20 134658 [15, 5end}
Inwestment in 0 abvances o an assoclate - L7540 5,611
Bdyandes 10 an assaridue - - 1,68%
Bt mie s [0
Property and equipment 12 {120,585) {1.633,1601 {435,010]
Inwestment properties 11 [47.23E) {208, 777] [33.450
Solftwarg 1% [2.458) [5, T36) -
Club shanes foe sate [1.500) [ 400 -
Met cash provided by [uged in] invesling activities 401744 118752141 Qe 826

|Farward)




Years Ended December 31
hote 2019 Fukd 1) 1y
CASH FLOWS FROM ANANCI MG ACTIVITIES:
Payments of:
Long-term debt (W5 322 4x7) (M1, 193 853) [R5, 318 62T
Fovae Codls (330,809) [296.978] [G05,945}
Increase [deraase) i
sdvances from related companies 111,250 163 4BR 73,071
Other noncurrent balilitoes 351 %oz [62.601)
Priceeds from:
Issvance of new shares - 2,216,114 -
Avallments of kong-term debt - Ta2 757 6,530,142
Purchage of Parent Compary shares held by a
subsidiary 16 - - 163,248
Movements in treasury shares - — 11,000
Mat cash previded by [used in] financing ackivities {5, 541,594) 1,682 204 555,702
EFFECT OF FORENGN EXCHANGE RATE CHANGES
Ol CASH AND CASH EQUINALENTS [741) [3, 5841 11,117}
MET WICREASE [DECREASEY IN CASH AND CASH
EQUIVALENTS 3258 276,325 (753 R55)
CASH AND CASH EQWVALENTS AT BEGINNING
iF YEAR
Cazh and eah equicpbeats 3 110,157 215,502 256,146
Aeftricied cash 3 382,044 1,182 FI0516
433,101 21E 76 SIEAETD
CASH AND CASH EQUIAYALENTS AT END OF YEAR
Cash and cash equivalents 1 434,183 113,157 215,553
Restricted cash i 1,175 352944 1,183
R395 3549 £493,101 R216. 776

L apcompimyitg Motes ng Coneollfode d Floanchn' Seplemeny.




NOTES TO CONSOLIDATED

FINANCIAL STATEMENTS

ALPHALAND CORPORATION AND SUBSIDIARIES

NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

1. Corporate Matters

Corporate Information
Alphaland Corporation (ALFHA or Parent Company) is a holding company incorporated and
registered with the Philippine Securities and Exchange Commission (5EC) on November 19, 1950.
The principal business of ALPHA and its subsidiaries {collectively referred to as the “Group”) is real
property development.

The registered office address of ALPHA is at Alphaland Makati Place, 7232 Ayala Ave, ext. cor.
Malugay Street, Makati City.

The consolidated financial statements as at December 31, 2019 and 2018 and for each of the three
yvears ended December 31, 2019, 2018 and 2017 were approved and authorzed for issuance by the
Executive Committes of the Board of Directors (BOD) on March 2, 2020,

ALPHAs Legal idiari t December s n
Percentage of
Place of Cramership
Company Incorporation  Matwre of Business 2019 and I1B
#ilphaland Southgate Tower, Inc |A5TI] Philippanes Real property development 100
Alphaland Balesin sland Resor Corporateon

[ABIRC] Philippines Real property development 1040
Alphaland Makati Place, Inc. [AMP[) & Philppanes Real propenty develapment 100
Alphaland Bapuio Mountain Log Homes, Inc.

| ABILHI| Philppanied Real progenty developrment 100
#Alphaland Balesin International Gateway, Inc,

[fodimerty Alphaland Baledh Galewhy,

Inec, ) [ABIGI) Philippénes Real propesty development 104
Alphaland Redamation Corparation [(ARC) Philippanes Feal propenly developrment 100
2358 Blue Holdings, Ine. {Blus Huldln!::f”' Philppanis Hedding comparry 1040
filphaland Southgate Restaurants, inc. (ASAIIE  Philippanes Restaurant operations 1040
Alphaland International, Inc. [Al) Philppanad Hodding comgaary 100
#Alphaland Aviation, Imc. {AAL) Philippines Aiation 100
Alphaland Avistion - Pampanga, lne. (AAPI) ™ Phiippanes Awiation 100
fegle Wellness Center, bnc. [BWCI) Philippanes ‘Welneds center 100
Alphaland International, Inc, - BV British Vingin

Islamds Hicdd ing compary 100
dibphaland International, Inc. - Seychelles Segchellos Holding company 100
Superface Enterprises Limited Hongkong Holding compary 100
#eghe Drugstore Inc. (ADI) Philippines Phanmacy 104
Chaice Inssrance Brokerage, Inc. (O81) = Phiippanes Insurance brakerage 100
Alphaforce Security Agency, Inc. [AS&]) = Philippanes Security agency &0
Regtsione Mountaen Holdngs ng, [RBAHI) Philippanes Hiodding compary 100
Lodgepcde Holdings, inc. (LM ™M Phiippines Hodding compary 1040
BAL, Bagusa Halding Esgates Ime. (MBHEI) ™ Phalgpanid Hedding campary 100

[Forasard]




Feroentage of

Place of Orwnirship
f.-:rnEnr In:nfE-ln'linn HNabare of Dutieisy 2019 and 2018
Tiop ol thee Alph, Ing. [Top ol ke Slpha) & Philippine Reslauafant aperatians 1
The Alpka Suites, Ing. [Alpha Suseed] il P Real e5tate Campany 100
Firscrast Holdings, Ing. (PHI 1 Philippinegs Hidding coem pany 100
faj Thioagh A5T)
141} Thtoagh 447
fed Theosgh AP, eorparaned is 2005
(11} Theosph Blue Holdwg s

fel  Aszopkete in MIIE
{1 Iecovpersted in JOIE

Events after the Reporting Period

On January 2, 2020, a group of shareholders reduced the number of their subscribed ALPHA shares
from 1.864,664.240 to 466,157.500. Alpha and the shareholders executed a new Deed of
Subscriptions [Deed) to supersade the previous Deed executed by the parties on June 11, 2018,

Summary of Significant Accounting Policies

Basis of ration and Statement of Compliance

The consolidated financial statements of the Group have been prepared o compliance with
Philippine Financial Reporting Standards (PFRS) issued by the Philippine Financial Reporting
standards Council and adopted by the SEC, including SEC pronouncements. This financial reporting
framework includes PFRS, Philippine Accounting Standards (PAS), and Philippine Interpretations
from International Financial Reparting Interpretations Committes (IFRIC).

SEC Memorandum Circular Mo, 14, Series of 2018, Philppine Intergretation Committee Question and
Answer [PIC 0&A4) 201812 Implementation laswes Affecting the Real Estate Industry, provedes relief
o the real estate industry by deferring the application of the provisions of the PIC Q8&A 2018-12
with respect to the accounting for significant financing component, wninstalled materials and the
exchision of land in the calculation of percentage-of-completion (POC), for a period of three years,
This deferral will only be applicable for real estate transactions, Effective Janwary 1, 2021, real estate
companies will adopt PIC O, 2018-12 and any subseguent amendments thereol retrospectivedy or
as the SEC will later prescribe. The Group opled to avail the relief in connestion with their real
estate transactions. Adoption of the PIC Q24 2018-12 will affect the Group's measurement of POC
in relation to its revenue recognition for real estate transactions.

SEC Mermorandum Circular Mo, 4, Seres of 2020, Deferment af Irnmplermentation of FRIC Agenda
Decigion on Quer Time Transfer of Constructed Goods (PAS 23-Borrowing Cost] For Real Estate
Ingdustry, provides relief to the real estate industry by deferring the implementation of IFRIC Agenda
Decision on Crver Time Transfer of Constrected Goods (PAS 23-Borrowing Cost) until December 31,
2020, Effective January 1, 2001, real estate companies waill adopt the IFRIC interpretations and any
subseguent amendments thereto retrospectively or a3 the SEC will later prescribe. The Group opted
to avail the relief in conpection with their real estate transactions. Adoption of the IFRIC
interpretation will result to the Group’s interest expense related to asset being constructed cwver
time being charged directly to expense.

Measurement Bases
The consolidated financial statements are presented in Philippine Peso, the Group's functional
currency. All amounts are rounded to the nearest thousands unless atherwise stated.




The consolldated financial staterments of the Group have besn prepared on a historlcal cost basls,
excapl for the Fallowing:

v Oub sharas for sale which are designabed at fair value through other comprahansive incorme
(FvYocl);
Investment properties which are measured at fale value; and
Serviced residences and aircrafts presented under "Property and equipment™ acoount which are
stated at revalued amount.

Historical cost is ganerally based on the [air value of the consideration given in exchange of assars
and Fair value of the considerabion received in exchange for incurring a ability.

Fair vadue is the price that would be received o sell an asset or paid to transkes 3 Gability i0 an
orderdy transaction bebwean market participants at the measuramént date.

The Group wses market observable data to a possible extent when measuring the Fair valge of an
asset or a llablity. Fair values are categertzed inte different levels in @ falr value hisrarchy based on
Inputs used In the valuation technlques as follows:

* Leval 1 - Quoted junadjusted) market pricas in active markets for identical assets or labilities.

+  Level 2 - Valuatlon techniques for which the lowest fevel input that Is slgntflcant te the falr value
rieasararmant is diractly o indiractly obsarvable,

s Lewrel 3 - Valuation techiniques for which the lowest fevel input that is significant to the fair value
measurement 5 unobservalde.

H the inputs used to measure the fair value of an asset ar a liability might be categorized in different
tevels of the fair valwe higrarchy, then the fair value measurement is cakegarized in its entirgty io the
same fevel of the fair vafue hierarchy as the fowest level input that is significant 1o the entire
meazurement,

The Group recognizes transhars betwaen levels of th fair value hierarchy at the end of the reporting
parind during which the change has oecurrad,

Further information abowt the assumptions made in measucing Fair values is inCluded in Notes 10,
11,12 and 25

Adppthon of New and Amended PFRS

The accounting palicies adopied are consistent with those of the previous flnancial year, except for
the adopilen of the following mew and amended PFRS which the Group adopted effective for annual
parinds Baginaiag on or atter laduary 1, 201%;

¢ PFRS 16, Leases — PFRS 16 replaced PAS 17, Leagses, IFRIC 4, Determining whelher on
Arrangérttent contoins o Lease, Standard [ntarpretations Compaithea {SIC) <15, Operabiny Loases-
Incentives, and 5IC-27, Evalugting the Substance of Tronsactions fnvaleing the Legel Form of o
teose. PFRS 16 sets out the principles for the recognition, measurement, gresentation and
disclosure of leases and requires lessees to account for all leases under @ single oo-balance
sheat model similar 1o the accounting for finance leases under PFAS 17. The standard Inciudes
twa recopgnhlon exemptions for fessess — feases of low-value aszets and short-term leases {l.e.,
leasas with a laase term of 12 months o less).



At the commencement date of a leass, the lessee shall recognize a lhability o make lease
payrrents and an asset rapraseating the right to use the undarbving asset during the leate term,
The lessea is required to recognize the interest on the lease liability and to depreciate the nght-
of-use [ROU) asset.

The lease liability shall be reviewed when there are changes in the kease term and other events
affecting the lease, such as fubure lease payments resufting from a change in the index or @te
wsed to determinge those payments. The remeasurement OF the leasze liability should be
recognlzed a5 an adjustament ta the RO asset,

Lessor accounting under PFRS 16 iz substantially unchanged from  accounting under
PAS 17. The lessor shall continue to clasafy leases using the same chassiflcation princlple as in
PAS 17 to distinguish the twa types of hease s oparating and linanca leasas,

The Group leases its hangar premises from various entities with terms of 9 years and 10 years,
These are renewable upon mutwal agreement of the parties.

The Group has adopted PFRS 15 using the medified retrospective approach, which requires that
the curmulative effect of applying the new standard is recognized at the beginning of the year of
Initial application. Accordinghy, the comparative information prazented for 2018 and 2017 have
not been restated, The lease labllities were measurad at the present value of the remaining
fease paymants, discountad at the Graup's incramantal barrowing rate as at lanuary 1, 2019
ranging from €_B8% to 7.05% depending on the lease term. ROLU assets were measured at the
amount equal to the lease liabilities.

The folfowing table summarizes the ROU assets and lease liabilities recognized as at
January 1, 2019 {seps Note 18):

{ire Thowsands)
RO assets k19482
{in Thousands)
Curtienn powbicny of [ease [iabikives F3,219
Moncwrent portlon of kease Nabilitles 16,463
Tokal [eaze liabilities F19,482

Phlllpplae Interpretation [FRIC 23, Uncertointy Quer income Tax Treotments — The Interoretation
pravides puidance on how to reffact the effects of uncartainty in ateounting for income tagas
wider PAS 12, Incortte Toxes in padticular (i) mattars o Be considered in accounting for
uncertain tax breabments separately, i) assumplions for taxation authodties' examinations,
fiii] determinants of taxable profit (tax |oss), tax bases, ufused tax losses, unused tax credits and
tax rates, and (v} effect of changes in Facts and Circumstances.

Amendments W FFRR 3, Fnoncip! Insfrements - Prepoyment Feglores with  ANegobhe
Campensobian — The amendments clarify that a financial asset passes the "solely payments of
princlpal and interest™ <riterion regardiess of an event or <ircumstance that causes the aarly
ermination of the contract and irespactive of which party pays or racaives reasonable
compensation for tha aarly terminabion of the contaact, Consequantly, financial assex with
termination provisions £an now e measured at amaortized cost {or, dependimng on the busimess
madel, at FYOCl.




+  Amendments ta PAas 19, Emploper Senefits - Man Amendment, Curtaliment or Settiement — The
amendments specify hgw companies remeasure a defined benefit plan when a change - an
amendment, curtailment or seitlement - toa plan akes face during a reporting period. It
requires enthles te use the updated assumptlens from this remeasurement to determlne
curcent service pgst and net interest cost for the remainder of the reporting peripd after the
charge to the plaa.

*  Amendments to PAS 28, imasstments 0 Associates and Jomt Ventures - Long-term interests In
Associates ond Joint Ventures — The amendments require entities ta use PFRS 9 in accounting for
its long-term interests {i.e., preference shares and long-term receivables or loans for which
sattlement |s neithar plannad nor llkaly to occur in the foresesable futurae) in an assoclate or
joint wenture in which the eguity method under PAS 28 i5 not applied, The clarification is
realevant because the expacted cradit lazs model under PFRS 9 shall be applied to thaze long-
term interasts,

+  Annual Improvements to PFRS 2015 to 2017 Cycle:

= Amendments o FFRS 3, Ausiness Combimotians and PFRS 11, foint Arrangernends -
Freviously Held Interect in a fomt Cperakion — Tha amendments te PERS 3 clarify that when
an entity obtains control of a busingss that is a jpint gperatign, the acquirer applies the
requirements for a business ¢combination achigved in sages, including remeasuring
previousty held interests in the joint operation at its acquisition-date fair value, The
amendment to PFRS 11 clarifies that when an entity gbtzins joint cantrol of a business that
i$ & joint operatian, the previowshy bald interests in that business are ot remeasured.

- Amendments t PAS 12 facarte Taxes - Incorme Tax Cansrguences AF Poyrrents o0 Firancisl
Instrumenis Oossiffed os Equity — The amendments require entities o recognize the income
tax consequences of dividends as defined in FFRS 8 when the liahility to pay dividends are
recognized. The income tax cansaquances of dividends are recogaized sither in proRE or
loss, other comprehensive income (OC1] ar equity, consistently with the transactions that
genergted the distributable profits.  This requirement applies to all income tax
consequences of divldends, such as withhaldlng taxes.

- Amendments to PAS 235, Barrowing Costs - Bovrowimg Casts Elgible for Capltalization — The
amendments clarify that an entity treats as part of its general bommowings any specific
orrowings made to develop a qualifying asset when substantially all of the adtivities
necessary to prepare that asset for intended use or cale are complets,

The adeptten of the foregoing new and amendad PFRS did nat have any material effect on the
censlidated financial statements. Additional disclosures were included in the nates to consolidated
linancial staternents, as applicable.




Amended PFRS in 330 But Mot Yet Effective
Relevant amended PFRS which are not yet effective for the year ended December 51, 2019 and have
not been applied in preparing the consolidated financial statements are summarized below,

Effectlve for annual penlods Beginning on or after lanuary 1, 2020;

Amendments ta References to the Canceptual Framework in PFRS = The amendments inglude a
new chapter on messurament; guldance on reporting financlal gerformance; impraved
definitions and guidance-in particular the definftion of a liability; and clarifications in impartant
areas, such as the roles of stewardship, prudence and measurements uncertainty in finangial
reporting. The amendrments should be applled ratrospectively unless retrespective application
would be impracticable or involve undue cost or effort.

Amendments ta FFRS 3 - Definilion of o Business — This amendment pravides a prew deflnition of
a “business” which emphasizes that the output of a Buginess is o pravide gaads ard services to
custorers, whereas the previous deflnition facused on returns in the farm of divdends, fower
costs or other econgmic benefits 1o investors and others. To be considered a busingss, “an
integrated sor of activitios and assets’ must nomw include ‘an input and a substantive process that
together significantly contribute to the abillty to create an output’, The distinetion |s Impontant
bacause an acquirer may recognize goodwill [or 3 bargain purchase)] when acquinng a business
But ot a group of asers. An optional dimplified assassment [the contentratian test) has Bean
Intraduced to help companles determine whether an acqulsition |= of a bustness or a group of
assets.

Amendments g PAS 1, Preseatobion of Aaonoigd Stotements and PAS 8, Accounping Polcies,
Changes in Accounting Esbirmates and Errovs - Definition of Matens! = The amendments clarify
the definition of “matesqial” and how it should be applied by companies in making matenality
judgments. The amendments ensurg that the new definitipn is consistent agross all PFRS
standards, Based on the new dafinitlon, an Infarmation is "materkal” IF omitting, misstating or
obscuring [t could reasonably be expetted o influence the decisions that the prinmary users of
general purpase financia! statements make oo the basis of those financial statements.

Deferred sffectisity -

s

Armendments to PFRS 10, Consolidated Financial Statements, and PaS 1B - 3ale ar Contribution
af Asseis Beiween or investor and 5 Associade ov Joing Yenture = The amendments addeess a
conflichng pravision undar the two standards, 1t clarifias that a gain or loss shall be recognived
fully when the transaction invohlves a business, and partially if it involves assets that do not
constitute a business. The effective date of the smendments, initizlly set for annpal penipds
Beginning on or after January 1, 2016, was defesced indefinitely in December 2015 but earlier
application is still permitted.

Under prevailing circumstances, the adaption af the faregaing amended PFRS is ot axpacted to
have any material effet on the consolidated financial statements of the Group, Additionai
disclpsures will be included in the consolidated financial stavements, as applicable.




Basks of Consolldation

The <onzolidated flnanclal statements include the accounts of the Parent Company and hts
subsidiaries. Subsidiarias are entities conteafbed by the Parant Company. Contral is achigved when
the Parent Company is exposed, or has right, to vaniable retums from its invesbment with the
Investes and it has the abillly to affect these returns theough [ts powers over the [nvestes,

The Parent Company re-assesses whether or not it controls an investee if facts and circumstances
Indlcate that there are changes to elements evidenclng contral,

sSubsidiaries are consolldated from the date of acquisition or incorperation, belng the date on which
thé Farent Company obtains cantrol, and continuée ta e consalidated until the date such contoal
ceAses Assets, liabllikles, income and expenzes of 3 subsidiary acquired ¢r disposed of durlng the
year are [ncluded in the consedidated flnanclal stataments from the date the Group galns contral
until the date the Group ceases 1o control Bhé subsidiany.

The financial statements of the subsidiaries are prepared for the same reporting oeriod as the
Parent Company, using conslstent accounting podlches.  All intra-group balances, transactions,
unrealized gains and losses resulting from intra-group transactions and dividends are aliminated in

full.

A change in the ownership interest of a subsidiary, without a loss of control, is acoounted For as an
equity transaction,

Honcontrolling interests (NCI) represent the portlon of net results and net azsets not beld by the
Parent Company. These are presented in the consolidated statements of financial position within
equity, apart from equity attributable to equity hokders of the parent and are separately disclosed in
the consalidated statements of comprebenslve income, NC| pertalns to the equity [nterest in A3al as
at Decemnber 31, 201%, 2018 and 2017 and CI8 as at December 31, 2017.

Losses within a subsidiany are attributed ta the NCI even if that resufts in a deficit balance.

K the Parent Company loses control over a subsidiary, it derecognizes the assets induding goodwill,
liabilitias and NCI in the subsidiary. The Parent Company cecognizes the fair value of the
consideration received and the fair wvalue of any investment retained together with any gain or loss
in the consolidated statements of comprehensive income,

Business Cennbinations and Gomdwill - Business commbinations are acoounted for using the acquisition
methadl. The cost of an acquisition is measorad as the aggregate of the consideration transfarrad,
measured at acquisition date fair valye and the amount of any NCI in the aCquires. Far each
business combination, the acquirer measures the NCI i the stquires aither at fair value or at the
proportionate shane of the acquiree’s identifiable net assats.

K the business cambination is achieved in stages, the acquisition date fair value of the acquirer's
praviaushy held aguity intecest in e acgquires i rameasarad to fais value at the acquisition dats and
any resulting gain or foss is racognited in profit or foss,

Goodwill is initially measured at cost being the excess of the aggregate of the consideration
trangfermmed and the amount recpgnized Ffor NCI gquer the net identifigbte assets acquiced and
liabilities assumed. IF this consideration s lowar than the fair value of the net assets of the
subsidiary acquired, the difference is recognized in profiv or Ioss.



Fisanclal Assats and Liabillties

Date of Recognitizn, The Group recegniies a flnanchal asset or 2 financlal liablitty |n the consolldated
staremenis of financial position when it becgmes a party 1o the contractual provisipns of a financial
instrurment. In the case of a regular way purchase or sale of hinanclal assets, recognitéon and
dergcagnitipn, as applicable is doneg using settiement date accounting.

Inital Recogrition. Flnancial Instruments are recognized Inltially at Falr value, which |5 the falr value
of the consideration given (in case of an asset) or received (in case of a liability). The initial
maasurament of financial instruments, axcoapt for thase designated at fair value through profit and
loss (FWYPLY, Includes transaction cost.

“Doy 1* Difference. Where the transaction in a non-active market is different from the fair value of
ather observable current market transactians [n the same instrument or based on a valuation
technique whose variables indude onty data from obseratle market, the Group recognizes the
difference between the transactlon price and falr value [a “Day 17 difference) in profit or 1055, 10
<ases where there is np gbsecvable data on inception, the Group deems the transactions price as
the hest estimate of falr value and recognizes “Day 1 difference in profit or boss whan the inputs
become obzervable or when the instrument is dececognized. Far gach transagtion, the Group
detemminas the apprapriate method of racognizing the “Day 1 diferance.

Cassification of Finoncigf nstruments,  Effective January 1, 2018, the Group classifies its financial
assats ar initial recogaitian under the allowing caregorias: [a) Anancial assers at FYPL, (b financial
assets at amortized cost and, [c) flnanchkal assets at FYOKL The clasdfication of a Ananclal asset
largely depends an the Groop’s Business model and on the purpose for which the finangial
Instrupaents are acqulved erincurred and whether thase are quated in an acbive market,

Financial liahilities, on the aotber hand, are classified as either financial liabilities at FYFL or financial
Habilithes at amertizad cos.

As at December 31, 2019 apd 2028, the Group does ot have financial assets and liakdlities at FYPL
and debt instruments maasurad ak FYOC,

Frnonctal Assets at Amartired Cast A financial asset shall be measured at amartized cost if both of
the folfowing conditions are met;

+ the financial asset is held within a business model whose cbjective is to hold financial assets in
order to collect contractual cash Aows; and

+ the contractual terms of the financlal asset ghve rise on specificd dates to cash flows that are
salely payments af principal and interest on the pringipal smgunt outstanding.

Financial assets at amoriized cost are subsequently measured at amortized cost wsing the effective
inkarest method, less allowance ke impairment, if any, Amortized cast is calculated by taking inte
account any discount or premiym on acquisition and fees that are an integral part of the effective
inkarest rate. Gaing and lossas are vecognited in prolit or loss when the financial assets are
dergcagnized and through amortization process. Financial assels ab amortized cost are included
under current assets il realizability or collactability is within 12 months aftar the reporting pediod,
Ctherwise, these are classified a5 nopcurrent assets.




ncfuded in this category are cash and azh equivalents, teade and other receivables fexchiding
advances to officers and empleyses], advances to related companies, restricted cash [presented
under “Other current assets” account), advances ta an associate and refundable deposits (presented
under "Other noncurrent assets” account).

Fingacial Assets af FWGOL  Bquity secudities which are not held For trading may be irvevocably
Hesignated at initial recpgnition under the PAOCT categary.

Flnanslal assets at FvOC) are Inbtially measurad at falr value plus transaction costs, After Inlthal
recognition, finangial assets at AYOC! are measured at fair value with unrealized gaing or Mosses
recogaizad in OC| amd ara included undar “Other comprehensive incame” account in the agquity
section of the consolidated statements of financial position. These fair vaklue changes are recognized
I equity and are not reclassified to profit or loss [0 subsequent perlods, On dlspasal of these equity
seeunities, any cumulative valuanon gains or losses will be veclazsilied to retained earnings.

Classified under this categary are the Group’s club shares for sale.

Finencig! Liokilities ot Amovtized Cost. Financial liabilties are categorized as finarncial liabilities at
ampriized oost when the substance of the contractyal arrangement resufs in the Group having an
shligation eithar to delivar cash or anather linaactal asset to the holder, o ta settle the olligation
other than by the exchange of a fxed amount of cash or another financial asset for a fixed number
of d5 own equity instruments.

These financial liahilities are initially recognized at fair value less any directly attributatle transaction
costs, Aftar initial racogaition, these financial liabilitiss are subsedueantly measurad at amortized
cast using the effective interest method. Amortized cost is calculated by taking into account any
diseount or premium on the (ssue and fees that are an integral part of the efective Intersst rate,
Gains and logses are recognized in profit or koss when the lizbilities are derecognized ar through the
ametization process,

This category includes trade and other payables (excluding deposits from sale, unearned income and
statukory pavables), advances from related companies, customers' deposits and long-term debt.

Impalirment of Finandal Assets at Amortized Cost

Effective January 1, 2018, the Group recards an allowance for expected credit lass [ECL) on financial
aszals at amertized cost baszed on bhe difference between the contractual cash Aows due in
agcardance with the contract and all the cash Aows that the Group expects 1o receive. The
difference is thon discounted at a0 apprasimation o the assar's ariginal effective interest rate,

The Groun measures 035 allpwances ab an amount equivalent to the 12-month ECL for financial
assets on which cradit risk has not [noreased signiflcantly dnce initlal recognition or that are
determined 1o have low credd risk at reparting date. Otherwise, impairment loss will be based on
[ifetarre ECL.

When determining whether the oredit risk of a inancial asset has increased significantly since initial
recognition, the Group comparas the risk of a default accurring on the flnanclal instrument as at
reporting data with the risk of a default occuring on tha finarcial instrument on the date of initial
recognition and consider reasonable and supportabte information, that 5 available without undue
cost or efort, |0 addibion, the Group considars that there has baen 2 signilicant inccease in credit
risk when contractual payments are meorg than 30 days past dug.



Trade Receivoles. The Group has applied the simplified approach in measuring the ECL an trade
recelvables, Slmplified appreach requires that ECL should always be based on the Nfetime ECL,
Therefore, the Campany does ot track changes in eredit risk, but instead recognites a loss
allowance based on lifetime ECL at sach regorting date.

The Group has established a provision matrix that is based on its histonical credit toss experience,
adjusted for forward-looking factors spaclfic to the debtors and the econoemic enviranment and an
assassment of both the cuvent as well as the foracast direction of conditions at the repocting dare,
inCludiong time value of money where appropriate.

Prior to January 1, 2018, an allowance for impalement losges |5 recognized when a flnanclal asset or
a group of Anancial assets is deamed to e impaired, @2, . and only if, thece is an objective
evidence of impairment as a result of one or more events that have occurred after the initial
recognition of the asset (a "loss event”™) and that lpss event [or events) bas an impact on the
estimated huture cash fows of the financial asset or the group of financhkal assets that can ba reliably
estimated.

Far all reporting perieds, a financial asset is written off when there is no reasonable expecation of
resavering the financtal 2358t in its pabirety oF 3 povtion thereal. This is gerwerally the case when the
Group determines that the counterparty does not have assets or sources of lncome that could
generate sufficent cash flows to repay the amounts subject to the write-off,

Derecognidon of Financlal Assets and Linbiffiies

Financial Assets, A flnandal asset {or, where applicable a part of a flnanclal asset or part of a group
of similar financial assets] is darecognized when:

¢ the right to receive cash Mlows from the asset has expired;

* the Group retains the right to receive cash flows from the asset, but has assumed an oblgation
to pay them n Tull without material deday to a third garty under a “pass-through™ arrangement;
o

» the Group has transferved its right to receive cash Mows [rom tha azsat and eithar: [a) has
transferrad subistantially all the risks and vewards of the assat, or (B} has neither wansferred nor
retained substantialty all the risks and rewards of the asset, bt has transferred comtral of the
asset,

When the Group has transferred its right to receive cash flows from an asset and has neither
transferred mor retained substantially all the rsks and rewards of the asset nar transféerred
control of the azsat, the aszet is recognizad ta the extent of the Group"s continuing invalvemeant
In the assat, Comtlnuing lnvolverment that takes the farm of a guarantee aver the transferred
asset is measured at the lower of the original canying amount of the asset and the mazimum
ameount of copsideration that the Group could be required to repay.

Fingnciof Ligbiities. A financial liability iz derecognized when the abligation wpder the liability is
discharged, cancelled or axpired, YWhean an existing linancial iability is replacad by another Irom
the same lender on substantialty different terms, ar the terms of an existing labdlity are
substantialty modified, such an exchange or modification is treated as a derecognition af the
original Hability and the recoprition of 3 aew liability. The diferance in the respective carrying
ampunts is recognized in peofit or toss.
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Orffsetting Flnancial Assrts and Liabillties
Fimancial assets and liabilities are offset and the net amount is reported in the consolidated

statements of financial positien if, and anly if, there iz a currently anforceable legal right to offsat
the recognized amounts and there |5 an intentlan o settle on 3 net basis, or to realize the assels
and settle the liabilities simultanepusly. This is not generally the case with masker netbing
agreements, and the related assets and liabilities are presented gpross in the consolidated

statements of financlal position,

Classification of Anancial Instrument batwean LiabIRty and Equity
A Fimancial insbrumant is clastitied as liahility iF i provides For a contractual obligation to:

+  Deliver cash or angther Anangial asset to another entity;

+ Dochange fimancial assets or financial liahilities with angther entity ueder conditions that are
potentially unfaverable to the Group; or

= Satishy the obligation ather than by thie exchanga of a leoed amaunt oF cash or anather financial
asset for a fixed number of own equity shanas.

I the Group does nok have an unconditional right (o avoid delivering cash or anpther financial agset
to sartle its contractual oblipation, the oblipation meets the definition of a financiad liabilivy,

Land and Devalopaant Costs and Packing Lots for Sale
Property acquired or beirg constructed for sale in the ordinary course of business, rather than ta be

hedd for rental or capltal appraclatien, = held as [aventery and |z measured at the fower of cost and
net reallzable value [ NRY).

Custs includa:

+ (ost of the fand;

+ Constructien and development costs; and

+ Borrowing costs, planning and dezipn costs, costs of site preparation, prafessional fees, property
tramsher taxes, consteuction ovarheads and other refated costs,

NRY is the estimated selling price in the ordinary course af the business, based an market prices at
the ceporting date, less estimated specificalty identifiable costs to complete and the estimated cosks
to sell.

Orther Current Azsats
This account mainfy consists of the excaess of input value-added tax (VAT] over output VAT, advances
to contracters and suppllers, creditable withhalding taxes (CWTI, prepayments and suppliss,

VAT, Revenues, expenies and asses are recognized nat of the amaant of VAT, eept:

+ whese the tax incurred on a purchase of azsets or services is not recaverable from the taxation
authodity, in which case the tax is recognized as part of the cast of acquisition of the asset or as
part of the expensa item as applicable; and

« recaivables and payables that are stated with the amount of toc ineluded.

The net amaunt of tax recoverable from the taxation authority is included a< part of “Other cumrent
assets” agcount in the consplidated statements of financlal gasition.
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Advances to Contraclors and Suppiers. Advances W contractors and supplers represent advance
payments on goods and services to te incumed in connection with the Group's projects and
cperations. These are charged to expenze ar capitalizad to projects in the consolidated statements
of linancial posheen, upon actual recelpt of services ar goods, Theze are considerad as nonfinancial
instruments as these will be applied against future billings from contractors and suppliers. Advance
payments to contractors and suppliers, elating o the portion of projects that are classified as
investrment property and advance payments that will be applled agalnst future bllings bevend 12
manths kam the veparting data, ars prasented as part of “Other nancurrant assats” account in the
consolidated statements of financial position.

CWT. CWT represents the amount withheld by the Group's Customers in relation toitsincome. CWT
can be whilized a: paywent For intome taxces provided that these are propedy suppocted by
certilicates of craditable tax withheld at sounce subject ta the rules o Philippine incoms taxation.
CWTis stabed a1 its net realizable ampunt.

Frepayments, Prepayments are expenses not yvet incurred but pald in advance., Prepayments ane
apportloned over the period covered by the payment and charged to the appropriate account in
profit ar loss when incurred.  Frepayments that are expected to be realized for no more than
12 mont hs after the reporting penod are clazsified as current asset. Otherwise, these are classfied
a5 mancurrent asset,

Supplies, Supplies are valued at the lower of cost and net raalizable value, Cost B detecrnined using
the weighted average method and includes expenditures incurced in acquiring the supplies and
bringing them to their existing location apd condition. Met realizable value is the current
replacemant cost.

Inbarests in Jobnt ons
A jpint operation is 2 joint arrangement whereby the parties that have joint contrd of the
arrangerment have rights 1o the assets, and obligations far the liabditles relating to the arrangament.

The Group recoghidas in relation to its intarast in a joint oparation:

its assats, intluding its share of any assets hedd jointhy;

its llabllitins, including lts share of any labdlities ncurred Jalntly;

its revenue from the sate of its share of the putout arising from the joint operation;
its share of the revenue from the sale of the output by the jsint eperatian; and

its expenses, including its share of any expenses incurred jointly.

The Group's Invastment in an assoclate is accounted for using the equity method, An assockate is ap
entity in which the Group has sigaificant influence.

Under the equity method, investment in an agsotiate is cacried in the consplidated statements of
finarCial position at oot phus post acquisition changes in the Group®s share of net assets of the
associata,

The consolidated statements of comprehaensive income reflect the share in the results of operations
of the assoctate. Where there has been a change recognized directly in the equity of the associate,
the Group recoghizes itz share of any changes and discloses thds, when applicable, in the
consolidated statements of changes in equity. Worealized gaine and lasses rasulbing from
transactions between the Group and the assaciate are eliminated to the extent of the interestin the
associate,
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The share in net Income of the assodate Is shown under “Other galns ((osses) - net™ account In che
consolidated statements of comprehensive income.

The Anancial statements of the assooiate are prepared for the same reparting period as the Graup.
Where necessary, adjustments are made to dring the accounting oollcdes in |ine with those of the
Groap.

Ugon Poss of sigrificant influence ower an assaciate, the Group meassures and recognites any
remaining investment at its fair value. Any difference between the carrying amount of the associate
upon loss of significant [nflusnce and the falr value of the remalnlng |nvestment and procaeds from
dispozal is recognized in profit or foss.

Imvestment Properties

Investrnent propertles comprise of completed propertles and land for future development held by the
Group to earn rentals or for capltal appreciation, ar bath, Investment propertles are measured Inltially
at cost, including bramsaction costs. The cannying amouryt includes the cost of replacing part of existing
investment properties at the time that cost is incunred and iF the recognition citeria are met, and
enciudes the costs of day-to-day servicing of Invastment oropertles, Subsequent to Inktlal recognition,
invasterant properties are stabed at fair value, which reflects market conditians ar the repoting dare
a5 determingd by independent appraisers. Gaing and lasses arising from chaoges in the fair values of
Inwvestment properties are [neluded |n the praft or kozs In the perlad [nowhich these arlse,

Transfars are mads 1o o feom investement propeaty only when thars is a change inuse, For a transfer
from investment property bo owner occupied aroperty, the deemed cost far subsequent accounbing is
thve faic value at the date of change in use. K owner sCoupied oroperty becomes an investment
property, the Group accounts for such property in accordanca with the palicy on property and
aequipmant up to the date of change in uss,

Investment properties are derecognized when either they have been disposed of or when the
investment propertles are permanently withdrawn Irom use and no further econamic bensht (5
exnpected Fram [ts dispasal. Any galn or koss on the retirement of disposal of an Investment property 5
recognized in profit or loss in the year of retirement or disposal

Fropery and Equipment
Property and equipment, except fand, serviced reddences and aircrafts, are stated at cost less
accumulatad depreciation, amomiration and impaicment in valee, if any. Land is staced at cost less
any impaiment io valye.

The initial cost of property and equipment Consists of ifs purchase price, inclading impact duties,
nonrefundable taxes and any directly attributable costs in bringing the asset ta its working condition
and location for its intended use. Such cost includes the cost af replacing part of such property and
equipment when that cost is incurred if the recognition critena are met.

Expend itures incurred after the groperty and equipment have been gut into operation, such as repairs
and maintenance, are normally chamged o proft o bozs in the period when the costs are incurred. In
situations where it can be chearly demimstrated that the expenditures have resulted in an increase in
the future economic benefits expected b0 be obtaioed from the wse of an item of property and
equipment bevond ks oflginally assessed standard of performance, the expenditures are caphtalized as
addditional cost af proparty and equipmeant.

The Group adopted the revaluation mode] in measurning its serviced residences and aircrafts,
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Under the revaluation moded, senviced residences and alrerafts are inltlally recorded at cost and
subsequently measured at Fair value. Vakations are performed with sufficient regularity to ensure
that the fair value of a revalued azset does not differ matesially from its carrving amount. Additiens
subzequent to the last appralsal date are stated at acqulsition cost,

A ravaluation inccease is recorded initially in OC| and accumulated to tha revaluation surplas in
equity. However, the increase is recogaized in profit or kss to the extent that it reverses a
revaluation decrease of the same asset previgusty recognized In profit or loss. A revaluation
decreasa is recognizad in profit or koss, except 1o the axtent that it offsabs an existing sarpdus on the
sarme asset racagaized in revaluation surplus in aquity in which case the decvease is vecognized in
L

Upen disposal, any ravaluation surplus relating to the panticular asset belng sold 15 transferned to
retained eamings.

Each part of the property and equipment with a cost that is sigaificant in relabion to the total cost of
the item is depreciated separately.

Cepreciation and amartizatian is computed on the straight=line basis over the estimated useful lives
of the depreciabde assers, Tha depreciation and amadtization periods for property and equipment,
based on the above policies, are as follows:

Assel Type Mumber gf Years

Serviced residerces 50

Alrcrafis 155

Ruildings 20 ke A

Transporiation equipment w5

Machingry, equlpment and toods Fac-l

Gifice furniture and equipment 2ms

Leasehold improvements 2 1o 10 or lease term, whichewver is shorter

The estimated useful lives and depreciation amd amoertization method are reviewed gerodically to
ensuce that the penods and method of depreciation and amartization & consistent with the expected
pattern of economic beanelits from items of property and equipment.

An itam of proparty and equipment s darecognited upon disposal or whan o futufe ecanomic
Barafits ars axpectad from its use. Aoy gain o [oss arsing on derecogaition of the asset (caltulated w
the difference between the net disposal groceeds and the cacrying amouent of the asset) is included in
proft or loss in the year the asset is devecognized,

Construction in progress, which includes cost of construction and ather direct casts, is stated at cost
and is mot depreciated unkil such time as the relevant assets are completed and out into aperational
use, Assets under construction are reclazsified to 3 speciiic category of property and equipment
when the construction and other related activities necessary to prepare the assets for thelr Intended
use are completed and the assets are avaifable for use.

Fully depreciated assets are retaingd in the accounts until these are ng longer in use.
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Software

Software s measured inltlally at eost,  Softwares 6 recognived Hf 1t 15 probable that the future
econpmitc benefits that are attiributable 1o the asset will fleny B0 the enterprise and the cost of the
asset cam be measured reliably,  After initial recognition, software is measured at cast less
accumulated srmaertizatian and any impairment loss.

Amartization of software is computed on a2 straight-line basis over the estimated useful life of
five [5] voars,

The amartization perlad and method are revewsd senodically to ensure that these are canslstent
with expected pattern of economic benefits from the intangible assets.

| | I

Nanfinancial assar ane reviewad Far impainment whan events or changss in drcamstances indicara
that the Larrying amount may pot be recoverable, The Group assessas at each reporting date whether
there is an indication that an asset may bBe impaiced.  IF any such indicanon exists, aor when annual
impairment testing for an asset is required, the Group makes an estimate of the asset’s regouerable
amaunt, An assat's racoverable amount is the higher of an assat’s o cash genarabing unit's [COU)J fair
walue fess costs to sell and its value in use and is determined for an individual asset, unless the asset
does not generate cash inflows that are largaly Independent of those fram other assets or groups of
assets.  Where the camying amount of an asset expepds its recoverabde amaunt, the asset s
considered impaired and & wrltten down to s recoverable amount, In assessing value |0 use, the
estimatad futura cash fAows are distoontad to their present value oting a pro-tax discount rate that
reflects current market assessments of the tme value of money apd the risks specific 1o the asset,

AN assessment s made at each reponting date as to whether there 6 any indlcation that previowsly
recognized impaimment kasses may no lpnger xist or may have decreased. |f such indication exists,
the racowerabile amount is estimatad, A praviowshy recognizad impairment foss is vevarsad only if
there has been a change in the estimates used bo detemming the asset's recoverable amount since the
(ast Impalrrent |ass was recognlzed. IF that is the cage, the canrying amaount of the assat |5 Increased
o its recowerable amount. That increased ampount cannat excesd e carring amount that woukd
have been determined, net of depreciation and amortization, had e impairment i0ss been recopnized
for the assat in prige years, Such revacsal is recogaizad in profit or loss unlass the assae it carried at
revalued ampunt, in which case the reversal is treated 35 2 revaluation increase. After such a reversal
the depreciablon and amortization charge (s adpusted in future periods ta allacate the asset's revised
carecying amoant, kess any residual vahue, on 2 systematic basls ower its remaining usefyl Iife.

Goadwil. The Group assesses whether thera ara any indlcators that goodwill 15 lmpailred at 2ach
financial reporting date. Goodwill is tested Far impairment annually and when circumstances
indicate that the carrying amount may be impaired. Impairment is determined far goodwil] by
assassing the racovarable amount of the CGLU, to which the goodwill valatas,

Where the recoverable amopunt of the OGLY is less than theic carcying amount, an impaiconent 1055
it recopnized, Impaiement losses redating to goodwill cannat be vaversad in future periods,
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imvestment In an Associate.  After application of the equity method, the Group determines
whether it is necessary to recognize an impaimment Ioss on the Group's investment in its
associate. The Group determines at each Ainancial reparting date whether there i any objactive
evidence that the lnvestment |0 an assoclate is lmpaired. IF this |5 the case, the Group calcufates
the amount of impairment as the difference between the recoverable amount of the associate
and its carrying amount and recognizes the amaunt in profit or loss under the “Equity in met
income floss] of ap assoclate™ account.

d al Pal htad
Capital srock it measured at par value Far all shares issued.  Procesds andfor faic wvalue of
consider ations recetved in gxcess of par vape, if any, are recognized as additional paid-in capital.

Incremental costs directly attrlbutable to the [ssue of new capltal stock are recognired as a
deduction, net of tax, Irom e equity.

Retained Earnings

Retained =amings represent the cumulative balance of the Group's results of operations,
rechassiflicatlen adjustrents an dispasal of club sharas far sale, amortizatlon of revaluation surpius,
and vet of dividand distribubion, iF any.

oc1

Ol Lomprises of items Of inCome and expenses that are nat recognized in grofit ar loss for the year
in aceordance with PFRS. 001 of the Group pertaine o uarealized valuation on club shares for saks,
revaluabion surplus and remeasurement on retirement lialbility.

Treasury Shaces

Chwn eqQuity dnstruments which are reacquired {treasury shares) are recognized at cost and
deducted from ecpuity.  Noo gain o lest is recopnized in the comsolidated statements of
comprehensive income on the purchase, sale, issue or cancellation of the Group's own equiky
instruments, Any difference between the carrying amount and the consideration, IF redssued, 15
recopnized as additional paid-im capital. votlng rlghts related to treasury shares are nulified far
the Group and na dividends are allocated to them.

Paran h H Il

Parent’s shares which are hefd by a3 subsidiary are treated similar to treasury shares and
recagnited and deducted feom equity At eost. No gain or foss is vecognized in the consolidated
statements of comprehensive income on the gurchase, sale, issue or cancellation of the Group's
own equity instruments. Any difference between the Larrying amount and the consideration is
recagnized as additiaral paid-in capital.

Revenue Recopnition

Revenue is recognized 1o the extent that it is probable thay the economic benefits will Fiow 1o the
Group ard the revenue can be rellably measured, Revenue i meazured at the Falr value of the
consideration received, excluding discounts and rebates.

Effective lanuary 1, 2018 revenue from contract with customers is recognized when the
performance phligation in the contrack has been satished, either at a point in time o gwer time.
Revenue is recognized over time IF one of the following <rltena i met: [a) the customer
simwltaneously racanwes and comsumes the benelits as the Group pedoms its obligations; {b) the
Group's performance creates or enhanCes an asset that the customer controls as the asset is
cr2ated or enhanced; or {c) the Group's perfarmance does not Creake an asset with an altermative
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ute te the Group and the Graup has an enfarceahble right to payment for pedfarmance completed ta
date, Otherwise, revenue is recognizad at a peintin time,

Revenue Fram contracts with customeds is recognized when the control of goods or services are
transferrgd to the customer at an amount thay reflects the consideration to which the Group
xprects 1o b enatithed in exchange for those goods o services, The Group has generally concluded
that it is the prinipal in it revenue arcangements. The fallowing specific recognition Criteria must
alse be et bafors revanus (s recognized.

Regl Esiate Soles {Starting fanuory 1, 2018) Revenue from sale of completed projects is recognized
atk a point in time when the customer obtains conteol of the assats, Ravenus from sale of real estare
arojects that are umder grecompletion stage are gemerally recognized owver time during the
construction perlod {or POC). In measuring the progress of its performance obllgatian aver thme, the
Graup uses the gutput methad, 8, revenue s racognized as the ralated obligations ace Tulfilled,
measured principally on the basis of the sstimated completion of a physical portion of the contract
wark,

The Group actaunts for any gash received from buyers as "Contract liabilities™ account in the
consolidated stabements of financial position when the refated pedfiomance aldigation for which
gayment was made has not yet been performed. Excess of collections over satisfied performance
obligatlon i3 alsa classifled as contract Habilliss, Contract [labllitles ars reduced by the amount of
revenue recognized during the reporting period.  Receivables that are conditipnal upon the
performance of other obligations are recognized as “Contract assats™ [presented under *Trade and
ather receivables” account) in the consolidated statements of iinancial position. Contract asselks are
reclazsifled to trade recelvables upon campletlon of the performance obligation.

For sale of condominium units and preferred shares ondes 3 singla contract to sall, the selling price
is Allocated to each companent. Collections received are applied pro-rata based an the selling price
af the condominium unit, ast of VAT and intesest, and tha salling price of the grefarred share.

Regl Esiate Soles (Prior 19 Jonvory 3, 2018). Revenue fraom sales of completed projects is accounted
for using the full accrual methed, The POC method is used ta recognize revenue Iram sales of
projects where the Group has matenial abligations under the sales contracts to complete the grojecy
after the property is sold, Under thiz method, revenue I recognized as the refated oblligations are
fulfilled, measured principally on the basis of the estimated completian of a physical portion of the
contract work, Costs related to the acquisition, development, improvemsent and constructlon of the
real estabe projects are capitalized and are chamged to operations when the related revenues are
recognized,

The Group acoounts Tor any cash received from buyers as depasits fram sale af condominium units
when the Construction is not beyond a preliminary stage. Canstruction is not beyond a preliminary
stags if engineeding and design work, exacution of sonstruction contracts, site clearance and
gregaration, excavatian, and completion gf the building foundatian arg incpmplete. Proceeds shall
te accounted Tor as depaslts until the oriterla for POC mathod are mat, Excass of collections awar
the recognized receivables ane included in the “Trade and other pavables™ account in the
consalidated statements of financial position, if expected to be applied within 12 manths fram the
financial reporting date. COtherwisa, these are classified as noncurrent liability under “Other
noncurrant HabliHies™ account in the canselldated statements of financlal positian,



-18-

Renl. Rent income from operating leases is recognited an a straightdine basis over the teimm of the
lease. Contingent rent infome is regognized when it arises. This also includes pommon utilities,
sarvicas and maintanance charges, a5 wall as othar incidantal income in providing the sarvica,

Air Traasport, Medicsl aod Securily Services, Thata are recogaized ab a point im tirme whan the
related service has been renderad.

Ropm Revenues. Revenye is recognized at a paint in time e, when the roem facilities are wsed and
the related services are rendened,

Gam on Sofe of Club Shaves for Sofe. Gain o0 sale of dub shares Tor sale are recogoited opon
teansfer of risks and rewards to the buyer.

interest mcame.  Inkerest income is cecopnized as the interest accrues taking into account the
effective wield an the assets.

Ciher Income,  Income from ather sources Is recognlized at a point in time e, when earned durning
the period.

o5t and Evpense Recogndtion
Costs and expansas are decraases In aconomie benefits durlng the accounting panlod in the farm of
outfows or daplations of assats or incurrence of labilitias that result in decrease in equity, other than

those refating 1o distributions to equity participants.
Cost of Senwices. Cost of services is regognized as expense when services arg remdered.

Cost of Real Exloke Sofd.  Cost of real estate sold |5 recognized conslstent whth the revenue
recognition method agplied. Cast of condominium units sold befors the completion of the prajact is
determined based on actual costs and project astimates. of building contractors and techhical staff.

Contract costs include all dirgct materials and labor costs and those direct costs related W contract
performance. Expactad kosses on contracts are vrecogeizad immediatedy when it is probaids that the
totad contract costs will excaed total contract revenue, Changes in contact parfarmance, contract
conditions and estimated profitabdlivy, including those anising from contract penalty prowisions, and
final contract settlepents which may result In revlsdans to estimated costs and grass marglng are
recognited in the year in which the changes are detesoined,

Genergl ond Administrotive Expenses. General and administrative expenses. constitute costs of
adminstering the business, These are expensed as incurred.

Finance Costs. Finance costs are recognized as they accrue, This includes the amaortizatlon of any
discount or pramium or other differances bebwean the initial carrying amount of an intecest-beadng
instrument and its amount at maturity calculated in an effective interest rate basis.

Employee Benefits

Shorl-term Benefits. The Group recognizes a lhabdlity net of amounts already oald and an expanze
for services rendered by employess duning the accauntlng peried. A llability |5 alse recognized far
the amount expected to he paid under short-term cash bonus or profit shadng plans if the Group
has 3 present legal of constructive obligatlon to pay this amount as 3 result of past service provided
by the emplayee, and the oblsgation can be estimated reliably,
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Short-tarm employse benefit lrabilitias are measured on an undissountad basis and are expensad as
the related sernce is provided.

Retirement Benefit Costs. The Group has an unfunded, non-Contributory defined benehit plap
covering all qualified employees. Retirement benefit costs are actuanially determined using the
projected unit oredit method which refllacts services renderad by emaboyees to the date of valuation
amd incorporates assumpbions concerning employees’ projecbed salaries.

The Group recDenizes sendce Costs, Comprisiog of ourcent servige COsts, past senace costs, pains and
losses on curtaliments and nonrouting settlements, and interest expense in proflt or kess. Interest |5
calculated by applying the discount rabe to the retiremant liabiliby.

Cuiment service costs pertain to the increate in the present value of 3 defined benelit abligation
resulting from employes seovice in Kk cument perigd.

Pask service costs are recpgnized in groflt ar loss on the eaclier of the date of the glan amendment
o curtalirment, and the date that the Greup recognlzes restructuring-redated costs,

Remeasurements somprising actuanial gains and losses and return on plan assets are vecagnized
imemediatedy in GClin the perigd in which these arise. Remeasurements are oot reclassified to profit
or kass in subsequent perigds.

The deflned retirement bensfits abllgation I the aggregate of the prezent value of the defined
banalit obligation and the fair value of plan assets out of which the obllgations are to be sattled
directly. The present value of the retirement liability is determined by discounting the estimated
future cash outflows using interest rate on government bonds that hawve terms to maturity
approximating the terms of the redated retirement llability.

Actuarial valuations are made with sufficiant cegularity so thar the amounts eacognizad in the
consalidated financial statements do not differ materially from the amounts that would e
determined at the reparhing dake.

LiF23]

Accounting policles applicable beginning January 1, X015
The Group assassas whothar the contract is, or containg, a lease, To astess whather a fonmact
conveys the right to control the use of an identified assets for a perind of time, the Group assesses

whether, throughout the parlod of use, it has bath of the following:

a} the right 1o abdain substantlalty all of the econembc bebehits fram the wse of the identifled asset;
and
b} the right to direct the use of the identified asset

The Group gs o Lessee. At the commencement date, the Group recpgnizes RO assets and lease
liabllitles for all feases, axcept Tor leases with lease terms of 12 months or less [short-term leases)
and leases Tor which the underdylng asset is of low wvalue, |n which case the lease payments
associated with those leases are recognized as an expense in profit or loss on a skraight-line basis.
For keases with lease terms of 12 months or fess but with an option to extend the lease, the
management assesses whether there Is reasonable certainty that the Group will extend the fease, by
comsidening all rafevant facts and cirtumstancas that eraata an aconomic incentive Tor the kessae to
extend or terminate the fease, bo determine the appropriate fease term.
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ROU Aszets, At commencement date, the Group measures RO assels at cost which |5 comprised of
the follgwing:

a] the amount of the inittal measurament of faase iabilities;

bl any lease payments made at or hefopre the commencement date |ess any lease incentines
receiyed;

c) aoy initial direct costs! and

d] an estimatlon of costs to be Incurred by the Geaup in dismant!lng and remowing the underlylng
asset, when applicable.

After the commencement dats, the ROU assets are <arred at cost less any accumulated
ampriization angd accumylated impaimment lpsses, and adjusted for any remeasurement of the
ralated lease liabilitias, Tha RO assets are amoctized owver the shorter of the feass tarms or the
useful lives of the underlying aszets.

Lease Uabiiitles, At commencemeant date, the Group measuras a fease llability at the prasent value
of future lease payments using the interest cate implicit in the lease, if that rate can be ceadity
determined. Otherwize, the Group uses s Incramental borrowlng rate.

Lease payments included in the measurement of a lease liability consist of the follpwing:

a] fiwed payments, including in-substance fixed payments;

b} vartable lease payments that gepend on an index or a rate, iniially measured wsing the index or
rata as ar the cammencemeant date,;

) ampunts expected 1o be payable by the lessee under residual valug guarantees; and

d] the exercise price undes a purchase option that the Group is reasonably cedain o axercise;
lease payments in an optipnal renewal periad if the Group is reasenably Lertain (o exercise an
extension option; and penaltles for early termination of a lease unless the Group |5 reasanably
Certain ngt 1o terminate early.

A lease fiability is subsequently maasarad at amortized cost. Intersst on the laase Habiliby and any
variable fease payments not included in the measurement of lease liability are recognized in profit
o [0ss unless these are capitalized as costs of another assed. Vanabla lease payments not ingluded
in the measurement of the lease fiability are recognized in proft or loss when the event ar condition
that triggers those payments occurs.

If there is a chamge in the lease term or if there is a change in the assessment of an aption 1o
purchase the underlying aszet, the lease llability {5 remeasured uslng 2 revised discount rate
considering the revisad lease payments on the basis of the revised lease term or reflecting the
change in amounts payable under the purchasa option. The kase liability is also remeasured osing
the revised lease payments if there is g change in the amounts expected to be payable umder a
rasidual value guarantee or a change In future lease payments resulting from a change in an indax or
arate used to determing those gayment s.

Grovg as o lessor. Leases in which the Group does not trangfer substantially all the nisks and
benefits of ownership of the assat are classifed as oparating leases, Initial direct casts incumed in
negotiating an operating lease are added to the carrying amount of the leased asset and recagnized
over the fease term on the same bases as rent Incame. Contlngent rents are recognized as revenue
in the pariod in which these are aamed.
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Arcounting polides applicable priar to lanuary 1, 2019

The determination of whether a contrack is, or contains, a lease is based on the substance of the
arrangermnent at Inception date of whether the fullillment of the arrangement is dependent on the
use of 3 specific asset oF as5ats or the arrangement conveys a right to use the assat,

A reassessment is made aftar inceptlon of the lease only [f one of the following applles:

a) thereis achange |n cantractual tarms, other than a renewal or extension of the arrangament;

) 2 renawal option is exerceed or extansion ganted, unless the tarm of the renewal o extansion
was initially indluded in the lease term;

¢} there is 3 change in the determination of whwether fulfillment is depeadent on a specified asset;
ar

d} there is a substantlal change to the asset.

Where reassessment is made, lease accounting shall commence gr (ease from the date when the
changs In circumstances gave rise 1o the reassessment for scenarios (a), (bl or [dY and at the date of
renewal ar extension period for scenario (d}.

Giowg o5 o Lessed Loases where the lessor rataing substantially all the risks and rawards of
ownership are classified as operating leases. Operating |lease payments are recoghized as an
expense in proft or [0ss on a skraight-line basis owver the fease penm.

Group a5 & Lessor, Leases In which the Group does not transfer substantially all the rlsks and
benefits of owmership of the assat are classilied as opecating feases, Initial direst costs inturred in
negotiating an operating lease are added 1o the canrying amount of the lsasad asset and racognized
gver the lease term gn the same bases as rent income. Contingent rents are recognized as revenye
in the periad in which these are garned.

Borrow(ng Costs

Borrowlng costs are capitalized If they ars directly attrbutabls to (he acquisitlan or constructlon of a
qualifying asset, CapHallzation of borrowing costs commences when the activitiss to prepare the
asset ars im prograss and expanditures and Borvawing costs are being incurrad . Barrowing casts are
capitalized until thé assets are substantially ready far their intended use. If the carrying amount of
the asset ewceeds its estimated recoverable amount, an impairment oss is recorded. Al athar
borrowing costs are gxpensed in the perigd these ooour.

Ecrsign Cyurrency Denomingted Trangactions

Tranzactlons denominated in forelgn currencles ars Initially recorded in Phillppine Peso uzing the
axchangs rave prevailing ac the data of transaction, Monatary assets and liabilities denominatad in
foreign cuirencies are restated at the functional currency using the rate of axchange orevailing at
the reporting date. Foreign exchange differences babween the rate at transackion date and
settlement date or reporting date are credited 1o or Charged against Qooflt or lpss. Honmgnetary
items that are measured in terms of historical Cost in foreign camency are translated using the
exchange rate at the dates of [nktdal transactlons,

Incoarie TAKAS

Current Tax, Current tax assets and llablitles for the currant and pelor perlods ars measurad at the
amount axpectad to ba recovared from or paid 1o the totion authorities. The tax rates and tha tax
laws used to compute Bhe amoudnt are those that are enacted or substantively enacted at the end of
the reporting periad.



Deferred Tox. Deferred tax is provided on all wemparary differences at the end of the reporting
period Betwean the rax bases of assars and liabilities and their carrying amouns for linanoial
reparting purpases except for:

» When it arizgs fram the initial recognitipn of an asset or liahility in a tmnsaction that is not a
business combination and, at the time of the tranzaction, affacts neither the accounting proflt
or loss nor taxable profit or loss.; or

v When the taxabde temporary difecance is associated with interasts in subsidiaries, associakas ar
joint wentures and the timing of the reversal can be controlled and it is probable that the
temporary difference will not reverse in the foresesable Future.

Defarred tax assets ave recognited for all daductible temporary differenees, carryfaorward banofies of
unused tax credis [excess of minimum corporate Income tages or MOT over regular corporate
income taxes or REIT) and unused tax fosses (net aperating loss carryaver ar NOLOOY, onby iF it is
probable that sufficient future taxable profit will be available against whith the deductible
temparary differences and carryForward benefits of unused tax credits and unused tax losses can be
utilized,

The carrying amount of deferred tax assets is reviewed at the end aof each reporting period and
roduced 1o the axtent that it s no fonger probatife that sofficient future taxabde profit will be
available to allew all ar part af the deferred tax assets to be utilized, Unrecognized deferred tax
assets are re-assessed at the end of each reporting period and are recognized to the axtent that it
has become probatile that sofficient Tuturs taxatile profit will allow the deferred tax assat b be
FECOVETEd,

Deferred tax agsets and lighilities are measured at the tax rates that are expected to apply to the
period when the asset is realized or the liabdlity is settled, Based on tax rates and rax laws that have
been enacted oar substantivaly enacted at the end of raparting perod.

Deferred tax assets and liadilities are offset if 3 legally enfarceable right exists to offset the current
tax assets against the current fax linbilities and the deferred income taxes relate tg the same taxakle
entity and the same taxation authority.

Deferred tax relating to ltems recognirad cutstde prafit or boss 15 recagnized outside profit ar loss.
Deferred tax iterms are recognized in relation to the underdying transacbion either in Q1 ar directly in
eguity.

Retated Parties arnd Tranzaciions

Partles are considered to be refated if ane party has the ability, dirscthy or Indirectly, to contrel the
other party of exercise significant influence over the ather party in making financial and operating
deciians. Parties are also considerad to Be related of thay are subject w comman contral ar
cormnmen slgnilicant inAuence,

A related party bransaction is a transfer of resources, services ar phligatians between a reporting
entity and a related party, regardless of whether a price is charged.
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Frovisions
Frowisions arg recognized when the Group has a present ghligation (legal or constructive] as a result
of 3 past evenl, it |5 probable that an outfiow of resources embedylng economic beneflis will be
required to seitle the obligation, and a redlable estimate <an be made of the amount of the
chbligation,

Provizions are made using the best estimates of the amount required to settle the obligation and
are discountad to present values using a pre-tax ate that reflfects current market assessmants. of the
time value gf money and the risks specific to the phligation. Changes in estimates are reflected in
profit ar logs in the period these arise.

contingencies

Contingent liabdlibles are not recognized In the consolldated flnanclal statements. These are
disclosed Iin the notes o consolldated financial statements wnless the possibility of an outNow of
resources embodying economic benefits is ramote. Contingant assats are not racognized in the
consolidated financial statements but are disdlosed when an inflow of economic benefits is
probatle.

R Im
Fast year-end events that provide addilonal infarmathon about the Group's financial position at
reporting date fadpusting events] are reflected In the consolidated flnanclal statements, Post
vear-end events that ara not adjusting avants are disclosad in the nobas to consolidated financial
statements when material.

Signifkcent Judgment, Accounting Estimates and Assumptions

The preparabion of the consalidated financial statements in accordance with PFRE reguires
rmanagement ta axercise judgment, make estimates and assumptions that affact amounts of assets,
liahilities, income and expenses reported in the consolidated financial statements. The judgment,
eshimates andd assumptions uvsed in the consolidated Rnancial statements are based upon
management’s gvaluation of relevant Facts and Circumstances as of the date of the congplidaad
financial statements, White management belleves that the assumptlons are reasonable and
appropriate, significant differences in the asctual expedance or significant changas in the
assumptions may matarially affect the esbimated amounts. Actual results could differ from such
estimabes.

Judgment

In the grocess of applying the Group’s accounting golicies, management has made the follawing
Judgment, apart from those invohdng estimatlons, which bawe the most significant effect on the
armounts recognized In the consolldatad financial statements.

Recogrizing Revenue from Real Estale Sofes Under PFRS 15, The recognition of rewenue at a point in
time requires certain judgment an when the customer obtains contral over the promised goods and
services, 0 determining whether contral bas been transfermed to the customer, the Group consders
tha foltowing indicators:

=  The Group has a present right to payment for the asset.
=  The custpimer has legal title to thé asset,
v The Group has transferced physical possession of the asset.
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*  The customer has the significant risks and rewards of ownership of the asset,
= The tustownar has aocepted the assar.

For real estate sales recognized aver time, the Group recognizes revanue psing PO method. This
method requires certain judpgments based on the Buyer's commitment on the sale which may be
astertained through the significance of the buyer's initial investment and completion of
development. The taryer's commitment is evaluated based on collections and gredit standing of the
buvars. The POC of develapment is debarmined basad an enginear's udgment and astimares an the
physical portion of contract work done and that the development is beyond the oreliminary stage.

Real estate sales recognized amounted to k1,215.6 million, P1,345.5 millign and BL, 3666 million
in 2019, 2018 and 2017, respectively {see Mote 19).

Cetecciming  Functiowel Currency. Based on the sconormie substance of tha undarying
circumstances relevant to the Group, functianal currancy has been determined to be the
Philippine Pesg. The Philippine Peso is the currency of the primary econgomic envirgnment in
which tha Group opecates.

Cetermining the Casslfication af Lease Commiiments - The Group as g [essor, The Greup enterad
into a3 number of operating lease agreements 35 a lessor. The Group has determined that it
retaing substanrcially all the risks and rewards of ownership of the assets being leased aut undar
aparating faase agreaments.

The Group recopnizad rent [ncome ameounting to 85332 million, #1,173.7 milllon and FE34.3 miillon
in 2019, 2018 and 2017, respectively (see Note 28}

Determiniag the Classificofior of eose Commilmenis - The Group 05 6 Lessee.  The Group has
enterad inta feases for hangar pramizes. Prioe ta lanuacy 1, 2019, tha Group evaluated the terms
and conditians of its fease agreements if there will be transfer of ownership of assets to the Group
at the end of the lease term. The Group has determined that all significant risks and rewards of
ownership are retained by the lessors, Thus, the leases were classifled as operating leases,

Rent expense amounted to B & million and B2.3 millian in 2018 ard 2017, respectively (see Hote 18]

Ceteriining the Classification of Fnancial instrements.  The Group exerclsas Judpmants in
classifying @ financial instrument on initial recognition either as a financial asset, a financial
lizhility gr an equity instrument in accordance with the substance of the contractual arrmangement
and the definltions of a financlal assat, a Anancial Hakilley or an equity instrument. The substance
of a financial instrument, rather than s legal form, governs its classification in the consolidated
staternents of fimancial position.

Ceterrtinig the For Vatue of Fiasacil inshurments PARS raquires certain financial assets and
Habllities to be carrled at Falr vatue, which requires extansive use of accounting astimates. While
significant components of fair value measurement were determined using verifable objective
evidanee, the amount of changas in fair valus wauald differ if the Group ubilited ditfecant valuation
methodologles. Any changes ln fair value of these financial assets woukld affect profit and |oss and

equity.

The fair value of the Group's financial assets and liabilities are disclosed in Hote 25.
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Determining the Foir Volue of investments it Clubs’ Preferred Shares. The Group establishes fair
value by using recent arm’s length markek transactions between knowledgeable, willing parties. The
falr value of investrnents in preferred shares of the Oubs |5 determined based on the current cash
selling price to third parties,

The Group's club zsharss for sale amounted b #33,5358.9 million and R31,038.1 milllon a5 at
December 31, 2019 and 2018, respectively [see Note 10},

Determining Combegd, Jaint Cantred ov Sigaificant nflusnce awvir gn Irneskes Company,  Controd B
grezumed to exist when an inwestar has power aver the investes, s exposed, or has nights, to
variable returns from its invalvernent with the imvestee and has the abdlity to affect those returns
through its ppwer guer the investeg. Dn the gther hand, joink control is gresumed to exist when the
investors conbractually agresd to share contral of an arrangement, which &xlsts onty when decslons
about the refevant actlwitles require the unanimeus cansent of the partles shanng control, The
Group has assassed it has conbeal ovear its subisidiarias and joint conbealin all joint arrangements.

The Group has a S0% interest in Alphaland Heavy Equipment Corpeoration {BHEC) as at
Decernber 31, 2019 and 2018 The Group accounts for these investments as associgte sinoe
management has assessed thak there is no joint contral between the parties.

Determining the COossification of Joint Arrongemenis. The joinkt wenture agreement with Boy Scouts
of the Philippitwes (B3F) is accounted for as a point operation sincg the parties that have jaint contrpl
of the arrangament, have rights to the assats, and obllgations For the llabilitizs, relating to the
aMANERmEnt,

Lhassifding investment Properties and Owner-Occtpied Properties, The Group determines whether a
property qualifies as imrestment property. Inomaking its judgment, the Group considers whethar the
property generates Cash Aows largely independent of the other assets hefd by an entity. QDwner-
occupied properties generate cash flows that are attributable not only to the groperty bt also o
the other assats used [p the production or sUpply process,

Some propecties compnise 3 portion that is held 1o earn rentals for Lapital appreciation and anpther
portion that is held for use In the productlon or supply of goods or sarvices or for adrministrative
purpases,  |f these portions cannot be sold separately, the property i accounted for as an
invastrment proparty only if an ingsignificant portion is held for usa in the supply of goods o services
or for administrative purgoges. Judgment is applied in determining whether ancillary services are so
slgniflcant that 3 property does not quallfy as |nvestment property. The Group considers each
property separately (n maklng it 5 judgment,

Determining Tronsfers. Transfers between [nvestment prapertles, land and developrient costs and
progedy and equipment of the Groug ars made aftar detarmining that thers & a changs in usa,
evidenced by anding of owneraccugation, commencameant of an operating fease ty another party
ar ending of construction or commencement of development with a view to sale. These transfers
are recorded sing the carnying amounts of the investment properties, land and development costs
and groperty and equipment at the date of Change in yse.
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The carcying amounts of nonfinancial assets pransferred between investment properties, fand and
develapment costs and propecty and aquipment ara as ollows:

{In Thousands}
Hote 2010 018
Transfer from kand and develppment costs 1o
Praperty and equipmient 12 R- F2,115863
Transfers from lavestment propentles bo:
Land and development Losts 7 - B53,310
Praperty and squipment 12 - 2044

Evoluoting legal Confingencizs. There arg gn-going litigations ineglving the Group which
management believes would not have a matedal adverse impact gn the Greup's financial condition
and resolts of aperations, The astimate of the probable costs for the resolution of possible claims
have been developed in consultatien with legal counzel handling the Group's defemse In these
matters and is based upen an analysis of petential results {see Note 26).

Esti a mptign

The key assumptions concerning the future and other ey sources of estimation uncertainty at the
financial reporting date, that bave a significant risk of cauwsing a material adjustment ta the
carrying amounts of assets and liabilities within the next financial year are discussed balowr

REcongniZing Reverwe omd Cost. The Group's revenue and cast recognition policies reguire
management to make use of estimates and assumptions that may affect the reported amounts of
revenye and cast. Revenue and Cost from sale of real estate recognized based on the POC are
measurad principally on the basls of the astimated completion of physlcal proportion of the contract
wark, and by reference to the actual costs incurred to date over the estimated total costs of the
projedct.

Revenue frgm AMPI's sale of condaminium units and preferred shares, ABIRC's sale of private villa
and land and ABMLHI":s zale of log homes under a single contract to sell are allocated to sach
component using the residual method,

The fair value gf the preferred shares is measured at its cument cash selling price to thind parties on
a stand-alone basls and the fair vafue of the condominlum unlt 15 the residual amount of the
transaction price,

Revenue recogniped based pn POC amounted ko B11156 millipn, B), 345.5 million and
F1,366.6 millian in 2019, 2028 and 2017, respectively [see Note 19}, Cast recognized based an POC
arnounted to B552.6 milllien, BBS9.4 milien and B334.3 millionin 2019, 2018 and 2017, recpectively
{see Note 20).

Assessing Impoirment Losses o Trade ard Other Recefvghiles god Advences o orr Assoonte gng
Related Comporiies. Under PFRS 9, the Group detesmines allowance far impairment losses based
on ECL.

The Group estimates ECL on trade receivables and contract assets using a grovision matrix that is
based pn days past due for groupings of various Customer segments that have similar lass
patterns. Depending on the diversity of its debtor's baze, the Group uses itz historlcal credit loss
experience adjusted for forward-locking factors, as appropriate.
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The Group’s advances to an assooiake and refated companies are roninberest-bearng and repayzable
on demand. Under FFRS 9, these credit exposures are considered o be in default when there is
evldence that the redated party is In slgnificant financlal dEfculty such that B will not have
sufficlent llquld assets te repay its obligation upan demand. This s assessed based on 3 number
of factors including ey liquidity and sobvency ratios, Afber taking into considaration the associate
and refated parties” ability to pay depending on the sufficiency of liguid assets, financial support
from stockhalders, and available forward-lopking information, the risk of default of the related
parties are as5essed 1o be minimal.

Under PAS 39, Fingnciol tasirements: Recognifian angd Megsurement, the Group maintaing an
allowance for Impalrement losses at a level consldered adequate to provide far potential
uncoltactible advancas, The lavel of this allowanca is evaluated by tha managament on the basis
of factors that atkect the colfactability of the accounts. Thase fackors include, but ars not limiced
to, the age and status of receivables, the length of relationship, the counterparty’s payment
hehaviar and known market factars.

Impairment losses recognized on trade and Other receivables ampunted to RET millign,
B4.5 mlllien and B71L9 milllan in 20149, 2018 and 2017, respectively, The Group recognized a
revarsal of allowance For impainment lossas anounting to F104.6 million in 2018 (see Note 6],

Allowance for impairment boss on trade and other racaivablas amountsd 1o F3ES million
and RFZO.F million as at December 31, 2019 and 2018, respactivaly (see Nots B). Managemeat
believes that the allowance is sufficient to cover receivable balances which are specifically identified
t2 be doubtful of collection.

The aggregate carrying ampunk af trade and gther receivables and advances to an assaciate and
refated companies amounted to B3, 1179 million and P4,.894.3 milllon as at December 31, 2019
and 2018, respectively (see Notes &, 9and 17].

Determining the NRY of Land and Develepment Costs ond Parkmg Lots for Sale. The Group writes
denwat the carying amount of land and davelopmant costs and parking kots for sale whenewar the
NRY bacomes lower than cost due to changes in macket prices or other causas, The NRY of projects
under construction is assessed with reference tp market price at reporting date For similar
completed property, less estimated cpsks bo copmplete the construction and estimated costs tp sell.
The carrying amount is reviewed regularly for any decling in value.

The carrying ameount of land and development costs and parking Iots for sale amountad te
F3,310.2 mlllion and F3,080.2 miilion as at December 31, 20019 and 2018, respectively [zee Note 71,

Afsessing Club Shores for Sake for Impairment, The Group assesses club shares For sale as
impaired whan thera has baen 3 significant or prodonged dacline in the fair value balow its cost or
whether there are other objective evidance of impairment. The daterminabion of what is
*significant” or “prolpnged” requires judgment. The Group treats “significant” generally as 20% or
mare of the griginal cost of investment, and "prolonged” 25 a perigd more than 13 manths. In
addition, the Group evaluates other fackors, including future cash flaws and the discount fackors
for ungquatsd aquities.

The Group's club shares Ror sale amounted to F33.558.9 million and P3L03E.1 million as at
Decembear 31, 2019 and 2018, respactivaly [sea Nota 109,



.28

Estimoting Usefid Lives of Property and Equipment. The Group estimates the useful lives of the
propaty and aquipment basad on the periad over which these assats are axpectad ta Be available
for uge. The estimated useful lives are reviewsd periodically and are updated IF expectations differ
from previous estimates due ko physical wear and tear, technical ar commergial obsolescence and
fagal or other limits on the use of thesa asseds 1o addition, estimation of the useful lives is based
an collective assessment of industry practice, internal technical evaluation and experience with
sirnilar assets. It is pogsible, however, that future results of operations could be matenially
affectad by changes in ashirmates brought about by changas in factors mantioned abowa. The
amounts and timing of recorded expenses for any period would be affected by changses in these
factors and cirgumstances,

In 2015, the estimated usehul life of serviced residences was changed from 35 years tg 50 years (a
reflect the change In the Group’s assessment of the expected economlc benelits of the senviced
residences and to align the useful life adopted by the industry, This resufted to a reduction of
FB.3 millign in degreciation expenze of the Group (see Note 12).

There is no change in the astimated uselul live: of dagreciable property and equipment in 2019,
2018 and 2017. The carrying ameount of praperty and equipment ameounted to FI10,698.2 rmillion
and 810,21 748 million as at Decernber 31, 2018 and 2018, respectively (see Nate 12).

Estimating fmpdirment of Nanfinoaciol Acsers. The Group assessss impairment on nonfinaacial
assets other than imvestment propertles whanever avents or changes in circumstances indlcate
that the carrying amount of these assets may not be recoverable. The factars that the Group
considers impartant which could trigges a0 impairment review indode the fallowing:

«  Significant underperformance refative to axpected histarical or projectad huture operating
results;

v Significant changes in the manner af use of the acquired assets or the steategy For ovaall
business; and,

»  Significant negative industry or economit treads.

An impairment lgss is recognized whenever the carrying amount gf an asset exceeds its estimated
recaverable amount,

In detarmining the present value of estimated future cash flows axpected to be gensrated from
the continved use of the assets, the Group is required to make estimates and assumptions that
can matenally afect the cansolidated Financial statermants.

Ho impairment (055 on nonfinancial assats was recognired in 20149, 2018 and 2017, The careying
arnounts of nonhnancial assets are as follows:

{In Thoysands)
Mete 19 2013
Other current assets* B F1,336 366 F1,806,510
Investrrwant in an associata 9 1136 11,326
Praperty and aquiprment 12 10,698,168 10,174,813
Cther noncurrent asseks™* i3 133,033 141,931

 Eot{ ottt re-Artiered Pl
T arfwdirag pannnment panhior off irege reoesariies ool refumscto be dépgeuls
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Detarmining the Foir Volue of lavestment Properties. The Group engaged an independent appraiser
1o determing the fair value of its investment properpigs. The fair values of innestment properties
were based on the valuatlon performed In 20149, 2018 and 2017, The fair values of the land were
determined using sales comparison and land devekopment approach. 3ales comparlson approach
invnohees the comparison of the land to those that are more or less [ocabed within the vicinity of the
appraisad property and are subject of recant salas and offedngs. IF thare is limited data within the
area, the independent gppraiser ponsiders the gxpansipn of the research on properties considered
cormparable, Adjustments were made 1o arelve at the market value by considering the Iacatlon, sk,
shape, utllity, desdrabdlity and time element. Land devefopment approach s baslcally a discounting
process whorsin the presant worth of the pobeatial value of the proparty as “raw” land ke
subdivision purpgoses may be estimated. The fair value of groperties held for fease was determined
using incowme capitalization approach which considérs incomé and expense data relating to the
property being valued and estimated it through capitalization process. Capitalization cefates
incorme, usually a net [ncome Fgure, and a deflned value type by converting an income amaunt into
a value estimate,

Further information about the assumptions made in measudng fair values of investmant gropecties
are discussed in Note 11,

Gain on [air value changes which was recognized in the consolidatad stavements of comprehensive
incame amounted to K18, 2862 W7 453 5 million and #11.471 8 million in 20195, 2018 and 2017,
respectively. Cacrying amounis of invesiment groperties ampunted to B54,542.3 millipn ang
B47,675.8 million as at December 31, 20159 and 2008, respectively (5ee Note 11}

Determining the Fair Valve of Property aond Equipment Messured at Revaued Ametnt. The Group
engagad an independant appraiser to detarmine the Ffair value of #2 serviced residences and
airgrafrs.  The fair value of the serviced residences was determined by an independent appeaiser
using ingome capitalization approach which considers income and expense data celating to the
praperty belng wvalued and estimated |6 through capltalizatlon process.  Capitallzation refates
incerme, usually a vet income ligure, and a defined value type by comearting an insteme armouont into
avahlue estimabe, The fair value of aircraft was devarmined using the madeet data approach. Market
data approach involres gathering of cost data from original import commercial inwoices as well as
comparable sources of sienilar aircrafy.

Further information about the assumptions made in measuning fair values of serviced residences
and alrcrafts are discussed |n Mote 12,

The revaluation surphus racognized in the aquity sectlon of the consolldated staterments of inanclal
position amounted to RA377.4 milllop and #3,203.6 milllon az at December 31, 2019 and 2018,
respactively, Tha aggregate careying amount of serviced residancas and aivoeatt carvied at fair value
amaounted to F10,335.7 million and B9, 786.3 million as at December 31, 2019 and 2018, respectively
{see Hote 12].

Determining Retirement Benefit Costs. The determination of the Group's obligation and cost For
retirement benefits is dependent on the selection of certain assumptions used by actiuacies in
cakulating such ameounts. Those assumptions are described in Note 21 1o the consolidated hinanclal
shaterrients.

Retirement denelit sxpanse amounted to F15.0 million, F20.1 millien and #6.4 millien in 2019,
2018 and 2017, respectivaly, Ratiramant liability amountad to PESE million and P44.5 million as
at December 31, 2019 and 2018, respectively (see Mote 21).



Assessing the Reotiabitity of Deferred Tax Assets. The Group reviews its deferred tax assets at
each reporting data and raduces the caceying armaunt to the axtant that it is na langer prabable
that cufficlent taxable profie will be avallable to allaw all or part of the deferred tax assets to he
utilized. The amount of deferred income tax assets that are recognized is based upen the likely
tirming and level of future taxable profits tagethar with future tax planning strategies to which the
deferrad tax assats can be wtilized,

Recognized deferred tax assets of the Group amounted to R106.0 million and RE.7 million as at
December 31, 2019 and 2018, respectively.  Unrecognized deferred tax assets amounted o
F186.3 milllen and F30E.9 million as at Decermber 31, 2019 and 2018, respectively {3ee Note 22).
Management believes that it is pot probable that sufficient taxable income will be available o
allgw all these deferred tax assets to be ulilized.

Joint Oparation

O Jure 30, 2008, AMP and B5F enterad Inke a Jolnt vanture Agreement to develep the Malugay
Property into 2 first class commercial development to be known as Alphaland Makati Place
the “Project™] whesaby BSP shall cantribute tha Malugay Peoperty whila AMPI shall conpibute the
Improvarmehts (the “Developmeant Costs™] and its exclusive right {the “Leasehold Rights™) over the
Malugay Froperty, as well as to provide all necessary fumnds, equipment, matenials, construction
works, eopertise and refaved undectakings for the davelopment of tha Praject.

The Project consists of three high-end residential towers atop an upscale sic-starey podium, the
bottom half of which is a shopping ceater and the top half a City Qlub far urban sports and leisure.
The Project also includes a Boy Scout Conventlon Center as provided in the Jolnt Venture
Agreement, Towers 1 and 2 were completed in 2016 while Tower 3 was completed in 2017,

AMP| and BSP agraed to share at 5% and 15%, respectively, of the total gross floor area of
completed and disposable units in the Project. The 35% shara of AMFI shall include The City Club
and the 15% shara of BSP shallincfude the Boy Seout Conwvenbion Center,

On June 2, 2011, B5P s0ld the Malugay Froperty ta AMPI for a total consideration of BGED0.Q million.
The amaunt of consideration paid o BSP was then caatributed by BSP to the develnprient of the
Project. The Leasehald Right was effactively terminated when AMPI acquired the land frem BSF in
June 2011, Despite the sale, the loint Yenture remained and the partoers continued the
B5:15 sharing Sehame, The partnes have ameanded the loint Vanture Agraermant accordingly.

The Group accounts for the pdnt venture arrangement a: a jaint operation. As at Decermnber 31,

2029 and 2018, the Group recognized its share in the develppment costs of the Froject [excluding
the costs relakted ta the City Club - see Nate 7) in the fallowing acoounts:

{In Thousands}

Mote X150 Z018

Land and development costs and parking
lots far sale 7 m95,633 F455,133
Investment gropertlas i1 13,806,542 12,220,473

®14,305,175 R12,718,606
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n Septermber & 2015%, the Parties executed a Supplement ko the loint Yenture Agreement. The
Supplement expressly enumerates the specific units in the Project that constitute the BSF Share
with respect to the Podium, Tewer 1, Tower 2 and Parking Slots, The Supplement further provides
that the B5P Share in Tower 3 shall be determined ln another Supplerment.

5. Cash and Cash Equivalents

This account consists of-

(In Thewsands)

a9 2015

Cash on hand and in banks E31.250 R0, 258
short-tarm placements 402,934 3,269
Al s 104 k110,157

Cash in banks earm inbarast at prevailing bank deposit rabas,

Short-term placements are made for varylng pericds of up to three months, depending on the
immediabe cash requirements of the Group and earn intarast ranging feoun 2.0% to 6.5% i 2019 and
105% to 1.5%in 2018 and 2017.

Sources of interast income racognited by the Group ace as lollows (sea Note 19];

(In Thagsanelsh

Hote nia 2018 2017

In-house fingncing T R0, 17 k13,280 )
Cash and cash equivalents 4,154 B0 4,173
Trade and other receivables 2] 1900 1,008 5,368
Restrictad cazh ] 3Ji0 qE] 1%
P26,545 F17.033 R17,764

6. Trade and Cther Recalvables
This aLeount Consists of:
{In Thousands)
Mate a0 2018
Trade receivables from:

Real estate sales FEE9,143 BOS,2 18

Alr transpont services 34,166 334,224
&ale of cfub shares 10 44,174 a5,145
Tenants 18 £1,713 3B 075
Montrade i7 200,098 55 276
Adwvantes to officers and employess 15,194 4 568
Contract assets - 217610
Others 101,723 58,2456
1,626,215 1,803,653
Lass allowancs for innpairment [osses 35,457} (29,725}

1,569,758 RL 775,928




Receivebles from real estate sales and sale club shares have terms ranging foom one (g three years.
Honcurreat portion of these receivables are preseated undes “thes nancumant assal” accaunt in
the consolidated statements of flnanchal posltlon (see Note 13). Amorbization of interest on these
receivables ampunting to B1.9 millipn, B2.0 milipn and BS54 million in 2003, 2018 and 2017,
rospactivaly [se2 Noka 5). Receivable from related companies included in receivable from real estate
sales amounted to F301.8 million a5 at Cecember 31, 2018 {see Note 17).

Receivable from air btransport services are unsecured, poninterest-bearing and are dug and
demandable. Receivable from related companies included in receivable fram air transpart services
armounted to 3242 million and 3174 millien az at Decamber 31, 2019 and 2018 [see Note 17).

Receivables from tenants are nonintergst-tearing and are generally on a 30-day term,

Montrade receivables pertain to advances to related companies. Advances ta refated companies are
ursecursd, noninterast-hearing and are due and demandable {see Note 17).

Advanees to afficers and empboyaes are far Business gurposes, notinterast-baaring arnd ara subject
toa Hquldation.

Contract assets are reclassified to trade recelvables when payment |5 due from customers. Contract
assets from related companies amgunted to Y503 millipn as at December 31, 2018 {see Note 17).

Orher receivables mainly consist af 555 £laims and miscellaneays receivables.

Alfawanee far impaimment bsses partain to receivablas from saveral lesseas of ASTI and unst Buyers
of AMPI that are at least 30 days past due,

Movements of 2fowance For impairment fosses are as Tollows:

[In Thousands]

2019 2018 2017

Balance at beginning of yaar P29, 725 R111,8456 P39,906

Prowisipns G732 4,495 71,840

Revarsal of impairment (oss - {204,800} -
Changes oninitial application

of PFRS - 17993 -

Balance at end of vear P35 457 29,725 R111.B4AG

Reversal of impairment kass in 2018 partaing to Farferted sales of AMPM condominium unit, parking
fots and club shares for sale with related costs amounting to RPI735 million, F12.5 million
and 2.8 million, respectively (see Notes 7 and M) A5 a result of the forfeitures, the Group
racogaizad loss on iovfaibad satas amoonting to #1046 million (sae Nate 7).
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7. Land and Development Costs and Parking Lots for Sale

This account consists of the following:

(In Thousands)

2019 2018

Land and development costs:
Alphaland Baguio Mountain Lodges F2,438,378 B2,143.236
Balesin Private Villa a7z, 211 438,771
Alphaland Makati Place 226,938 226,938
Parking lots for sale 272,695 271,195
#3,310,222 3,080,140

Deposit from sale of real estate amounted to B2, 258.5 million and F20.1 million as at December 31,
2019 and 201E, respectively (see Mote 14),

Alphaland wia Mauntain g

Movements in land and development costs pertaining to the Alphaland Baguio Mountain Lodges
Project are as follows:

{Im Thouwsands)

Mate 2019 2018
Balance at beginning of vear F2,143,236 R1,050,767
Additions:
Development costs 422,979 615,277
Capitalized borrowing costs 15 29,757 122 644
Cost of real estate sold 20 (157,594) (298,762)
Tramsfers 11 = 653,310
Balance at end of year F2,438,378 F2,143,236

The Alphaland Baguio Mountain Lodges Project pertains to 24.5 hectares of land situated in Benguet
that is currently being developed as horizontal condominium for sale.

Im 2016, due to management’s decision to develop the property as horizontal condominium for sale,
13.1 hectares of the property was reclassified from “lnvestment properties” te “Land and
development costs.” In 2018 and 2017, additional 7.7 hectares and 3.7 hectares, respectively, were
reclassified to this account (see Note 11).

As at December 31, 2019 and 2018, capitalized depreciation expense included as part of
development costs amounted to B5.2 million and P4.8 million, respectively |see Note 12).

On October 25, 2018, the Housing and Land Use Regulatory Board (HLURE) issued a license to sell
[LTS) the Alphaland Baguio Mountain Lodges project.

In November 2018, ABMLHI started to sell log homes under an in-house financing arrangement at
0% down payment, payable monthly ower a maximum of 5 years with interest rate at 9% per
dnnum.




As at December 31, 2019, ABMLHI has already sold 31 Full-sized kg homes and 3 quadrupdex unies.
Intarast earned from real astate sales uader the in-house Anancing anangemant amounted ta
R20.Z million and RF1L.7 millionin 2009 and 2018, respectively [ee Moke 5).

Balesin Privaty Yills

Movements in land and dewelopment costs pertaining to the Balesin Private Villa project are as
Folbowes:

{Im Thowsands}
Hote 2019 2018
Balance at beginning of year M3E. 771 F234.816
Cost of real estate sold 20 [394,993) {181,808}
Additions:
Devalopment costs 321,973 305,238
Capitalized borrowing costs 15 6,460 23,313
Cancelled sale - 97212
Balance ax end of year 371,211 RA3E 771

The Balesin Private Yilla partains to 4.4 hactares of land sttoared in Balesin 1sland that s curcently
being developed as properties for sale.

In 2017, due to the commencement $f development on the property with a view W sell, the
property was reclassiiied from “Investment properties” to “Lland and development costs™ [s5ee Nate
11).

In 2018, the Group cancelled a sale with related cost amounting te B37.2 milkon and a loss on
cancelfatlen amounting to FI2.E milllen was recognized in the consolldated statements of
comprehensive Income under “Cther galns (losses)” account,

Alghaland Makati Place
Movements in land and development ¢gsts pertaining to the Alphatand Makati Place project are as
Fodbowes:

{ian Thowsands)
Hute 2049 018
Balance at beginning of year r226,938 k2,521,042
Transfers to:

Property and equipment 12 - 12,115,863}
Cost of real estate sald 20 - {350,734}
Farfeited sales 6 - 172,433
Balanice at ead of year R226,930 H226,938

The aAlphaland Makati Plaze Project, which is a joint venture with BSP [s2e Nore &), is locared on a
one-Rectare ot alang Ayala Avende Extenslon cormar Malugay Streat, Makath City, Alphaland Makatl
Place consists of thres residential towars atap a slu-storsy podium comprsing of a shopplng canter
and the City Club for spovts and leisure [sae Note 11). Towsars 1 and 2 weca completad in 2016 whila
Towser 3was completed in 2017,
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Project costs classified as land and development costs pertains to the Group’s proportionate interest
in the three residential towers of Alphaland Makati Place that are intended for sale. In 2017, the
Group changed its intention to lease Tower 3 to third parties instead of selling it as a condominium
unit. Accordingly, cost of Tower 3 was reclassified to “Investment properties” (see Note 11).

Im May 2018, AMPI started its serviced residences operations under "The Alpha Suites.” & number of
condaminium wnits of AMPI were utilized for its serviced residences. Accordingly, the costs of these
umits were transferred to "Property and equipment™ account (see Note 12).

The Group started the pre-selling of condominium wnits in October 2011 for Tower 1 and in
November 2013 for Tower 2. The terms and conditions of the contract to sell [CT5) involve the sale
of one condominium unit and one City Club share, e, a preferred share of The City Club at
Alphaland Makati Place, Inc. [TCCAMPI), in which ownership of the condominium wnit and the City
Club share are inseparable. Under the CT3, the components are sold under a single selling price
with downpayment payable upon signing of the CT5 and the wnpaid balance payable in monthly
installments for a period of three years from date of CTS. Ownership of the City Club share will
allow the buyer to enjoy the amenities and facilities of the City Club,

The Housing and Land Use Regulatory Board issued the permanent LTS to AMPI for the sale of
condominium wnits in Tower 1 of Alphaland Makati Place on October 9, 2012 and for the sale of
condominium units in Tower 2 on May 27, 2014,

As discussed in Note 4, on September B, 2015, the Parties executed a Supplement to the loint
Venture Agreement enumerating the specific units in the Project that constitute the BSP Share with
respect to the Podium, Tower 1, Tower 2 and Parking Slots.

In 2018, the Group forfeited a sale with related cost amounting to F172.5 million and a loss on
forfeiture amounting to R104.6 million was recognized in the conselidated statements of
comprehensive income (see Note 6).

Parking Lots for Sale

Movements in parking lots for sale are as follows:

{In Thousands}
Mate 2019 2018
Balance at beginning of year F271,195 R135,750
Purchases 1,500 150,998
Cost of real estate sold 20 = [28,050)
Additions due to forfeited sales [ - 12 497
Balance at end of year R272,695 B271,155

Im Pay 2016, AMPI started to sell condominium units and parking lots under the in-house financing
arrangement at 5% down payment, payable monthly over a maximum of 10 years with interest rate

at B% per annum,

As at December 31, 20019, AMPI has sold 209 and 226 condominium wnits and parking lots,
respectively. Interest earned from real estate sales under in-house financing arrangement
amounted to BLE million and B7.7 million in 2018 and 2017, respectively (see Note 5).
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B, Other Current Assets
This account consists of:

{In Thousands)

MWote 2019 2018

Input VAT F534,600 BE3Z,114
Adwvances to contractors and suppliers 2 416,568 558,461
OWNT 154,262 248,641
Accrued rent ag,&00 43,046
Prepayments 65,401 52,832
supplies 64,935 71,416
Restricted cash 1,175 382,944
#1,337,541 F2,189 454

Imput VAT
Imput VAT arises from the acquisition of land and payments to suppliers and contractors for the
acquisition of goods and development of the Group's projects,

Advances to Contractors and Suppliers
Advances to contractors and suppliers represent advance payments to contractors for the

construction and development of the Group's projects and are recouped upon every progress billing
payment depending on the percentage of accomplishment. Advances to contractors and suppliers,
relating to the portion of the project that is classified as investment property and to advance
payments that will be applied against future billings beyond 12 months from the reporting date,
amounting to B3.1 million and P1.8 million as at December 31, 201% and 2018, respectively, are
presented under “Other noncurrent assets” account in the consolidated statements of financial
position (see Mate 13).

Prepayments
Prepayments include prepaid rent, insurance and commissioning fees,

Restricted Cash

Datails of restricted cash are as follows:

{In Thousands)

2019 2018

Escrow - environmental funds ®1,175 #1193
Debt service reserve account [DSRA) - 37B.B34
Escrow - license to sell - 2,917
#1175 B382,944

Escrow - environmental funds represent cash deposited with Philippine Bank of Communications
(PBCom), pursuant to the Enwironmental Compliance Certificate issued to ABIRC relating to the
rehabilitation of the Project-affected area throughout the construction and maintenance of the
Island Club. The funds shall be replenished annually or whenever the amount goes below 50% of the
initial deposit.

The DSRA& required under an Omnibus Loan and Security Agreement (OLSA) was released in 2019
when the [oans were fully settled (see Note 15).
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Escrow - icense to sall represonts cash dapositad with Steding Bank of Agia, Inc., pursuant to the
license to sell issued by HLURE to ARMLHI in relation to the completion of Alphafand Baguio
Mountain Lodges project [$ea Note 7). In 2019, HLURE agproved tha tarmination of the estrow
agrearment

Interest incarme earned from resbricted cash amountad to &35 milllan, £1.0 milllon and #80.5 million
in 2019, 2018 and 2017, respectively (sae Hote 5,

o Invesbrrent fn and Advances (o a0 Associate

This account Longists of:

{In Thousands)
Hote 2009 20
Investment in an associate R11.325 11,326
Advances by an assirate 17 1,023 1023
hl2.J4% W1z 343

Investrnent [0 an associate comprises of a 530% Intersst in AHEC whose principal actlvity is sale and
lease of heayy equipment as at December 31, 3019 and 2018, The Group recognized its equity in net
incarme of an associate im 2027 amounting to #1.4 million.,

On Agril 5, 2013, the BOD of AHEC approved a resolution 1o shorten the corporate life of AHEC 1o
four years. As at December 31, 2019, AHEC's liquidation |5 still In progress. The remaining carrylng
ampunk cepresents the Growp's share in the residual net assets of AHEC

Details af the investimear ane as folkows:

[In Thousands}
s 2018
ACquisiton costs:
Balance at beginning and end of year A50,000 F30,000
Accurmulated aquity in net fass:
Balange at beginning and end of year 138,674} (38,674}
R11335 k11,336

Condensed financial information of the associate prepared on the historical basis of accounting are
a% Follows;

[In Thousands}
2015 2018
Currant assats RaE, 532 Ha3E 532
Current liabilities 134884 23588

Met equity 2684 22,644




{In Thousands)

2019 018 2017
Hevanue - R Bl12.042
{osts and expenses - - 17,266
Net incame — P- R4, 776

=Irwrheafing ASAYF i o e rpler JPEE.

Thae Greup has not incurred any contingent liabllitles dn relation to this investmant nor doss the
assaciate itsel has any contingent llabilltles for which the Group is contingently llable as at
Decernber 31, 2019 and 2018.

The Groug has not entered into any capital commitments in refation ta s investment in AHEC and
did not receive any dividends from the associate in 2019, 2013 and 2017,

10 Club Shares For Sale
This atcount consists of:

{In Thousands)

2019 2013

Unquoted Clubs’ preferred shares:
Alphaland Balesin Island Club, Ine. (ABICT) R27,505.400 F25,379.585
TCCAMPI 5,633,500 658,300

R33.558,900 31,036,085

The roliforward analysis of the atcount are as Follows:

{In Thousands)

Mote 019 2018
Balance at beginning of year 31,036,045 F30,064 268
Fair value adpustrmeants 2,732,824 1,084,338
Sale of club sharas Far sale (211.309| (218,711}
Additional subscriptions 1,500 103,400
Additions due b forfedted sales 7] - 2,790
Balance at end of year B33 558 900 31036085
Lurrant 1062311 1,065,311
Naacurent 32,496,559 29,5900, 7714

33,558,900 F31,036.085

The preferred shares hefd by the Group are oot required to gain contral of the Clubs and are
intended to be disposed of over time to third parties, The oreferred shareholders are entitled to
namse gne nominge ger share tp becgme a member and avail of the amenities and facilities of the
Clubs, unless as atherwise required by applicable laws. They are not entitled 1o vote and be vored
for in all meetings of the shareholders of the Clubs. The preferced shares have preference guer the
istoer's comrmon stares in the distribution of asek in case of dissolution and liquidation.
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The cost of the Graup's investmants in the praferved shares of ARKC] and TCCAMPI ineludas the cash
consideration and the cost incurred to comphete the Clubs® facilities.

AR

On February 10, 2011, ALPHA, ABIRC and ABICI eatered into a Development Agreement (DA} For
the development and construction of a rasort clud (the Misland Clud™) It s agreed that ABIRC
will davalop and consbruct the island Clud with ALPHA extending any financing required for the
completion of the Isfand Club and its amenities in exchange for the ARICI shares. ABICI agrees
that the esocexs af the eonstruction costs oves the par value of the shares issued by ABICI shall ba
treated a5 additional paid-in capital. Furthermaore, it was clarfied that the pwmership of the
Isfand Club, Its facllitles and amenttles will be (ransferred to ABICI as cost is incurred, Inm 2015,
approgimately 98 hectares were committed for transfer to ABKCI. The transfer of certificate of
title was completed in 2018 [see Note 11).

On Fabvuary 24, 2011, the Philippine SEC approved ABKCI™S Registration Statameant on the Iskand
Club DFfgr $hares for the primary offering of 391 of its Class “B* preferred shares and secondary
offering of ks 3,519 Class "B" preferred shares [OFfer Shares or Tranche 1), In 2013, the SEC
approved ABICI's Amended Registration Staterment to increase its offer price from B2 GO0, 000
per share to R3.000.000 per share. ARG flled [n 2013 3 Setond Amended Regisbration
Staberment 1o lurther incraase its offer price to 85,000,000, which is still subject For appraval by
the 3EC as at December 31, 2013,

In 2012, ABIRC subserited to additional Oass “B* prefarrad shares of ABICI totaling 2,050 sharas,
As a consideration for the additional acquisitions of ABICI preferred shares, ABIRC entered inbo a
supplernental DA with ABICI In Jupe 2012 Increasing its obligation to complete the 1fand Club™s
lacilities, By virtwe of thess additional subscriptions. ABIRC transferrad inve stment progedtias to
ARIC| amounting to F453.3 millipn.

On Movember 12, 2012, the shareholders of ABICI approved an amendment to the ABKIS
shareholder structure whereby the additional 3,090 shares with par value of F100 were split
Inka 6,180 shares (Tranche 2) with @ par value of RS0 per share, As 3 result, ABIRT S subsoniptlon
to the above 3,090 shares was converted to 6,180 shares. On January 31, 2013, the stock split
was approved by the SEC.

On January 5, 2017, the SEC approved the increase in authonized capital stock of ABICI from
R2.1 milion divided intg 14,000 common shares with par wvalue of RB10) per shace, and
10,0290 Class "8" preferred shares divided further into 3,910 Clasz "8-1° preferred shares with
par value of 100 a share and &, 1E0 Class “B-2* preferrad shares with par value of RS0 a share to
F3.0 miflion divided inte 20,000 commen shares with par value of R100 per share, and 15,000
Class “B prafesred shares divided further into 2 000 Class “B-1" prafered sharas with par value
of K100 per sharg, 13,000 Class "B-" preferred shares with par valye of P50 per share, and
1,000 Class "B-3" praferred sharss with par value of R200 per shars.

On May 31, 2017, ABIRC subscribed bo additional 2,000 Class “B-2* preferred shares and
1,000 Class “Be3" {Tranche 3} prefarred shares at a subscription price of R100 per share and
FZ00 per shara, respectively, o an aggregate amount of B4 million.
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In April 2003, ABICI and ABIRC executed a Letter Agreement wherein the garties agreed that the
differente between the budget under the Supplementary D& and the actual construction costs
incurred will be treated as adwances to ARICI. Advances to ABICI celated to this agreemant
amounted to B1.575 5 millivn as at December 31, 2019 and 2018 fzae Hota 17) 10 2015, ABICI
already linanced its awn constraction in the skand Club.,

In 2019, sales of club shares for sate Includes 25 Class “B-17 preferred shares with camryving
amoaunt of F100.0 mlllion at the date of transactlon transferrad to axlsting Balasin Island
landowners under land-for-share swap in exchange for 5 hectares of fand in Balesin 1sland,
Polille, Quezon (see Mote 115

ARICI s Tranche 1 and Tranche 2 preferred shares entitle the holder for 14 and T free villa night
stay in the Island Club, respectively.

The fair values af unsold shares as at December 31, 2029 and 2018 are as follows:

pd k) 2018
Numbar of Murrber of
Shares Amopunt* Lhares Anount*
Tranche 1 (2773 He952,500 T11 B3, 1498,500
Trandhe 2 11,965 24,912,700 11,965 22,1759, BB5
Tranche 3 1,000 200 1,000 £00
W27 505 300 w15 379 585
* ML i s amdy,
TCCAMP

In October 2000, ASTI, AMPl and TOCAMPI entaced inkd a DA far the dewelopment and
construction of a City Club in Alphaland Makati Place. It is agresd that ASTI andfor AMP will
develop and constroct the City Club with AMP| extending any financing required for its
completion and amenities in exchange for the TCCAMP| shares.

On December 9, 2010, the SEC approved TOCAMIPI's registration of an aggregate of
5000 preferred shares, with issue price of #1000 per share, comprising of 500 shares (o be
offerad by way of primary offeriog and 4,500 sharas by way of sacondary ofedng.

In December 2000, A5T1, AMPFP| and TCCAMPI entergd into a Supplemental DA to clarify that
under the D&, it is AMP who has the primary ablipation to develop and construce the City Club.
Moreower, it was clanified thar, in consideration for the City Club®s canstroction, TCOCAMPI agraes
to convert any and all advances praovided by AST| and AME| ta additional paid-in capital a5 cast
is incurred. Furthermore, it was clarified that the ownership of the Gty Crub, its Facilities and
amenities will be transferred ta TCCAMPI az cosk is incuned.

The City Clubr was fully completed in January 2014,

AMPI"s cub sharas for sale ars marked o market using the fair value of F1.5 million par share as
at December 31, 2019 and 2018, There are 3,763 and 3,771 unsold shares as at December 31,
2019 and 2018, respectively. As at December 31, 2028 and 2018, the fair value of unsold shares
amounted to BS,E852.5 millian and BS 6565 million, respectively.
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regl Wal In
The Group’s cdub shares for sale |5 marked to market uzng the falr value aquivalent to the cash
salling price of a recent sale o the public for the unquoted preferred shases,

Maovements in the unrealized gain on dub shares for sake, net of related tax effect, are as follows:

[In THousands)
2014 2018
Balance at beginning of year R22,B91.524 23,432,497
Recilassification adjustments i157,114] (160,701}
Unrealized valuation gain 2,322,734 921 LRY
EffeCt of change in tax rate - 1,301,805}
Balance at god of year E25,057. 204 F2LE01 678

On December 19, 2017, a new tax reform law, Tax Reform for aAcceleration and Incluslon [TRAIMI,
was approved which providas amendrients 0 sevaral provisions of the National Intamal Revanue
Code of 1997 {MIRC of 1997). This was effactive Beginaing Janoady 1, 2018, Capital gains tax {CGT)
from sale of shares of skock not traded in local skock exchange is amended from 5% on the first
RO-1 millipn and 107% in excess thereaf hased on the NIRC of 1987 o a flat rate of 15% undec the
TRAIM.

Ony variows dates in 0019, AMPF and ABIRC sofd 3 and 46 shares, respectively, with carrying amaounts
aggregating #2114 million at raspective datas of dispesal in responss i liguidity requiremeants. In
2018, AMPl and ABIRC sid 33 and 51 shares, respectively, with careying amounts aggragating
B2 1E_7 million. The cumulative net gain on disposal amounting to B184.8 million and B188.1 million,
gross of tax effect, was directly reclassified to retained eamings n 2012 and 2018, respeciiveby.
Gain on sale of chub shares for sale amounting to RL2S. 2 milllon In 2017 is presented in praflt or foss,

Receivable arising from the sale of club shares amounted to RE3.0 milllen and B&2. 7 milllan as at
Decemmber 31, 20049 and 2008, respectively (see Noles & and 13), No dividends were recognized in
2019, 2018 arvd 2017,

As at Decembier 31, 2019 and 2D1E, deposits received from buyers of club shares amounting to
#4597 millionw and #3803 million, respectively, were presented under “Trade and other payabbes™
account in the consaolidated statements of Anandial pasition (see Note 14).

11, Irewechianmt Propecties

Maovements inthis accaunt are a5 follows:

[In Thousands)

Meabe 2013 2014

Balance at baginning of yaear RAT. 675,812 40,664,073

Fair value thange 18,185,157 7453 %156

[Hsposals (11,457.5%52) -
Additiong:

capital enpanditures 35,121 177,046

Purchases 111,715 Al 621

frorword)




{In Thousands)
Ngte 919 2018
Transfers to:
Land and developrment costs 7 Rr— (FB53,3100
Froperty and equipment 12 - [2,244)
Rescission of digpgsal - 5,000
Balance at end of year P54 642,253 P47 675,812
Imreskment properties carded at fair valug consist af the following:
{In Theusarwls)
1019 2018
Alphatand Balesin sland Property P21,636,715 P9,5EE,450
Alphaland Makati Plage:
Toranes 3 10255, 764 3,672,052
Padium 3,550,774 3,543,381
Patnangunan Property 6,779,164 5,256,260
Baguiv Proparty 6,455,132 4,744,557
Silang Preparty 5,910,000 4,380,012
Atimgnan Property 14,704 14,704
Alphaland Southgate Tewer - 11,463,356

P54.642,253 P47.675,812

&5 at December 31, J019 and 2018, the cumulative gain pn fair valye changes of the Group's
investment properties, net of tax, amounted to R36,542.9 millien and R29,972.1 mallion,
resgedtively.

lan in k5l

ABIRC acquired approximately 334 hetaces of land in Balesin lsland, Palillp, Quezon. Additional
127 hectaras wese alwd acquirad via [and-for-share swaps with existing Balasin sland andownars in
2012 In 2019, additional 13 hectares were acquired. OF the total land acquiced, 5 hectares were
atquired wvia land-for-sharg swap with gxisting Balesin Island landowners in ewchange for 25
Class “B-1" prafemed shaces with carrying amount of F100.0 million at the date oF wansaction
{see Note 10}. This brings the total land ownership to 419 hectares and 408 hecklares as at
December 31, 2019 and 2018, respectively. Of this tolal, approximately 28 hectares were
cornmitbed for transfar wo ABICH in 2015, Tha trarefes of cartilicate of title was complewed in 2018
{see Hote 10).

In 2017, ABIAC started the development of gertain portions of its land for sale. Accordingly, these
portions were raclassified to “Land and devalopement coss® atcount [2es Nota 7).

Alphaland Makati Face

This represents the Podium and Tower 3 at the Alphaland Makati Place. The Podium is currently
operated 35 a mall and |5 for fease to third partles (526 Motes 4 and 7). In 2017, the Group
rechassified Towes 3 from “Lamd and developmant casts” to “lovestmant property”™ accaunt due to
change in intentipn puer the property from condominium units for sale to a property held For
leasing. The change in managenent’s [ntentlon was evidenced by actual changs |n the uze of
propety

{52 Note 7).
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Rent Incorme earned from Alphaland Makali Place amounted to PEEE.5 milldon, RADA.9 milllen and
P95 rmillion in 2019, 2013 and 2017, respectivaly, Direct costs rafated to rant incame amountad to
F118.7 million, P42.5 million and F13.7 rmillion in 2019, 2018 and 2017, respectvedy, which mainty
camprisad of utilities amd cammissary costs (Sea Nate 18).

Patnanungan
In 20156 and 2015, the Group acquired parcels of land ageregating approcimately 3856 hectares and
325.3 hectargs of land, respectively, in Patnanungan, Cuezon.

In December 2017, the Group sold 2.0 hectares to Red Sun {apital Holdings Corparation for
FE.0 million, resulting 1o 3 gain amounting to 82,1 milllon, In 2018, the contract 1o sell was rescinded
resulting B0 a loss amaunting w F2.1 millian. In December 2018, the Group acquired 42.2 hectaras
with a cartying amount of F3L.T erillian,

In March 2019, the Group acquired 0.06 hectares For FLS million, The total land area of the
proparty approximates 753.2 hectaras and 753.1 hectares a5 at December 31, 2019 and 2018,
respectively.

Baguiz Property
This consists of parcels of [and and rafated transaction cose acquired by the Groug {through a

wholly-awned subsidiary) from various sellers in luly 2015, The beneficial owner of the entire
property is Y0, the majority shareholder and Chairman of ALPHA.

These parcels of fand, measuring approximately 73.4 hectares as of the end of 2015, of rolling
terrains are situated in hogon, Benguet, just ten minutes from Baguio City by land. RO likewise
transferred po the Group rights to ancther 2.9 hectares of land o comglete the botal area at
6.3 hectares. The Group is developing the property inkg the Alphaland Baguic Moubhtain Lodges.

The Groupg acquired the groperty in 2015 at onal value, ar at acquisition cost of 1060 million,
which is. substanttally Delow the appralsed value. As a consderation b RYG for having sold the
property at zonal valge, RYD shall have a 15% intergst, to be finalized vpon conclusion of the
project, without need of any further investrment oF equity Iinfusion. The Growp will shoulder ad)
development costs required For the projact,

In 2016, due to management's decislon to develop the property as a horlzontal condormlnium for
sale, 13.1 hectare of the property was reclassflled to land and development costs, Additonal
7.7 hectares and 3.7 hectares ware reclassiiiad to fand and development costs account [0 2018 and
2017, raspectivedy {Sea Nota 7). In 2017, 0.3 hectares were reclassified to proparty amd equipmeant
accouat due to development of clubhouse, chapel and othar amenities.

I 2017, the Graup started the development for the inltlal phase of the propect and the Group also
Acquirad additional [and, measuring 4.2 hactares,

In 2019, the Group acquired additional fand maasuring 9.2 hactares, The total land area of the
proparty spproximatas BE.7 hectares and 77.5 hectares as at Decembar 31, 2019 and 2018,
raspactively, Of the total land arsa, 51.9 hectares and 52.7 hectares are allocatad 1o investmant
property as at December 31, 2015 and H1E, respechively.

The fair value of the property based an an independent appraiser’s report dated January 21, 2020,
{ctober 22, 2018, Movember 10, 2017 is at F10,500 per square meter or a total of B6.5 billion,
FS,00 per square metsr or a tatal of #4.7 billion, and R7,353 per square meter ar a total of
¥2_ & billion, respectively.



Silang Froperty
ASTI"z three parcels of land In 3fang, Cawite, measuring a total of 30 hectares, more or kess, 5
rasaread for futura devalaprment.

Atimonag Propgriy

BIRC's land In Atimonan, Quezon Province, measurlng a total of 22,005 cquare meters, mors or less,
b5 reserved For future developrent.

The fair value of the property az at December 31, 2015 5 bazsed on valuations performed by
acoredited independent appraisers. As at December 31, 2019 and 2018, managamant avaluatad
that the carrying amount of the investment property approsdmates the fair value as at reporbing
data zince there were no sgoificant changes in the comdibion of this property and economic
enviranmesit between those dates.

Alphaland Southgate Towsr
In January 2008, AST] acquired from Sauth China Respurces, Inc. and the Puyat lamily two parcels of

fand measuning 2 tptal of 8,487 square meters, more or less, at the cormer of EDSA and Ching Roces
Avenue in Makati City together with the existing improvements theregn. The property is now a fully
develaped and operational 20-starey offlce tower building with a o-storey podlum knawn a3
Alphaland Southgate Tower. It was decfared an Infarmatlon Technology 2one an lanuary 12, 2009
by the Phillppine Economic Zane Authorlty, pursuant to Presidentlal Proclamation Mo, 18692 dated
Decermber 22, 2008,

Reat income fram Alphaland Southgate Tower inchuding comman utilities, sedvices and maintenance
chargas amounted to F1EA.7 million, B779.8 million and F740.3 million in 2019, 2018 and 2017,
respectivaly, Direct costs refated to rent income amounited to 354 million, B136.7 million and
F179.1 rillion in 2019, 2018 and 2017, raspectively, which mainky comprised of atilities and
commissary casts [see Mote 18],

In March 2019, the Group sold the property far riet groceeds of R4, 468 3 million resulting to a3 nat
accaunting loss of #7,003.3 million.

The description of the valuation technigues used and key inputs ko Fair valuation are as follows:

Intarie Capitalization roach

Siabilzed net cperating
incaime (MO LCaglializatlon rale
2014 2018 20149 2018
Alphakand BAakadi Place;
Tower 2°" W02 AT RE040911 5.0 500
Foediurn 67,050 &7,954 2.00r% 200%
Alphaland Southgats Tower - 576,168 - 5001
*In hhowso no's.

""Rermanbed fram T ond and deve fopmeent comds” pod o o JOV T

The significant unobservabla inputs used in the fair value measurement categarized within Level 3 of
the Fair value hierarchy of the entity’s portfolios of investment properties are:

v Stabifred WO caloulation wsed to identify performance of an investment property thae
produrcas skablé income.
w  CopitolZation rote: rate used o astirmabe tha poteatial raturn of the investenent praperty,




A5

Incame capitalization approach is a comparabive approach, which considers income and expense
data relating to the property being valued and estimated the value through a capitalization grocess.
Capitalization relates inpome and a defined value type by converting an inpgme amaunt intp a valye
estimate. This process may conslder direct relationships tknown as capitalization rates), yeld or
discaunt rates [raflecting measures of return on investrent), ar bath,

fensitivity Analvsis, Generally, an increase (decrease) in stabilized NG| will result in an increase
[decrease} to the fair vafue of investment groperty. A increase (decrease} in the capitalization rate
will result in 2 decrease fintrease) to the fair value of an investment property. The capitalization
rate magnifles the effect of a change In stabllived NOI, whth a lower caphtalization rate resulting In 3
greater impact of a change in stabilized NOIthan a higher Capditalization rate,

Maket Data Appeaach
Class of Hange

Fraperty Sgnifwand Unobservable nputs 2013 2018
Alphaland balesin island Land Price per sguare meler FI30C-F10.300  F1500-F9,E15
Valug adusmgnts {ior dgwrlepment] 150%-210% 1E0%-210%
atimoman Land Price per square meber Nl Ze-E3600 Pl 200-FF 600
Valse sdpsursents Bk AM%-Ele
Fatnanumgan Land Price par sgJane meter #1,000- 2 018 L 00
Walue adwistments A1.7% %

The significant ungbservable inputs to fair valuation are as follows:

Price per sqguore meter:  estimated value prevailing in the real estate market depending on the
location, area, shape and time elameant.

Volve adiustments: adjustaents are made te brlng the comparative values in appraximation o the
investment propertizs taking into account sxtarnal factors (market conditions, competitivensss,
economic conditicn/demand/growth, time efement) and internal factors [location, sizefshape/
terrain and develppment).

In waluing the [and wsing sabes companison approach, records of recent sales and oiferings of similar
land are analyred and comparisans were made far such factars as size, characteristic af the lat,
location, quality and prospective use,

Lensitivity Analysis, The following factors were considered in datarmining the market value of the
subject groperty;

+ property kecation and neighborhoad data

present use of the groperty is either commercialfresidential fagricultural

quantitative market value adjustments based on external and internal factors

highest and best use (commercial and residential building/resort and its allizd devatopment)

Slgnificant increaze [decrease) v prlice per square meter would result In a significanthy higher [lower)
fair value measurement, Significant increase {decrease] in value adjustments would result in a
lowes [higher) fair value measursment.
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Lapd Development Approgch
Decevibr 31, H110

Signlficartt Unobssrvable Input Bagulo Hang
Pomied of Laned diewe|opame vt and selfng

PROEI T byvart £ Eywart
A mands irativemarketing cogl T of gros: sales 1% of grow sale
Imierast rale selected Dor disccundng 0% 1w
Cevelopes's profit i 2l developmant coFt 20% of devaloprmant cost
Propoaed selling price F22,0000 - FE0 000 Pt anH™  E2E 000 - IE000 per sqmT
Cakubated ne. of subsivision bod 30 laks 175 - 4G bota
Land valwefannual increment af land value L 10%-20%
*In tfhours vk,
T4 e B R

December 31, 2018

Sigaficanit Unohservabte ot Baguio Mlang
Pedionf of Land fenlopment and seling pragram L years § eyt
Hd rivaras e ak e o kedlig Cosl 1 of grass salles 12% of gress sales
Inleresl ralg elecied for discoyunding 1% 1%
Do veloper's pre it 208 of developenent coat 20% af develapment post
Proposed selling price Fil5 000 - B55,000 perunit™  R1E,DM - F26,400 per sqm* *
Cakulatemd no, of subdivisien ki 320 ks 175 - 496 bois
Lard walusfanmus inerereent of [30d walue 5% 10Me-206
P A Puni ety
i rhord e avmeeeads.

Using the land devglopment approach, the groperties are treated as mixed-used subdivision
devatoprient and tha gross sales that may be expacted from the proposed saleable kots ars than
eskimated in accordance with the prevailing grices of comparable development subdivision lots
within the immedlate vicinky., Owerhead and sates expenses, and developer's proft, the restual
sales income ig (e attributed 1o the “raw™ land wahie.

The valuation procass consists of the Fallowing.

» FPreparation of 3 subdivision study in afcordance with the highest and best use {oncepl
{i.a. residantial subdivision develapment) of the land;

v Establishment of total reverue o procoeds of sales of subdivision |obs on the basis af what
ready-to-build sites in similar subdivisions are selling;

* Determination of developrment costs conssting of chearing and gradang, survay, bilting senaces,
construckion of access roads, roadways, curbs and gutters, sewerage and drainage system,
water supply and efectrical distributlen, rlp-rappdng and supervislen and other contingency
items cpnsidering current prices for construction materials, labor, contractpr's profit and
overhead expenses

v Estimation of averhead and salas expesses such as brakar’s commissions, promotion and
advertisement, administrative angd collection, taxes and miscellanequs expenses.

Sensitivity Anelvsis,  Significant inccease [decreasa) in Rod waloe, proposed zalling price and
caltulated oo of Fors would result in a significantly higher [fower] fair wlue measurement.
Significant increase (decrsase) in administrative and markebing costs and dewveloper's profit wauld
result in a kower {higher) fair value measurement,
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In 2019, the Group changad the usaful life of serviced residences to reffact the change in the
Group’s assessment of the woedted stonomic benafits of the asset and 1 align the uselul life
adopted by the industry. This resulbed to a reduchon of FE3 million in depraciation expensa.

In May 2018, the Graup redassified a number of condominium units of AMPI from “Land and
development costs” ta “Property and eguipment” account dug to change in intention awver the
progesty hrom condominium units for sale to a pgroperty operated as serviced residences. The
thange in management’s intention wat swidencad by an actual change in use of the property (See
Mska 7).

Falr Valus Measurs mant

In 2018, the Group adoplad the revaluation modal kor the measurament of its sarviced residancas.
The fair value of the Graup's serviced residences as determined by an independent appraises an
Jume 27, 2019 and October 19, 2018 using the Income Capltallzatlon Approach amounted to
RE 3158 million and BB 2290 million, respectively. The diferance between the fair value and the
carrying amaunt of the seoviced residences amounting to FTE9.0 million and B3,285.0 million in
2019 and 018, raspectivaly were recagnized as ravaluabion increase, The falr value measurament
for sarviced residences has bean categorized as Laved 3 [Significant unobservabla inputs).

In 2016, the Group adopted the revaluation modal for the sutisaquent measurarment of 15 airceafts.
The fair value of the Group's airerafts as datarmined by an indeperdent appraiser on December 12,
2018 and Hovember 7, 2017 using Cost Approach ameounted to F1.4456.1 million and R553.5 million,
raspectively. The difersnce betwean the fair valua and the camrying amount of the aircrafis
amounting to #120.1 million ard BFES million was recognized as revaluation inereass in 2018 and
2017, respactively. The falr value rmeasurement for tha Group's aircraft has been catagorized as
Lewel 3 {significant unohsarvatib inputs).

The revaluation surplus recagnized in the equity section of the consolidated statements of financial
position amaunted to B3.577.4 million and B3, 103.6 millipn as at December 31, 2019 and 3018,
respectively,

The carrying amount of groperty and equipment measured at revalued amounts had they been
recognized at cost are a5 folfows:

{In Thousands}
2013 2018
Serviced resldances P3,85%:,509 FA,952 534
dirceafis 1,156 87E 1,413 192

k5,253,347 FE,3E5 726

Income Capitalization Approach

Stabilized net operaling

Inarae (HCH)* L.apinalizatlon rake
2019 2018 2019 018
Sorulzed Resldentes ) TEE #£111, 409 5.00% 5.0

"In thiwsonds.



The significant unphservable inputs used in the fair value measurement categpnized within Level 3 of
thex Fair value hisrarchy of the entity's serdcad rasidances are;

a  Stabilized MO calculation ysed to identify performance of a property that produces stahble
inGome,
«  Capitalinabion rate: rabe used to estimate the potantial raburn of the proparty.

Income capitalization approach is 3 comparative approadh, which considers income and expense
data relating to the proparty baing vafued and astimarad tha value thraugh a capitalization process.
Capitalization relates income and a defined value type by converting an income amaunt inta 3 value
esbimate, This procass may coansider direst velationships (known a2z capitalization rates), yield or
discaunt rates (reflecting measures of retum on investment], or both,

Sengithity Anpiysis. Generally, an increase {decrease} in stabilized NOI will result in an increase
[decraasa) to the fair value of sarviced residances. An increasa (decreasa) in the capitaliration rape
will result in 3 decrease fincrease) to the fair value of serviced residences. The capitalization rate
magnifies the afact af a change in stabilizad NOI, with 2 lower capitalization rate vesulting in a
greater impact of 3 change in stabilized NG| than a higher capitalization rate,

Cout Approach
In determining the fair value of aircrafts, cost data were gathered from original import cammercial
invoices and as well as the comparable sources of simitar machinery and equipment and used of
prices and other relevant informatign generaved by market trangaction involving simifar asser. The
Fair value was detarrmined by reference v the replacement cost teaoslabed at the current foreign
exchange rate,

Sengithnity Analysis.  Signilicant increase (decraasa) in raplatement cost and exchange rate wauld
result in 3 significantly higher lower) fair value measurement.

Further information abouwt the assumptions made in measuning [@ie values is incloded in Nate 25

Cepraclatlon and amortizatlan s recognized under the fallowlng accounts:

{In Thausands)
Mote 2019 20148 017
Froperty and equipment B8 607 k238,781 #124.433
Rlght-of-uze azset 18 4,535 - -
Snftware 13 1,031 126 s

355,243 R300,907 $124.567

Depraciation and amprtization are allpcated as folkows:

{In Thpusands)
MNote 2019 2018 2017
Cost of services Fli] F276,648 250454 k715,211
General and administrative expenses 20 FEIE 45,645 48,355
Capitalized as part of [and and
deyelopment costs ¥ 51548 4 807 -

355,243 R300.907 #124,567




.E1-

13. Other Monpurrent Assets

This acogunt consists of:
He Thonusand=]
Hote 2019 2018
It VAT R90,516 m95,321
Recelvables from sale of:

Culy shares 2 ¥, 71,556
Real estate b - 4 BER
Refundable deposits 26,912 36,219
Frepayments 17,329 1576l
Right-of-use asser 1B 14,947 -
Software 5,164 3747

Advances to conbractars and supplisrs - nat
of current partion 8 3,057 1,769
Cthess 2,04 25,333
R158 764 R190 G5

Refundable deposits inCluade biling and meter deposits to Manifa Efectric Company [Merako).
These are refundable upon termination of service of Merako,

The movements in saftware are 35 follow;

{In Thousands)

Mot 2015 2018
Cost
Balance at beginning of year ®13,835 RE, 040
Additrans 3458 5, F9E
Balance 3t end of year 17,284 13,836
Accumulated Amertizatian
Balance at baglnning of vear 10,085 7,063
Amartizatlon 12 2,0d1 2,126
Balange at end of year 12,130 10,089

Mat Carrying Amount ps,164 R3,747
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14. Trade and Qther Payahles
This account consists of:
{In Thousands)
Wote 218 2018
Trade R1.933365 R1,777.061
Aecrued expenses:
Congtructian osts 174,032 186,773
Interest 15,112 188 291
Others 5932 18,495
Deposits from sale of:
Feal estate 7 2,235,031 13,005
Freferred shares L1 455,735 g0,252
Reterbion payabhbe i 375,636 [ Ry
Lease Nabdlty 18 4,261 -
Uriearred rental ingome 18 133% 105,065
Monbrade - Se.247
Cthers 177624 167 838
R5,612,035 B3 EEE, D62

Trada payables are nanintarast-bearing and are due far payment within 30 to 120 days,

Actrped expenses mainly pertain to actnuals for development ¢osts and general aod adoministrative
expenses. Other payables consist of paverament payables. Aocroed axpenses and other payahles
are generally settfed within one year,

Honcurrant portion of deposit from sala of real estate amountad ta 83.2 millian and B2.1 million as
at December 31, 2019 and 2018, respectively, presented uwnder "Other noncurrent liabdliblas™
account in the consolidated statements of financial position.  Deposit from related companies
ingluded in depasit from sale of real estate amauntad to B, 192.7 millign as at December 31, 2015
fsae Nota 17).

Hontrade paysbles are noninterest-bearing and are due and demandable. These pertain 1o
purchasas af assets,

15

Lorg-4erm Dabt

Presanted below ara tha details of this aceount:

[in Thousands)
1015 2018
B cwer Csramt  MoncwTent Totad Cumenl  Nontumenl Tatal
BLPHA = = =  PLAOS3AGRS  MEGETIES D 521000
AnmM - - - 4B JES 11R,971 167 138
Anl - - - L5310 Td a1l 130,141
ARMLHI - - - 65, 131 313, 800 kb g
L = B= FLZIZISGI M7 L9T M6 198931
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ALPHA

Oanibus Lot end Securily Agresment with 800

ALPHA had an OL%A with BOD for a foan facility aggeegating 86,7260 millioa feom 2017 o relinancs
boans and 13 finande new projects and working capital eequirements of the Group. The kan was
payable in seven years, commencing one year after imitia! drawdown date. Loan drawdowns
aggregated R40D.0 million and BG,286.0 millicn in 2018 and 2017,

BDO axsigned the fong-term foan undes the OLSA with autstanding bafance of K5 6532 millan
intlusive of interest and adpswments as of January 23, 2019 o the Fhilippine Bark of
Communications - Trust and Wealth Managament Group purtoant ta an Asignmeant Ageesmant on
the same date.

The Ioan was fulby settled in 2019,

EHfective interest rates of the long-term debt range from 7.1% to 9.2%, 5.0% to 5.1% and 4.8% to
£.1% per annum in 2019, 201& and 2017, respectively. Interest recognized from the long-term debt
armounted to R163. 7 mallion, #2923 millen and B26E.2 millionin 2019, 2018 and 2017, respectively,
Interest expense pertaining to the refinanced loans amounted to PA5.9 milliondn 2017,

Capitalired interest and other financing costs on the kbans are as Foltows:

{in Thousands)
Note 1049 2018 2017
Land and development costs T 36217  R145957 Rr&T.037
Investrent properties 11 - - 4,212

r36 21T  B145,957 P71,249

The rate used to determine the amount of borrowing cost eligible for capitalization was 1.35%, 6.5%
and 7.1% a5 at December 31, 2019, 2018 and 2017, respectively,

AAP
AAFI had an Amportized Commaercial Loan [ACL) agreement in 2007 with BDD Leasing and Finance,

Inc. (BDOLFI) for a loan facility aggregating R265.2 million far the acquisition of an ATR72 Turboprop
Aircraft, M5M 678 and its replacement engine. Loan drawdowns aggregated R244.1 million in 2017
at a foved Intarest rate of 7.0% to B.O0% par annum,

Interest expenze recognized in the consolidated statements of comprehensive income amounted to
RE.1 million, P16.4 million and #12.8 millipn in 2019, 2018 and 2017, respectively. The loan is
payable within 60 manths from the date of initial borrowing.

The loan was fulby settled in 2019,

Adl
AAl also had an ACL agreement with BOCHLF for a loan facllity of P30S .0 millian far the acqulsitian of
ATRT} Turboprop ddreraft, MSN 566, Abl mada a dravwdown amounting to B266.8 million In 2018,
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Interest rate of the fang-term debt im 2019 is 7.04% per annum and in 2018 and 2017 ranges from
5.82% o 7.04% and 5.06% to 7.255% per annum, respectively. Interest expense recognized in the
consolidated statements of comprebensive income amounted to ¥3.6 million, #10.2 million and
#12.0 million in 2005, 2018 and 2017, respectively,

The baan was Tully satthed in 2019,

AHMLHI
ABMLHI had a memprandum of agreement with BID Unibank, Ing. for a CT5 receivable purchase
faciliby of RSOO.0 millian ta refinance existing CTS receivables.

The motes pavable represents liability from assigned receivables with recourse of ABMLHI which
bears an effective rate of 7% and has a term of 5 years payable. Interast expense racognized in the
cansplidated statements of comprehensive income ampunted to BG.0 million and B1.) million in
2013 and 2018, respectively.

Summadited below are the details of the notes payahle:

{in Thonsands)
2019 218
Balance at beginning of year F380,032 k-
Availments - LT
Fayments {380,022) (2,705)
[ FIA0,032

The kean was fully setthed In 2014,

Finance costs recopnized in the consatidated statements of comprehensive income ane as follows:

[In Thousands]
2015 2018 2017
Long-term debt PL7E ALY RIX0038 B3I3324E
Finance charges 8,420 1,307 28,218
Accretion of customers’ deppsits 3037 - -
Othars - - 3,261

Wi, E7D  F3X] 345 F3IES 717
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16. Equity

Capital Stock

Tha composition af ALPHA'S capital stack consisting of all comrmcen sharas are a5 Balfows:

D 01%
Mumber of Hwxivber of

Fharas Amcunt* Shares Ameurt”
Authorieed - 811 Par Value B 00, b0y Sl I D0 Ol 500,050 050 0 RS, Ol 000
Haiued
Bapuning of pear HA11, TR A0 B RAZ 1M b5, TOF 41T 2655, 707
ALl 1 - 1E6, Woh £ 2% 186467
Effqct af shock spla - = iD.SML0a 560 -
End of pear A1, TSR AHD A2 10 28,411,738 410 242 174
Fargrm Company's shares hald ey a

sutrobdiary
Begruning of year (13,634,374, 701 (FI6BBL2Z0)  [1353,427470] (16,881, 2205
Effect of stock spla - = {12,450, F47 310) -
End of pear |18, 5%, 20 7] (NG ARL2A0) 13,834,274, 190) [W1E &1 230p
Teanmury
Baginning of yirar B 222.000] (ML 214) 1423200 (FL214)
Efect of stock split — - [4,815 0] -
End of year [4,279,000] {PLa28) (4,2 ¥%.000) (FLZ14}
14,571, 70 30 14,571,214 SNk

"I Hwhlcangs

The total number of shareholders, which includes PCD Morminee Corporation, is 89 and 848 a5 at
Cecamber 31, 2019 and 2013, respactivaly,

Parent Com 5 Shares Hald by a Subsidia

Ca June 5, 2014, Alphaland Holdings (Singapore] Pre. Limited {&H} and Masrickstar Cooporation
{MC) an gne hand, and angther group affiliated with RYO inchuding ALPHA and ASTI (collectively, the
“RYC Group™ entered Inte a Memorandum of Agreement [MOAY ta zettle a shareholder dispute,
Pursuaat to the MDA, ALPHA, through its 1005 cwmed subsidiary, AST] acquired the shares of stock
of ALPHA owned by AH, MC and Credit Suisse {Singapove] Limited (Ceadit Swisge}, anothes
shareholder, and received #2,500.0 million in cash in exchange for assets and liabilities mamnby
comprising of I00% ownership of Rlphafand MWakabi Tower, Inc. [AMTI; 100% owneship of
Alphaland Marina Corporation (AMT] including AMC's itwestment in preferred shares of Alphaland
Marlna Club, inc, [AMCI} 20% ownership of ABLCC, the pinl venture cormpany formed by ASTI and a
proup fed by .M. Wancedlan & Assooiates, Ine, [DMWAILF (the Wenteslao Groug ar “WE): and 5%
intarast ia the unincorporated joint veature Batween the Group and Aleaan Rasos Carparation ard
the additional parcels of land acquired by the Group with total area of approximgtely 10.81
hectares.

Cn Qowober 17, 2014, these assets owned by the Group were Wamsferred W Bedfordiuary
Cevelapment Corporation IBOC), 4 newly incorporated company owned by AH and MC, aH, MC and
BOC will be coflectively referred to a5 the “AH Group.”

The Group’s [aint venbure with WG s sublaet to litigation because of Wi's actlans [n cauzing a delay
in ASTI and AMC's construetion and development of the Marlna Club Project. With BOC's takeover
of AMC and AMCI, BDC assumad the vesponsibility of handling che litigation with WG,
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Pursuant to the implementation of the MOA discussed above, ASTI acguired shares of stock of
ALPHA owned by AH, MC and Credit Suisse amounting to B16,818.0 million.

In 2017, ASTI acquired additional shares of stock of ALPHA owned by a minority shareholder
amounting to FE3.2 million.

stock Split
On January 19, 2018, ALPHA filed a 10-for-1 stock split with the SEC. On December 10, 2018, the

SEC approved the application for the stock split, whereby its capital stock would be divided into
R50.0 billion commen shares with a par value R0,10 each share, The stock split has no dilutive effect
on the proportionate percentage ownership of the shareholders.

Retained Earnings

Accumulated equity in net income of an associate and subsidiaries not available for dividend
declaration amounted to #37,288.5 million and #30,063.9 million as at December 31, 2019 and
2018, respectively. Significant components of the retained earnings pertain to cumulative gain on
fair value changes of investment properties,

17.

Related Party Transactions

The Group, in its regular conduct of business, has transactions with its related companies. The
fallowing tables summarize the transactions with the related companies and cutstanding balance
arising from these transactions:

[ Thausands)
2019 HI1B
Matwre of Armount of Dutstanding Amount of Qutstanding
Transactions  Mobe Transactions Balances Transactions Balances
Trade and ather recervables
Trade
Related companies under A traeaport
COTRON kéy mamageren SirvioE 6 RIET XET B34, 166 FlEd WE F3NT 380
Real estate sabed 6 163 554 = 03 SET 300 T
324,166 619,142
Nonirade
Capital
Relared companies under eapendilunes,
common néy manageTment dell iervicing 144 BX 00 0aE 215400 55 16
Confract asseks
Rekzfed companies under
SOOIy MO Real e tatn sakis L = - 185,025 150,165
P54, 364 R4 EET
Advances to
Adsacale -
Reimbarsement
AHELC of EEpETLES B- [ Wik ] [ ] [ e
Aekzfed companies under Reimbarsement

cormmon ey monogement of expeniss B4OT, TES B3, 527,104 BT 10 L1197
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[in Thouwstards)
2019 2018
Mature of Amoant of Outstanding #Amount of Outstanding
Transactiont  Moke Transactions Balanzes Transactiont Balances
Trade and other payables
Trndi
Refoted companies under Aoquisition of
common key manogement properties - WEAT 301 P2,216 117 PEAT 301
Purchades - = 24 &0 1,143
647,301 b4l 444
Drpesiits
Refated companies under
camman key managerenat Beal estate 7 2,300,676 I 19E 676 = =
2 R0 a7y EAH L4
Advanois Trom
Parchase of
Sl and
Refoted companics under reimbursement of
CEUTITRN ki TR FEDIN I F111, 250 F156,542 Pl 438 Rrah, 252

Other transactions of the Group with its related companies are as follows:

%  Asg discussed in Mote 11, RVO is the beneficial owner of certain investment properties (i.e.
Baguio Property) acquired by the Group during 2015,

* In 2016, the Group entered into lease agreements with TCCAMPI and ABICI for the rental space
of AWCI. In January 2017, ABICI and TCCAMPI rescinded the lease agreement and started to
assume the rental charges at no cost to AWCI.

& Im April 2013, ABICI and the ABIRC executed a Letter Agreement wherein the parties agreed that
the difference between the budget under the Supplementary DA and the actual construction
costs incurred will be treated as advances to ABICI. Advances to ABICI related to this agreement
amounting to B1LS75.5 million as at December 31, 2019 and 201F is due and demandable
[see Mote 10).

Terms and Conditions of Tra ons with Rel Co

Outstanding balances as of year-end are unsecured, noninterest-bearing and settlement occurs in
cash or equity. The Group has not made any provision for impairment losses relating to the
ameounts owed by related companies.

Compensation of Key Management Personnel
The details of compensation of key management personnel, which include its senior vice presidents,

fiollow:

{In Thousands)
2019 2018 2017
Short-term employee benefits F91,933 R92,254 FE3,568
Post-employment benefits 24,804 29,478 23,638

R116,787 ®121,732 #112,506
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Stock Option Man
On Novemnbar 27, 2017 and Decembaer 19, 2016, the Stock Option Plan Committea awarded stock

options to key officers and employees of the Group. The Stock Option Flan was approved by the
BOD of ALPHA on Jung 5, 2013, and by stockholders reprasenting maore than 2,73 of the outstanding
capital stock of ALPHA during the aanual mesting held on December 3, 2014. The Stock Option Flan
was approved by the SEC on July 24, 2019, Additional stack option awards were given on May 30,
2019, June 5, 2019, and September 18, 2019 10 qualified personnel of ALPHA. Furthermors, all such
grants shall not vast untll the listing of ALPHA in 3 stock exchange.

. Leases

The Group as 3 Lessas

Hangar Laacaz

On June 2011, the Group and Civil Aviation Autherity of the Philippines [CAAF) entered into a
noncancellable lease agreement for the use of a portion of CAAP's hangar, including the
appurtenant structures, with an aggregate land area of approximately 1,580 square meters for 10
years at B70 per square meter subject to an escalation rate of 10% per annum.

in July 2016, the Group ang Clark International Alrport Corporation (CLAC) entered intg a
noncangallable lease agreement for the fease of structure and open space with a total area of 2,590
square meters, for 9 years. The agreement requires for a minimum guaranteed [ease payment plus
20% of gross rental income from sub-lessees, If any, and i subect to an escalation rate of 10% per
annum.

The incremental borrowing rate applied to the lease liabilities ranges from 6.88% to 7.05%,
depending on the lease term. ROV assets were measured at the amount equal to the lease liabilities
at adoption date.

The balance of and movements in RO assets as at December 33, 2019 are as follows:

Mrite (I Thow sa rels]
Cost
Balance at keginning of year R-
rmpact of PFRS 168 2 149,482
Balance at end ol yoar 1 10,482
Accumulated Amartizathon
Balance at beginmng of year -
Amartization 4,535
Balance at end of year 4,535

Larrying Amgunt R14,947




The balance of and movements [m lrase labllitles a5 at December 31, 2019 are a5 Tollows:

MNote (I Themasarids)
Balance at beginmng of year i -
Impact of PFRS 16 19 482
Rental payments (4,335}
Inberest 1,183
Balarce al ¢nd of year 15,335
Current pertsan 4,262
Moncurrent porbion El2073

Rent expense charged to operations amounted to B&.& million and &29 million in 2018 and 2017,
respectively.

Ing Lease « Group 35 3 r

ASTI and AMP| entered Inteo various operating lease agreements as a lessor covering mall and offlce
spaces ab Alphatand Southgats Tower and Alphaland Makats Place for & period of one to ten years
and bwo to ten years, respedtively, which may be renewed ar extended under such new or
additional terms ar conditions agreed by the padties. LUpon inception of the lease apreements,
tenants are required 1o pay cerain amounts of deposits. Commengement of the lease term started
upary complation of constraction of the mall and wwer in Hovamber 2013 and Novambes 2017,
respectivaly.

Tenants likewise pay aither a fixed monthly rent, which is cabloubated with referance to a fixed sum
per square metec of area leased, or pay rent on 3 percentage rental basis, which comprizes a bagic
monthly armount and a percentage of grass sates ar a minlmum set amaunt, whichever |5 higher.
The tenms gf the lease agreements also provide for an ingrease in the rent generally ax the ratg of
5% to 1095 starting on the second yaar amd annually thereafter For ASTIC and 5% to 7% ascakation
rabe starting on the third year of the lzase term for AMPL

Rent income and blllings for common wubilitles, services and maintenance charges fram Afphaland
Southgate Tower and Alphaland Makati Place ageregated R853.2 millign, B1,173.7 millipn and
REZSB milllan In 2014, 2018 and 2017, raspectively (5ee Note 11}, Dlrect costs redated to rent
income aggregated KF154.1 millipn, BI2.X million and #192.8 million in 20019, 2018 and 2017,
raspectively, which mainty comprlsed of ubilites and eommlssary costs (sea Nota 11),

As at December 31, 2019, the estimated minimum future rental receivables under the lease
agreements ars as follows {In theusands):

Withun one year R221, 568
AFfter ane year but not more than five years 1,137 360
Mare than five years 30,348

P1.684, 282

A% at December 32, 20149 and 2018, the Group's recelvable from tenants amounting to BS1.7 million
arvd BRE.1 rillion, vespactivaly, wars presenbed under “Trade and other receivabbes®™ account in tha
consolidated statermnents of financial position [2ee Note B



The Group's customers” depasits pn lease conteacts are as fallows:

{Irw Thousands)

2019 2018

Currant k83,022 F3,592
Neancurrent 193,817 206,111
R376, 504 R262, 703

Custpmers’ depesits on lease contracts are generally equivalent to st months rental and refundable
at the and of tha lsase werm. Cosfrant portion pertains to o year operating lease agrasments while
RO UMENT gartian pertains [ two 1o five years’ pperating lease agreements.

Tha Group racogrites the tustomers' deposits at Rir valie, The far valoe of the depasit is
determined based on the prevailing market rate of interest for a similar knap,  The excess of the
pnnapal ameount of the dapasit over s falr value |s accounted for as defarred pase inceme and
amaoctized on a straight-line basis. The deferred lease income amounted o ®#4.7 million and
FO.1 millon as al December 31, 2019 and 2018, recpectively, and |5 Included wnder “Other
nonfument liabilities™ account in the consolidated statements of Anancial position.  Interest on the
daposit is aecounted for using the effective interest rawe method,

Aside from customers’ deposits paid by tenants, advance rentals penerally equivalent to two menths
rantal ars also paid and included in the initial billing o tenants, which shall be applied to the
monthly reatal at the end of the fease term Current portion of advance rentak amounted to
F1.3 millon and F105.1 rmillion a2 at Decambar 31, 2019 and 2008, respectivaly (sae Nate 14)
Nongueorent partign amounting 1o £21.3 million and #21.0 million as at December 21, 20149 and
2018, raspactively, ara included undar “Other moncurrent liabilines” aceount in the consalidacad
statermnents of financial position.

1%,

Raveanua:

This atcount consists af:

(Ir: Then) sands)
Naote 201% 2018 2017
fern 13 FE53, 183 1,173,732 B3, 750
Real estate sales of:
Private Willa 303,785 331,250 Td5, 556
Log bormes 312,830 467,334 242,000
Towers 1 and 2 - 499,936 156,834
Parking lots - 48,006 41,176
SErvioe iNOOrma:
Air Lrenspt serces 202110 226,42 200,443
Replim reveriues 1TLEGT 8514 -
Security services 1Xr. 208 18,718 15,459
htedlcal servioes B 35,567 20,992
Imteresk inaome ) 16,545 13033 11764
Qthers 5045 33,550 27,343

FI5TEIATE p2E77E10 F2. 483,427
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Others revenues consist mainly of commission income and income from restaurant operations,

20. Costs and Expenses
Costs and expenses are classified in the consolidated statements of comprehensive income as

follows:
{In Thowsands)
Mote 2019 2018 2017
Cost of services:

Transportation R231,543 F305,511 Pi61.816
Depreciation and amortization 12 174,035 79,125 -
Utilities 154,621 229,170 192,758
Security services 115,317 4,229 -
Room services 65,597 4,243 -
Medical services 19,340 18,311 5754
Qthers 1,178 6,000 =
761,631 RBE4G 589 R360 468

Costoof real estate sold:
Land and develspment cost 7 R552,587 FEZ1,304 EE1E, 365
Parking lots for sale 7 28.050 15,975

R552,587 RESO,354 PE24 340

General and admimisteativie;

Salaries and ernployees” benefits R249,713 F263,319 F219 857
Sales and marketing 170,084 G2 644 9 456
Lhtilities and rent 133,565 140,724 109,372
Servioe and professional fees 113,111 119,025 83,394
Depreciation and amortization i 73438 45 sdb 49 354
Taxes and licenses 70,054 164,854 69, 110
Travel and transpart ation 63,475 1401 62,544
Supplies 49,843 12,963 14,003
Repairs and maintenance 44,269 73,285 39,216
Representation 34,761 37,989 18,261
Insurance 11,597 46,359 33,587
Communication 1,089 10,886 7 868
Donation - - 114,132
Cithers 106,818 187,195 dd 118

¥1,121,855 R1,237,330 RE74,TE4

Transportation expense, security services and medical services under “Cost of services” account
include depreciation amounting to B102.6 million, #171.3 million and B75.2 million in 2019, 2013
and 2017, respectively (see Note 12).

In December 2017, ASTI donated to Ateneo de Manila, Inc. [Atenea), a non-stock, mon-profit
educational institution, real and personal property in support of the mission of Ateneo to be an
educational institution with the highest level of professional competence and service in order to
provide the best possible quality of formation and education to its students.
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21. Retirement Liability

The Group has an unfunded defined benefit plan covering all its regular employees. Benefits are
computed using an amount equivalent to one-half month’s salary for every year of service, with
six months or more of service considered ac one year. The retirement liability is determined using
the projected unit credit method,

The latest actuarial valuation report for the retirement liability is dated Janwary 19, 2018. The
Group did not obtain an updated actuarial valuation in 2009 because the management has assessed
that the effect on the consolidated financial statements of the difference between the retirement
expense recognized by the Group and that resulting from an updated actuarial waluation s not
significant.

The components of the retirement benefit expense included in "Salaries and employees” benefits”
presented under “General and administrative” account in the consolidated statements of
comprehensive income are as follows:

[In Thousands)

2019 2018 2017

Retirement benefit cost:
Current service cost F12,463 E18.264 #10,548
Interest cost 2,537 1,794 2173
Past service cost - curtailment = = (6,296)
R15,000 F20,058 Fb425

The components of retirement liability recognized in the consolidated statements of financial
position and the changes in the present value of defined benefit obligation as at December 31 are as
fallows:

{In Thousands)
2019 2018
Present value of defined benefit obligation.

Balance at beginning of year #44,509 R14.451
Current service cost 12,463 18,264
Remeasurement loss from financial assumptions 6,275 -
Interest cost 2,537 1,794
Balance at end of year R65, 784 R44,509

The accumulated remeasurement gain on retirement lability, net of deferred income tax,
recognized in the equity section of the consolidated statements of financial position amounted to B
41.0 million and R45.4 million as at December 31, 2019 and 2018, respectively,

Principal actuarial assumptions used to determine retirerment benefit obligations are as follows:

2019 2018
Discount rate 4.66% 5.70%
Salary increase rate 5.00% 5.00%
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The sensitivity analysis below has been determined based an reasonably possitle changes of each
signiflcant assumption on the prasent value of the deflned benefit obligatlon as of the end of tha
reparting penlod, assuming all other assumations were held canstant:

IIn Thousands]
Ingrease (Decrease)
M9 2018
Discount rate;
Increase by 14.0% to 15.5% {PBO1] [F38&)
Decrease by 11.5% to 11.5% a54 1,173
Salary incraasa vata;
Increaze by 12.9% 1o 14.4% 1,792 1,604
Decraase by 10.8% to 11.9% 11,575] {1,414]

shown below is the maturity analysis of the undiscounted benefit payments as at year ended:

{In Thausands}

2019 2018
2020 R1BES P1,363
2011 1,804 3,304
2022 2,505 2,605
2023 o 3037 28,310 22,310

The awverage duration of the defined benehit obligation at the end of the perod is 11.8 years ta
12.8yearsin 2019 and 2018,

22, Income Taxes

The provision for current income tax represents MCIT for ALPHA, AR, ABMLHI, ABIGI and AWC] in
2019, ALPHA, ABMLHI and ABIAC in 2018 and ALPHA, AST1 and ARIRC in 2017 and ACIT for other
companies within the Group.

For Income tax purposes, full recognttlon (= applled when more than 25% of the s=lling price of
condominlum unlts has been collactad v the year of sale. Ckherwise, the inskaliment methoad s
applied.




The following are the companents of the Group's net deferred tax liabilities:

(0 Thousands)
2019 2018
Daferred tax Babilities:
Courmulative galn on Falr value change of invastment
prapertles 15,661,125 E1}B45.181
Unrealized valuation gain on club shares for sale 4,421,275 4,039,704
Revaluatipn surplys 1504 378 1,336,947
Arcumulated depraciation for tax parpazes 103473 190,837
Laphalired borrowlng costs 59,5131 §2.561
Excess rant incoma under operatlng lease compurad
an a straightdine basis 27,180 11,952
Cumulative unrealized foreign exchange gain 110 191
Eacess of boak basis over tax basis of acopunting for
real estate bransactions - 50,233
21,776,252 18,547,911
Defesred tax assets:
DiFferance of POC babwean accaunting and tax 51,554 -
Accrued axpenss not yet deductible 256,000 -
NOLCD 1,404 -
MCIT B.77B 3,734
Retirement lighility B 254 2,931
108,020 6,665
A21572,232 Flg, 541,246
The presentation of net deferred tax liabilities are as follows:
2019 1013
Thraugh profit &r fass P15.727.026 k13,165,154
Through OCI 7,244, 306G 2,376,092
k21,672,232 R1Z 541, 746

The fellowing defarred tax assets were not racognized as it is not probable that sufficient taxable
prafit will be awailable 1o allgw the benefit of the net deferred tax assets to be utilized in the future:

[In Thousands)

2019 2018
MOLCO 135,758 R2A0 455
Arcruad rent 1E 486 -
Fetirement Hability 11,413 703
Allowance for impairment loss on receivables 8,407 8,923
MCIT 6,854 15,5920
Unrealized foreign exchange losses 322 3
Unearmad income b3 31,550

#166,303 R306,927
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The details of NOLCO, which can be claimed as deduction from future taxable income, within three
vears from the year the NOLCD was incurred, is shown below [in thousands).

Beginning Applied/ Walid
Year Incurred Balance Incurred Expired Ending Balance Until
2019 B- F164,028 B 164,928 022
18 371,947 - (215,161) 156,786 2021
2017 429,670 - (280,844) 148,826 2020
FEOL,617 R164,928 (R496,005) #470,540

The details of MCIT which can be claimed as deduction from income tax due are as follows

(in thousands):

Beginning Walid

Year Incurred Balance Incurred Applied Ending Balance Until

2019 B— BE, 038 B— RE QEE 2022

2018 16,426 - [13.202) 3,224 2021

2017 5,941 - {2,521} 3,420 2020

2016 207 - (297} - 2019
B22 664 #3988 (P16,020) #5632

The reconciliation of income tax computed at statutory tax rate to provision for income tax shown in
the consolidated statements of comprehensive income are as follows:

{In Thousands)

2019 2018 2017
Income tax computed at statutory tax rate F3,367 444 F2,180,080 F3,471,421
Applied and expired NOLCO 148,802 103,790 25,790
Change in unrecognized deferred tax assets (120,624) 84,702 (118,254)
Applied and expired MCIT 16,020 356 -
Additions to (reductions in) income tax
resulting from:
Montaxable income (1,500,808) - -
Nondeductible expenses and others 1,482,229 64,156 61,767
Interest income already subjected to final tax 11,339) 1527} (1,407)
Income subjected to CGT - - {36,946)
Rr3,351,724 B2 437557 #3,402,371
23. Total Comprehensive Income Per Share and Book Value Per Share Computation
Total comprehensive income per share is computed as follows:
2019 2018 2017
[a) Total comprehensive income attributable to
equity holders of the Parent Company (in
thousands) F10,6EE 482 BE, 726,791 BB, 054,768
[b) ‘Weighted average number of shares outstanding
after the effect of stock split 14,573,224,623 13,640,892 500 12,719,642 8RS
Basic/diluted earnings per share (a/b) RD.733 B0.&40 B0.633




The Group has np dilutive patential comman shares outstanding, therefore basic eamings ger share
is the same as dilumed earnings per share.

Book value per share is computed as follows:

2019 2018

(a} Total equity {In thousands) W20,830,327 10,070,138
(b] Total number of shares ocutstandlng at end of year

after the effect of stock split 14,573,224.630  14,573,234,620

Book value per share [afb) #5546 1208

The infarmation presented above are [ntended as additlanal infarmation for management reporting
purposes anly,

M.

Risk Management Dbjactives and Polickes

The Group's grincipal financial instraments comprise of cash and cash equivalents, trade and othar
receivables {excluding advance:s to officers and employess), advances to related companies,
restricted cash [presented under “Other current assets™ aceount), refundable depasits |gresented
under “Cther noncurrent assets”™ account), advances to an associate, club shares for sate, trade and
ather payables [exciuding deposits from sale, unearned rent income and statutory payables), long-
term debt, customers” deposits and advances from related companies. The main purpose of these
financial instruments is to provide funds for the Groyp's operatipas.

The BOD has overall responsibility for the establishment and oversight of the Group's risk
management framework, The Group’s risk management policies are established to identify and
manage the Group's exposure to financial risks, to set appropriate transaction limits and contrals,
ardd to monitar and astess rske and compliance to internal control palicies.  Risk emanagement
podicies and structure are reviewsd regulady to reflect changes in market conditians and the
Group's acrivities.

The Group has expasurg o credit risk, intersst rate rigk and liquidity rigk fram the ose of s financiat
instrurments. The Group's exposure (o Forgign curmendy sk is minimal 35 it does not normally enter
into transactions in curreacies other than its lunctional corrency. The BOD reviews and approves
the poltcles for managing each of thaesa ricks,

Credit Rigk

The Group trades anly with recognized and eraditwarthy thind partizs. 1t is the Group's polley that
all custormers who wish to trade an credit terms are subject to credit veriflcation procedures. In
addition, recelvable balancas are monitored on an ongoing Sasis with the result that the Group
exposure to bad debts is not significant, For transactions that are not denominated in the functional
currency of the Parent Company, the Group does not offer credit terms without the specific
approvz! of the Chief Finance OFicer.

With respect to credit risk arizing from the other inancial as5ets, the Group’s exposure to credit risk
arises from default of the counterparty, with 2 mazimum exposure equal ta the carrying amount of
these instruments.




Since the Group trades with recognized third parties and related parties, there is no requirement for
collatecal, Thare are no other concentrations of cradit risk within the Graup.

Crodit Qurality of finonciofl Assers, The credit quality of financial assets is managed by the Group
using intermal credit ratings such as high grade, standard grade, past due but nat impaired and

impalred,

High Grade - pertains 10 deposits or placements (o counterparties with gogd credit rating or bank
standing. For receivahlas, this covers accounts of pood paying customers, with good cradit standing
and are not expected by the Group to default in settling Its obligations, thus credit nisk exposure is
minimal. This sprmally indudes lacge prime fingncial imstitutions, companies and government
agenciag,

Standard Grade - other flnancial assets not Belanging to high quallty flnancial assets are Included in
this credit rating.

Past due but aot impaired - pectains o financial assets where contractual payments ane past dua
but the Group believes that impairment is not apprapriate bazed on the grobability of collection of
amunts pwed to the Group.

Impaired - partains 1o financial assets for which the Group detarmines that it is prabable thar it will
not be able to collect the amount due based on the contractual tenms and agreemeants,

The table below shows the credit quality of the Group's financial azsets a5 at year and;

i Fheummnds]}
Dmbtambir 11 200%
B | thuge P 8. D 130 Il kel Pt Doty bt PRl Dian
T ot High Grade  Standard Grade Tolnk not Impabred and impa bred
FInantiah Al
sy el Cn
ookl Al L3
L0 D b ] 136 [ I E P P 1A - P
Trade and o1betr
A" " 1,85 815 1_Bd AT El L L 1513359 - 15 45T
Aduances 1o an st e
ard redated
T T Liniar Ay - 13,117 -
Kevtncied cish Lin 147 - 1,173 - -
FeTumtlabi e e gersint 26,931 ZE932 - pLh F) ] -
5 il 176 5 M} AT LK 817 [T TRIT) - A5 A5T
Flraareil At ot
(10
Unqueted Chibs”
praTerod phu el 13550, 000 - 33, 55800 13,550,900 - -
351076 5 M1 0T 33527317 lﬂ.llﬂ..ﬂ = WG ALY

"Iroiugsg yomh an hpad amaah ng | R IRE
P rthding odmindo To cffeiors ond crmgeb e s v oo iy e pr Ty 2y oo o ool ey orocuestaog i WS, 15 ond W3, iR, o pet ek,
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| i Thaurkasids)
Dgcembgr 31, 2018
Beither Past Doe nor Impained Past Due but Past Due
Tenal High Grade  Standard Grade Tatad e Iregaingd and lenpaired
Financlal fssets at
Amartived Cost
Cash and cath
eduhvalent s FLOTELG FLO7.816 B= FLO7.B16 B= B
Trade and ather
raceivables®® 1.811.708 1.405,305 #8917 1774223 T.e0 19,735
Advances 1o an assoclate
and related
companies 310402 EAka02 - Lakpanz - -
Bestricted cash Ml 0ad L FR - 3R, - -
Behundable depaiits 3.2 ¥6.229 = 36.219 = -
54585399 £.053,E97 382917 L4714 T.3e0 19,725
Financial Axpets at
PV
Uit Chubsy”
preferred shares 31,03&,085 - 31,03&,085 31,036,085 = -
30454 684 #5052, 657 31,405 002 FIE 457 B53 L] W39, 735

A rcheding tondb o band assousting fo B2 343
*Fyplytiongg v nces 60 ol ier ovind & mgkipers 00 inoluadviy AGACERAeE porTa of rode Seceeodiies amaunling 1o Bd 259 oo P12 424, resgectely.

The fallowing are the aging analyses of financial assets as at yvear end:

[ Thaurans)
Regember 11, 1019
Past Bus Bt ot imgaired Past Due
Kpithar Pait Duoe 1=30 AL-£0 El=f0  Maore than And
'I'u-l_ll nige IElIrﬂ Days Dy Dy 30 Days lﬂlﬂlrld_
Financial Byt ok Akl sed
Cost
Cash ared cash bgubrabents* BE3E 106 RE93 128 - B [ B [ [
Trade and other rigihable®™ 1640816 1615, 55% - - = = AT
Adwances 1o sn associate and
relabed CoSanees 3,518,117 35X 12T = = - - =
Epirrated sk 1175 L17s - - = = -
Befundakle depoits 16,912 512 - - - - -
560011 5661, T1% - - = = 56 A57
Financial Aisety st VOO0
Unigracied Cheba” prefmred
shares 33,558,500 33,558, 500 - - - - -
¥39. 257 06 RI9 2RO EDS L B B L F3EA5T

*Frrhding (ol o band asaustisg to #7058
o Prclpding edvances 0 afficers e e mpiopees ped inclading nonoerent portios of drode recelrobies omponting fo B1E 198 avad B8, 223 respeciively

| Ini TPssisidimads)
December 31, JOLA
Parsl Due Bt Kot impaied Past D
Righir Puin Duig L-30 3L-80 Gl-90  Maane TRSA And
Tl gt Ingained Dy D [yt 0 Dy Impaired
Financial Aieti ot Amsrtised
Cioas
Cash el cash e reabents" ®IO? A16 07 B1E B L] [ 2] - -
Trade and sther reciraabbes ™ 1311, M08 1,774, 2F% T260 = - - .75
Adrancei 19 bn disciats and
riekabed comipaniey 3,120,802 3,120,807 - - - - -
Bastracied cath IET 944 382,544 = = - - =
Beduindadl ¢ deperiits 36,219 36,219 - - - - -
5 A58, 599 5421614 TGN = = = 115
Financial fs st ot FWOO
Ungratid Chobi” prafired
shares 310065 085 1,065,311 - - - 195MTH -
PG AT R P ARG DTS FT2G0 P— B—  FIG5N) I BI5. 7%

"Earhsgking (o o dand Demmateiy o #7340
** Preludvag odvandeil B2 offisenl ond ¢ mplsiei asd inaluding porTios off fady secriealinl amoonling fo iS50 and P12 40, reipectively.
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1 R Risk

Interest rate riok arlsas from tha possiblllity that changes dn Interast rates will affact future cash Mows
or the Fair values of Apancial instruments. The Groun's exposure to interest rate risk relates
primarily ta its financial ingruments with Aopating interest andfor fixed interest rates. Fived rae
finandal instruments are sublect te falr walue |nterest rate risk while Acating rate Rnanclal
instruments are subject to cash flow interest rate risk.  Re-pricing of flpating rate Anancial
instruments is done svary three b Six moaths, Inerest an fixed eate linanoial instraments s lived
until maturlty of the instrument. The details of Apancial instruments that are exoosed to interest
rate risk are disclosed in Mate 15.

The Graup™s exposure to the risk of changes in market interest rates relates ts the Graup's laog-
term debt subject to fioating interest rates as discussed in Hote 15 The loan was fully settled in
2019

The ather financiad instruments af the Graup ace nonintecast-hearing and, therefore, aot subject to
interest rate risk,

The figllowing table dempnstrates the sensitivity of the Grayp's profit befiore tax due to 2 reasgnably
possible change In interest rates In the next reporting perlod with all other varables hald constant.
There is no other impact on the Group's equity other than those already affecting profit and loss,

EHect on Income

Increase/Deoeasa in Interast Rate belare Tax  Effact on Equity

Decermnber 31, 2018 +1.0% (F11,735} {F3,215)
=1.0% 11,735 8,215

Dacernber 31, 2017 +1.0% 112,565} (8,795}
-1.0% 14,585 8,756

Lhgui Risk

Ligquidity risk is the rizk that the Group will nat ba able ta settle ar meet its obligations on time.
mManagement iz responslbte for liguldity, funding, as well as setttement managament. o additlon,
liguidity and funding risks, related processes and policies are overseen by management. The Group
managas [ts lquidlty rek based on business meads, ta, capital or regulatary conslderatlons, if
applicable, through numerous sources of Anance in order to maintaln flexibility.

The Greup alse malntains 2 balance batwesn continulty of funding and ftexiBllity. The policy of the
Group is o first exhaust lines available ram affiliared companies Before local bank lines are availed.
The Group sesks to manage [t llquid funds through cash planning on a weekly basls, The Group
wses historical figures and experiences and forecasts from its colfections and disbursements. As part
of its quidity risk managament, the Group vegularly evalfuatas s projected and actual cash fows, 1t
also continuoushy assesses conditions in the financial markets far cpportunities to pursue Fund
raising activities. Alsg, the Group anly places unds in the money market which are exceeding the
Group requirements. Flacements are sirlctly made based on cash planning assumptions and covers
only a short pergd of time,
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The tables below summarize the matucty profile of the Group's financial liaGilities based on
ungiscounted cash Aowes:

{in Thousanay
Chriemdsir 31, 2009
Mo tha
ek BHirrindi ek 1340 finw 3140 Fivys 150 Driryn 90 Driryt Totsl
Finciarcin| LAat:RH i
Trade and wlher
payablea™ MEELE32 21 A0 "~ L ~ 2 NS
Custowners” depaslts | c bk - - - 14> A TIE
adhvarces from related
LM n e Ap. 51T = = = = EHLLH
W00 991 [ FERPT i .| — — [ b5t bk 51915
* Evikaing G0y frgem B, L) nent barime, Qe EHo A0 o wolies voous ey b B2 7165 105
[ Thousands]
December 3, M2
More than
Oy Gaevmianed 1-31 Qays 115 Days 61— Days 90 Gay= Takx
Hreinehir| Lkl H it
Trade and olher
payables* RAET 1B [ At Bl b A Elnl P~ B- 3, i A28
Largg:ber m debet - A nak H AT haarr LR e 5, I34.021
Casd > matry’ dnpasits E R v - - - 265,111 IS, M1
Adrarens Irom related
4 & Fugsdelt b3 145,253 - - - - PL L
R7.35,500 LT, 200 LG mgraare PG, 133 109 B 1007 0
" EArAmBit) S AT et A, LI Nt RERH WfnTie, S0 K1 ML B A o i 1 PR 2N,
Capited Monggement

The primacy abjective of the Group's capital onanagement is 1o enturg that the Group has sufficient
funds inorder ta support i business, pay existing obligations and maximize sharehatder value. The
Group wmanages iks capital structure and makes adjustments to i, in light of changes in scanomic
conditlens, To manage ar adjust the capltal shructure, the Group may ohtaln additenal advances
from stockholders, adjust the return capltal to steckhelders ar lssoe new shares. Mo changes weare
made in the objectives, policies or processes in 2029 and 2018, The Group monitors capital using
the monthly cash gosition report and financial statements. The Parent Company is not subject to
externally imposed capital regquirements.

The components of the Group's capital are as faltows:

{In
Thousands)
2009 2018

Layer I:

Capital stock R2,847,174 B2 342,174

Additional paid-In capital 121,769,730 12,769,730

15,611,904 15,611,304

Layer 11

Retained aarnings - oparating income [1,946,373) B 255,RBIE

FParent Comparny™s shares held By 2 subsidiary (15,881, X280 [16,881,220)

Treasury shares (1,214) £1.21d)

(18,788,508} (2,626,608
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L3
Thow sands)
2019 2018
(Farward)
Layer HlI:
Unrealized valuation gain on club shares for sale #25,057,.294 #72.891,678
Revaluation surplus 3,577.428 3,103,638
Acturmulated remeasurement gain on retirement
labillty 40,957 45,350
Retained earnings - gain an fair value change of
investment properties 54,503,938 36,277,781
Retained earnings - others TH1. 887 761,387
84,001,504 B3,080,334
Total capital PEQ,224,600 270,065,630

w  Layer Lis composed of the Group’s conteibuted capital;

+ Layer Il is composed of income from operations, excess of acquisition price over acquired
interest and treasury shares; and

= Layer Il i3 composed malnly of income from falr value changes of Investment propertles and
unrealized valuation gain on club shares For sale.

25%. Fair Value Meaasiuremants

The following table provides the fair value hierarchy of assets and liabilities measured at fair vatue:

lin Thousands|
Crecomber 31, 2019
Falr yaluw magiurmmnt vidng
Cuoted prices Signifiqnt Sigmdflcant

In obasrvable unchoereakbbe
Camrying e markets Inputs Inputs
MaLe dmzunt Falr Walua {Lave] 1) (Lewvel 2 jLewel 3)
MU nE At Fal Waks
Finangeal Agrets -
Db shares for Lale {4 131,558, 30 B33, 558,900 A= FA3,55H, 900 [
Morfinancial Avpet -
IrnrR s e por O rien Il 54,642,253 5.2 153 - - b, b2 51
Sonnced reddenced 1 A, 760657 2150657 - - B, 10857
Alrcrafus 12 1556056 1,566,036 - - 1, 566 036
Fardr Valuss are Dleclosed
Fimarntsal Assa} -
Loans and recehmables -
Noncurrent trade
reccivabbes 13 AR T 8.0 - - I8 Toa

Finandial Lrakullity -
Castarners” deposin 51 275804 776, £ - - 276504
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{In Thowsands]

December 31 2018

Faar walse measUrernent wsing

Significan Signilican
Qualed prices b absarabde urbsarvabde
Larmying acthre markets Inprats Inpnts
Kote Amgunt Faar Valise (Level 1) (Lewcl 2} (Level 3)
Measured st Fair Vabes
Fanancral Assets -
Cluh thargs lor sale 10 B3] 036085 F31 036,085 - B3] 036085 -
Me-fAnangisl Asger -
I ESTAant preparties 11 a7 675 B1x a7 675 817 - - 47 675, E12
Serviced residences 12 8,149 852 8,149 852 - - 8,149,857
Aircrafis 12 1636450 1636450 - - 163650
Fahr Valued nre Disc|nded
Faamaal Asset -
Loans amd receivables
Hancurrent rade
receivables 13 12424 12424 - - i 424
Fanancigl Liability -
Cudtomers” depoiils 18 268,703 269,703 - - 260,703

The following methods and assumptiond were used to Jetérmine the fair value of each class of
financial instrument for which it is practicable to estimate such value.

Financial Assets (Excluding Cluh Shores for Sole, Noncurrent Trode Receivabies ond Customers
Depogsits). Due to the short-term aature of these financial assets, the fair valuas approximate the
Larrying amount as at reporting date.

Club Shares for Sofe. The [air walues af club shares for sale were determined based on the current
cash selling price to third parties.

Investment Properties.  The fair values of the investment properties were based on valuatians
performed by aceredited independent appraisers, as discussed in Nota 11,

Serviced Residences. The fair values of the serviced residences were based on valuations performed
by aceredited independent appraizers, as discussed in Hota 12,

Aircrafts. 4s at December 31, 2019, the management has assessed that the camying amount of the
acguired dircrafts approximates its fair value, The fair value of the aircrafts as at December 31, 2018
was based an valuation perfermed by accredited independent appraisers, as discussed in Note 12,

Noncurrent Trade Recefrobies, The fair values of noncurrent trade receivables were determined by
discounting the principal amounts using risk-free interest rates.

Customers” Deposits. The fair values of customers” deposit were determined by discounting the
principal amount using risk-free interest rates.
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26. Commitrnemts and Comtingendes

Lommitnrents

The Group entered into waripus construction contracts for the development of its grojects
[see Mote 8). Total adwances to contractors amounted to R429_6 million and BS60.2 million as at
December 31, 2009 and 2018, respectively [see Notes 8 and 13].

The signilicant construction contracts that gave isa ta the advances are as follows:

(I Thowsandsl
Subsidiary 2015 2018 Wature
Supply of labar, materials, equipment
and all related construction warks for
ABMLHI nI03,827 R151,716  Alphaland Baguic Mountain Lodges Praject
Civil, structural, masonry works
and supply and installation of matarials for
AMPI aR.00% R2E0 925 Alphaland Makati Mace

Retention able

Retention payahle is based upon specifically identified construction contracts that skipufate the right
of the Greup to retaln a portion of the prograss blllings of contractars, Depanding on the terms of
the contract, Jll retemtion pavable shall be refeased to contractors upon 100% completion and
accaptance of wadks mammally within one year after completion. Tatal rateation payable amaunted
1o 83796 rmllian and R409.0 million a5 at December 21, 2019 and 2018, raspectively (see Note 14},
Significant contract with retention claose arises from the il strucbural amd masaniy works for
Towers 1 ta 3 and the construction of the Podium,

eptinganchts

As a result gf the disputs between the Group and with the WG (see Note 16), the cases have been
filed agalnst each othar. Howaver, the agreament signed by tha major shareholders of ALPHA, as
giscussed in Note 1, includes the transfer of the Group’s interest in ABCC, AMC and AMCI including
the assumption by BRC of the vasponzibility of handling all litigation andfor sateling all disputes with
the WG,

Beficiency VAT Assessment for AST! end AMP. The Bureau of lnternal Revenue {BIR) issued a Final
Dacpion o0 Disputed Assascrant (FOODAR b ASTI and AMPI on June 20, 2016 covering the tacabla
yaar 2014 amounting to EA0.D million. ASTI and AMP| Ated their respective molions for
recansideration, which were subsequently denied by the BIR. ASTI and AMP| elevated the Cases to
the Court of Tax Appeals [CTA)

Faor the case against ASTL, in 3 Decision dated December 12, 2019, the CTA dizmissed ASTI's petition,
ASTI mowed Fgr reconsideration, which was denied by the CTA. ASTI's agpeal is quirently pending
befare the CTA En Banc, which is currentiy pending de<ision,

For the case against AMPL, in 3 Decision dated lanuary 15, 2020, the CTA decided in favor of AMP
and cancelled the Commigsipner of Internal Revenue’s Decision holding AMPI liable fpr deficiency
VAT [and compramlse penalty) for the pericd of January 1, 2014 and June 30, 2014, The
Commissioner of Intemal Revenye maved for reconsideration, which is gending resolution by the
CTa,
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Cther Legod Coses, There are certain lawsuits and claims filed by thind parties against the Group
which are gither pending dedizion by the proper judicial bodies or under negotiation, the gutcome
af which are presently undeterminabla. |1 the opinion of the Group's management, the altinmate
disposibian af thesa cases, disputes and assesaments will not have a marenial adverse effect on the
Financial pasition or resules of aperations af the Groop.

s

Maote to Consaildated Statements of Cash Flows

The Group’s noncash activities are presented below:

{Ir Thowsanis)
MHate 2019 218 2017
Larcd-For-shar e swapy
Club shares for sale 10 F100, 000 p- p-
Inwzstment properties 1] 100, ) - -
Recognltion of; 18
RO assets 13,482 - -
Lease kahiities 198582 - -
Transfers from land and development
COstS fo T
Froperty and equipsrient 12 - 2,115,863 -
Investment properties 11 - - 2,425 351
Transfers frpm investment properties o 11
Land and devekopment casts ¥ - 653,310 a27.3lg
Property and equipment 12 - 2,244 19,471
Fardeited sales:
Land and development Costs T - 172493 -
Farking kots for safe T - 12,497 -
Clats shares For fale 10 - 2,700 -
Cancelled sale -
Land and development costs ¥ - Ly -

The recanciltation af the Group®s liabilikas arising from financing activities s prasentad below:

lin Thousands)
218 Cash Flows MNoncash Flows 015
Lang-term debi 76,198,931 (m5,322 A17) (PR 6, 504] [
Finance cost 188,291 13340, ADE] 157,636 i15,11%
Advances [rom related companes 45,152 111,290 - 55,541
Qther nongurrent ligkilitles mAain 351 19,852 49,743

#6,662,384  (W5,541,554) {F5633,356) R421,404
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{In Thousands)
2017 Cash Flows  Noncash Flows 2018
Long-term debt EE. 595620 I#411,116) F13,427 B5,198,931
Finance cost 15,376 |296,078) 468,993 188 391
Athvanges From related companies a1,764 163,488 - 245,252
Dther noncurrent liabilities 20,118 9,792 - 29,914
RE. 713878 |#533,914) F482,420 P& EE2 384
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