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from the Parent �*�V�T�W�H�U�`�×�Z���J�V�Y�W�V�Y�H�[�L���Z�L�J�Y�L�[�H�Y�`���H�U�K���[�O�L���Y�L�Z�\�S�[�Z���V�M���V�\�Y���^�V�Y�R���K�V�U�L�����H�Z���H�[ December 31, 
2022, we are stating that the said Parent Company has two thousand two hundred fifty -seven (2,257) 
shareholders owning one hundred (100) or more common shares. 
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REPORT OF INDEPENDENT AUDITORS 
 
 
The Shareholders and Board of Directors 
Philippine Realty and Holdings Corporation 
One Balete, 1 Balete Drive corner N. Domingo Street 
Brgy. Kaunlaran District 4 
Quezon City 
 
 
 
Opinion   
 
We have audited the consolidated financial statements of Philippine Realty and Holdings Corporation and 
Subsidiaries (the �ÙGroup�Ú), which comprise the consolidated statements of financial position as at 
December 31, 2022 and 2021, and the consolidated statements of total comprehensive income, 
consolidated statements of changes in equity and consolidated statements of cash flows for the three 
years in the period ended December 31, 2022, and notes to the consolidated financial statements, 
including a summary of significant accounting policies and other explanatory information. 
 
In our opinion, the accompanying consolidated financial statements present fairly, in all material respects, 
the consolidated financial position of the Group as at December 31, 2022 and 2021, and its consolidated 
financial performance and its consolidated cash flows for the three years in the period ended December 
31, 2022 in accordance with Philippine Financial Reporting Standards (PFRSs). 
 
Basis for Opinion    
 
We conducted our audits in accordance with Philippine Standards on Auditing (PSAs). Our responsibilities 
under those standards are further described in the �(�\�K�P�[�V�Y�×�Z���9�L�Z�W�V�U�Z�P�I�P�S�P�[�P�L�Z���M�V�Y���[�O�L���(�\�K�P�[���V�M���[�O�L���-�P�U�H�U�J�P�H�S��
Statements  section of our report. We are independent of the Group in accordance with the Code of Ethics 
for Professional Accountants in the Philippines (Code of Ethics) together with the ethical requirements that 
are relevant to our audits of the financial statements in the Philippines, and we have fulfilled our other 
ethical responsibilities in accordance with these requirements and the Code of Ethics.  We believe that the 
audit evidence we have obtained is sufficient and appropriate to provide a basis for our opinion.   
 
Key Audit Matters  
 
Key audit matters are those matters that, in our professional judgment, were of most significance in our 
audit of the consolidated financial statements of the current period. These matters were addressed in the 
context of our audit of the consolidated financial statements as a whole, and in forming our opinion 
thereon, and we do not provide a separate opinion on these matters.   
 
 
 
 
 
 
 
 



 
 

 

 
   

 

The Risk 
 
Real Estate Revenue Recognition and Determination of Related Cost 
 
The Group�×�Z���Y�L�]�L�U�\�L���Y�L�J�V�N�U�P�[�P�V�U��process, policies and procedures on real estate sales are significant to 
our audit because these involve the application of significant judgment and estimation.  In addition, real 
estate sales and costs of real estate sales amounted to P225.00 million or 26% of Revenues and Income 
and P106.30 million or 19% of Cost and Expenses, respectively, for the year ended December 31, 2022. 
The areas affected by revenue recognition, which requires significant judgments and estimates, include 
determining when a contract will qualify for revenue recognition, measuring the progress of the 
development of real estate projects which defines the amount of revenue to be recognized and 
determining the amount of actual costs incurred as cost of real estate sales. These areas were significant 
to our audit as an error in application of judgments and estimates could cause a material misstatement in 
the financial statements.  
 
The Group�×�Z���W�V�S�P�J�`���M�V�Y���Y�L�]�L�U�\�L���Y�L�J�V�N�U�P�[�P�V�U���V�U���Y�L�H�S���L�Z�[�H�[�L���Z�H�S�L�Z���H�Y�L���T�V�Y�L���M�\�S�S�`���K�L�Z�J�Y�P�I�L�K���P�U���5�V�[�L��30 to the 
consolidated financial statements. The significant judgments applied, and estimates used by management 
related to revenue recognition are more fully described in Note 31 to the consolidated financial 
statements.  
 
Our Response  
 
We obtained an understanding of the revenue and cost recognition policy on real estate sales transactions.  
We performed risk assessment procedures to obtain audit evidence about the design and implementation 
of relevant controls.  We performed a walkthrough as part of obtaining an understanding of the revenue 
and cost recognition process to identify and further understand what could go wrong in the process and 
to identify relevant controls that management has implemented to address what could go wrong.  In 
performing walkthroughs, we obtained sufficient information to be able to evaluate the design and 
implementation of relevant controls and tested for operating effectiveness over revenue and cost 
recognition process and financial reporting close process. 
 
On the revenue recognition process, the following controls, among others, were identified and tested for 
operating effectiveness. 

�x Control  over initiation �Ô sales reservation and payment scheme are based on valid transaction and 
sales cancellation are issued based on cancellation policy;  

�x Control over authorization �Ô (a) Reservation and payment scheme, Contract to Sell, and Deed of 
Absolute Sale and (b) Notice of Cancellation for cancellation are approved by authorized officer;  

�x Control over recording and processing -  Sales are systems generated at point of recognition and 
are counterchecked by responsible finance officer and cancellations are manually recognized 
based on approved Notice of Cancellation.   

 
On the cost recognition process, the following key controls, among others, were tested for operating 
effectiveness. 

�x Control over initiation -  Project costs are initiated based on budget.  
�x Control over authorization -  (a) Budgets are approved by management and the Board; (b) Project 

spendings are made based on approved letters of award; (c) Recommendation for payment are 
compared with approved letter of award and approved by authorized officer; and (d) Changes in 
contract are approved by authorized officer;   

�x Control over recording and processing -  (a) Payments are recorded based on approved 
recommendation of payment; (b) Sales are systems generated on point of recognition based on 
approved standard cost; and (c) Other capitalized cost such as interest cost are manually 
recorded based on policy.  

 



 
 

 

 
   

 

On financial reporting close process, control over preparation of relevant disclosure were tested for 
operating effectiveness. Financial statements and relevant  disclosures are prepared and reviewed by 
authorized finance officer. 
 
We also performed substantive test procedure on selected sales and cancellations transactions during the 
year by examining the approved payment scheme, Contract to Sell or Deed of Absolute Sale and Notice of 
Cancellation and reperformed calculation of sales or cancellations recognized. 
 
Valuation of Real Estate Inventories 
 
The Risk 
 
Real estate inventories constitute a material component in the Group�×�Z consolidated statement s of 
financial position. Real estate inventories amounted to P2.09 billion representing 24% of the total assets 
as at December 31, 2022. Real estate inventories include properties under construction, acquired 
properties that are held for sale in the ordinary course of business and land held for development. Real 
estate inventories are valued at the lower of cost or market and net realizable value.  
 
The valuation of real estate inventories is influenced by assumptions and estimates regarding 
construction costs to be incurred, and future selling prices. Weak demand and the consequential over 
supply of residential units might exert downward pressure on transaction volumes and selling prices of 
residential properties. 
 
Our Response 
 
Based on the controls over cost recognition process, we examined supporting documents of  selected 
transactions of sampled project s to ensure that cost spending are complete and accurate and relates to 
the project and any spending noted outside the budgeted costs including capitalized interest are 
explained. 
 
We reperformed standard cost calculation for selected projects and compared it with the standard cost 
used to cost inventories.  We compared standard cost against net realizable values of selected projects 
through inspection of most recent sales contracts and expected sales proceeds from the remaining 
properties.  
 
Allowance for Impairment Losses on Trade and Other Receivables 
 
The Risk 
 
The allowance for impairment losses on trade and other receivables is considered to be a matter of 
significance as it requires the application of judgment and use of subjective assumptions by management. 
As of December 31, 2022, trade and other receivables has a total carrying amount of P542.46 million 
contributing  6% of the Group�×�Z���[�V�[�H�S���H�Z�Z�L�[�Z. 
 
Our Response 
 
We tested the calculation methodology which is based on cash flows of future payments considering 
historical data of collections and defaults including the value of repossessed inventories and  possible 
refunds. We also tested the assumptions including interest rates used in computing for the expected 
credit loss.  
 
 
 
 
 



 
 

 

 
   

 

 
 
Valuation of Investment Properties 
 
The Risk 
 
Investment properties is considered to be a matter of significance as it requires the application of valuation 
judgment and use of assumptions by management. As of December 31, 2022, investment property  has a 
total carrying amount of P4.93 billion contributing 57% of the Group�×�Z���[�V�[�H�S���H�Z�Z�L�[�Z�� 
 
Our Response 
 
To validate additions to investment properties, we examined supporting documents such as contracts, 
Deeds of Absolute Sale, supplier invoices and/or official receipts.  
 
To determine fair value adjustments, we obtained the latest appraisal report and evaluated 
appropriateness of assumptions and valuation method and completeness of the information used. 
 
We also evaluated the competence and objectivity of the external expert engaged by the management to 
value the investment properties by ensuring the expert is an accredited appraiser by the SEC and had 
discussions with the expert on the methodology used including any adjustments made. 
 
Other Information  
 
Management is responsible for the other information. The other information comprises the information 
included in the SEC Form 20-IS (Definitive Information Statement), SEC Form 17-A and Annual Report for 
the year ended December 31, 2022, but does not include the consolidated financial statements and our 
�H�\�K�P�[�V�Y�×�Z�� �Y�L�W�V�Y�[�� �[�O�L�Y�L�V�U����The SEC Form 20-IS (Definitive Information Statement), SEC Form 17-A and 
Annual Report for the year ended December 31, 2022 are expected to be made available to us after the 
�K�H�[�L���V�M���[�O�P�Z���H�\�K�P�[�V�Y�×�Z���Y�L�W�V�Y�[�� 
 
Our opinion on the consolidated financial statements does not cover the other information and we will not 
express any form of assurance conclusion thereon. 
 
In connection with our audit of the consolidated financial statements, our responsibility is to read the other 
information identified above when it become available and, in doing so, consider whether the other 
information is materially inconsistent with the consolidated financial statements or our knowledge 
obtained in the audits, otherwise appears to be materially misstated. 
 
Responsibilities of Management and Those Charged with Governance for the Financial Statements 
 
Management is responsible for the preparation and fair presentation of the consolidated financial 
statements in accordance with PFRSs, and for such internal control as management determines is 
necessary to enable the preparation of consolidated financial statements that are free from material 
misstatement, whether due to fraud or error.   
 
In preparing the consolidated financial statements, management is responsible for assessing the Group�×�Z��
ability to continue as a going concern, disclosing, as applicable, matters related to going concern and using 
the going concern basis of accounting unless management either intends to liquidate the Group or to 
cease operations, or has no realistic alternative but to do so.  
 
Those charged with governance are responsible for overseeing the Group�×�Z���M�P�U�H�U�J�P�H�S���Y�L�W�V�Y�[�P�U�N���W�Y�V�J�L�Z�Z��

 
  

 
 
 



 
 

 

 
   

 

�(�\�K�P�[�V�Y�×�Z���9�L�Z�W�V�U�Z�P�I�P�S�P�[�P�L�Z���Mor the Audit of the Consolidated Financial Statements   
 
Our objectives are to obtain reasonable assurance about whether the consolidated financial statements 
�H�Z���H���^�O�V�S�L���H�Y�L���M�Y�L�L���M�Y�V�T���T�H�[�L�Y�P�H�S���T�P�Z�Z�[�H�[�L�T�L�U�[�����^�O�L�[�O�L�Y���K�\�L���[�V���M�Y�H�\�K���V�Y���L�Y�Y�V�Y�����H�U�K���[�V���P�Z�Z�\�L���H�U���H�\�K�P�[�V�Y�×�Z��
report that includes our opinion. Reasonable assurance is a high level of assurance, but is not a guarantee 
that an audit conducted in accordance with PSAs will always detect a material misstatement when it exists. 
Misstatements can arise from fraud or error and are considered material if, individually or in the aggregate, 
they could reasonably be expected to influence the economic decisions of users taken on the basis of 
these consolidated financial statements. 
 
As part of an audit in accordance with PSAs, we exercise professional judgment and maintain professional 
skepticism throughout the audit. We also:   
 

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

�x Obtain an understanding of internal control relevant to the audit in order to design audit 
procedures that are appropriate in the circumstances, but not for the purpose of expressing an 
opinion on the effectiveness of the Group�×�Z���P�U�[�L�Y�U�H�S���J�V�U�[�Y�V�S�� 
 

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

�x �*�V�U�J�S�\�K�L���V�U���[�O�L���H�W�W�Y�V�W�Y�P�H�[�L�U�L�Z�Z���V�M���T�H�U�H�N�L�T�L�U�[�×�Z���\�Z�L���V�M���[�O�L���N�V�P�U�N���J�V�U�J�L�Y�U���I�H�Z�P�Z���V�M���H�J�J�V�\�U�[�P�U�N��
and, based on the audit evidence obtained, whether a material uncertainty exists related to events 
or conditions that may cast significant doubt on the Group�×�Z���H�I�P�S�P�[�`���[�V���J�V�U�[�P�U�\�L���H�Z���H���N�V�P�U�N���J�V�U�J�L�Y�U����
�0�M���^�L���J�V�U�J�S�\�K�L���[�O�H�[���H���T�H�[�L�Y�P�H�S���\�U�J�L�Y�[�H�P�U�[�`���L�_�P�Z�[�Z�����^�L���H�Y�L���Y�L�X�\�P�Y�L�K���[�V���K�Y�H�^���H�[�[�L�U�[�P�V�U���P�U���V�\�Y���H�\�K�P�[�V�Y�×�Z��
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 audit evidence obtained 
�\�W���[�V���[�O�L���K�H�[�L���V�M���V�\�Y���H�\�K�P�[�V�Y�×�Z���Y�L�W�V�Y�[�����/�V�^�L�]�L�Y�����M�\�[�\�Y�L���L�]�L�U�[�Z���V�Y���J�V�U�K�P�[�P�V�U�Z���T�H�`���J�H�\�Z�L���[�O�L��Group 
to cease to continue as a going concern.  
 

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

�x Obtain sufficient appropriate audit evidence regarding the financial information of the entities or 
business activities within the Group to express an opinion on the consolidated financial 
statements. We are responsible for the direction, supervision and performance of the group 
audit. We remain solely responsible for our audit opinion. 

 
We communicate with those charged with governance regarding, among other matters, the planned 
scope and timing of the audit and significant audit findings, including any significant deficiencies in internal 
control that we identify during our audit.   
  
We also provide those charged with governance with a statement that we have complied with relevant 
ethical requirements regarding independence, and to communicate with them all relationships and other 
matters that may reasonably be thought to bear on our independence, and where applicable, related 
safeguards.  
  



 
 

 

 
   

 

From the matters communicated with those charged with governance, we determine those matters that 
were of most significance in the audit of the consolidated financial statements of the current period and 
are therefore the key audit matters. We describe the�Z�L�� �T�H�[�[�L�Y�Z�� �P�U�� �V�\�Y�� �H�\�K�P�[�V�Y�×�Z�� �Y�L�W�V�Y�[�� �\�U�S�L�Z�Z�� �S�H�^�� �V�Y��
regulation precludes public disclosure about the matter or when, in extremely rare circumstances, we 
determine that a matter should not be communicated in our report because the adverse consequences of 
doing so would reasonably be expected to outweigh the public interest benefits of such communication.   
 
�;�O�L�� �L�U�N�H�N�L�T�L�U�[�� �W�H�Y�[�U�L�Y�� �V�U�� �[�O�L�� �H�\�K�P�[�� �Y�L�Z�\�S�[�P�U�N�� �P�U�� �[�O�P�Z�� �P�U�K�L�W�L�U�K�L�U�[�� �H�\�K�P�[�V�Y�×�Z�� �Y�L�W�V�Y�[�� �P�Z��Antonio O. 
Maceda, Jr. 
 
 
MACEDA VALENCIA & CO. 
 
 
 
 
ANTONIO O. MACEDA, JR. 
Partner 
CPA License No. 20014 
Tax Identification No. 102-090-963-000 
PTR No. 9592715 

Issued on January 18, 2023 at Makati City 
BOA/PRC Reg. No. 4748 valid until August 7, 2024 
BIR Accreditation No. 08-001987-004-2021 (firm) 

Issued on April 7, 2021; valid until April 6, 2024 
BIR Accreditation No. 08-001987-004-2021 (individual) 

Issued on April 12, 2021; valid until April 11, 2024 
SEC Accreditation No. 4748-SEC, Group A (firm) 

Effective for audits of 2019 to 2023 financial statements 
SEC Accreditation No. 20014-SEC, Group A (individual)  

Effective for audits of 2022 to 2026 financial statements  
 
March 21, 2023 
Makati City 
 



 

   
 
 
 
 
 
 
 

PHILIPPINE REALTY AND HOLDINGS CORPORATION AND 
SUBSIDIARIES 

 
CONSOLIDATED FINANCIAL STATEMENTS 

December 31, 2022, 2021 and 2020 



PHILIPPINE REALTY AND HOLDINGS CORPORATION AND SUBSIDIARIES 
CONSOLIDATED STATEMENTS OF FINANCIAL POSITION 
DECEMBER 31, 2022 AND 2021 

 

 

  Note 2022 2021 

ASSETS    

Current Assets    
Cash and cash equivalents 3 P163,886,734 P202,643,198 
Financial assets at fair value through profit or loss (FVPL) 4 6,750,000 6,750,000 
Trade and other receivables -  current portion  6 177,461,738 132,440,960 
Real estate inventories 7 2,086,122,188 2,136,292,560 
Prepayments and other assets -  net 8 413,430,156 410,821,019 
Investment in finance lease �Ô current  portion  12 14,099,824 13,055,174 

Total Current Assets  2,861,750,640 2,902,002,911 

Non-current Assets    
Financial assets at fair value through other 

comprehensive income (FVOCI) 5 
 

36,076,106 37,644,536 
Trade and other receivables �Ô net of current portion  6 365,017,469 461,101,590 
Investments in and advances to associates -  net 9 58,236,132 59,667,432 
Investment properties  10 4,926,465,273 4,406,355,439 
Property and equipment -  net 11 60,321,966 73,043,468 
Right-of-use assets -  net 12 97,414,601 89,431,827 
Investment in finance lease �Ô net of current portion  12 187,577,451 201,677,353 
Other non-current assets  53,386 53,386x`  

Total Non-current Assets  5,731,162,384 5,328,975,031 

   P8,592,913,024 P8,230,977,942 

    

LIABILITIES AND EQUITY    

LIABILITIES    

Current Liabilities    
Trade and other payables -  current portion  13 P110,354,183 P150,248,583 
Loans and note payable -  current portion  14 666,722,994 381,938,245 
Lease liability -  current portion 12 14,841,458 14,116,765 

Total Current Liabilities  791,918,635 546,303,593 

Non-current Liabilities    
Trade and other payables -  net of current portion  13 84,852,490 71,825,744 
Loans and note payable -  net of current porti on 14 227,700,370 430,522,044 
Retirement benefit obligation 16 66,953,485 70,930,176 
Deferred tax liabilities -  net 24 696,703,231 568,677,622 
Lease liability �Ô net of current  portion   12 158,661,703 173,503,161 
Other non-current liabilities 12 40,425,411 40,970,220 

Total Non-current Liabilit ies  1,275,296,690 1,356,428,967 

Total Liabilities  2,067,215,325 1,902,732,560 

EQUITY    

Equity Attributable to Equity  Holders of the Parent Company  
Capital stock 25 4,433,211,671 4,433,189,171 
Additional paid- in capital 25 623,139,806 623,139,806 
Reserves 26 65,530,662 52,201,114 
Retained earnings  1,536,606,331 1,349,807,235 
Treasury stock 25 (110,049,633) (110,049,633) 

  6,548,438,837 6,348,287,693 
Equity Attributable to Non-Controlling Interests 27 (22,741,138) (20,042,311) 

  6,525,697,699 6,328,245,382 

   P 8,592,913,024 P8,230,977,942 

See Notes to the Consolidated Financial Statements.



PHILIPPINE REALTY AND HOLDINGS CORPORATION AND SUBSIDIARIES 
CONSOLIDATED STATEMENTS OF TOTAL COMPREHENSIVE INCOME 
FOR THE YEARS ENDED DECEMBER 31, 2022, 2021 AND 2020 

 
 

 

 Note 2022 2021 2020 

INCOME      
Sales of real estate  P224,998,917 P153,819,523 P264,772,984 
Rent 12 56,674,800 55,302,865 69,344,550 
Management fees  17 34,655,944 36,779,297 42,852,821 
Interest  19 15,924,493 17,404,620 13,728,349 
Commission 18 5,567,455 4,512,545 4,455,984 
Other income 20 540,509,715  637,167,113 310,176,111 

  878,331,324 904,985,963 705,330,799 

COSTS AND EXPENSES     
Cost of real estate sold 7 106,296,787 113,172,007 161,787,110 
Cost of services 21 62,551,098 68,763,460 83,154,975 
General and administrative expenses 22 338,465,029 304,443,005 295,932,566 
Finance costs 12,14 63,809,071 70,888,773 36,787,064 
Equity in net loss of an associate  9 1,431,300 4,488,055 3,409,093 
Other expenses 23 230,051 90,852,818 1,660,400 
  572,783,336 652,608,118 582,731,208 

INCOME BEFORE INCOME TAX  305,547,988 252,377,845 122,599,591 

INCOME TAX EXPENSE 24 125,159,497 59,638,324 82,756,238 

NET INCOME  P180,388,491 P192,739,521 P39,843,353 

Attr ibutable to:     
Equity holders of the parent 28 P183,087,318 P194,733,394 P41,897,319 
Non-controlling interest  27 (2,698,827) (1,993,873) (2,053,966) 

  180,388,491 P192,739,521 P39,843,353 

OTHER COMPREHENSIVE INCOME 
(LOSS)  

 
  

Items that will not be reclassified to 
profit or loss  

 
  

Remeasurement of defined benefit 
obligation, net of tax 26 

 
14,897,978 

 
13,899,945 (7,388,546) 

Unrealized holding gain (loss) on financial 
assets at FVOCI 26 

 
(1,568,430) 

 
(3,365,984) 5,316,590 

  13,329,548 10,533,961 (2,071,956) 

TOTAL COMPREHENSIVE INCOME  P193,718,039 P203,273,482 P37,771,397 

BASIC EARNINGS PER SHARE 28 P0.02 P0.02 P0.01 

     

See Notes to the Consolidated Financial Statements.



 
 

PHILIPPINE REALTY AND HOLDINGS CORPORATION AND SUBSIDIARIES 
CONSOLIDATED STATEMENTS OF CHANGES IN EQUITY 
FOR THE YEARS ENDED DECEMBER 31, 2022, 2021 AND 2020 

 

 

 Equity Attributable to Equity Holders of the Parent Company   

  
Capital Stock 

(Note 25)  

Additional 
Paid- in Capital 

(Note 25) 
Reserves   
(Note 26) 

Retained 
Earnings 

(Note 26) 

Treasury 
Stock 

(Note 25) Total 

Non-
contro lling 

Interest s     
(Note 27) Total Equity 

Balance at January 1, 2020 P2,344,266,245 P557,014,317 P46,376,118 P1,113,176,522 (P110,049,633) P3,950,743,569 (P15,994,472) P3,934,789,097 

Comprehensive income (loss)         
    Net income (loss) for the year -  -  -  41,897,319 -  41,897,319 (2,053,966) 39,843,353 
   Other comprehensive loss for the year -  -  (2,071,956) -  -  (2,071,956) -  (2,071,956) 

Total comprehensive income for the year -  -  (2,071,956) 41,897,319 -  39,825,363 (2,053,966) 37,771,397 

Balance at December 31, 2020 2,344,226,245 557,014,317 44,304,162 1,155,073,841 (110,049,633) 3,990,568,932 (18,048,438) 3,972,560,494 
Comprehensive income         
    Net income for the year -  -  -  194,733,394 -  194,733,394 (1,993,873) 192,739,521 
   Other comprehensive income for the year -  -  10,533,961 -  -  10,533,961 -  10,533,961 

   Adjustments -  -  (2,637,009) -  -  (2,637,009) -  (2,637,009) 

Total comprehensive income for the year -  -  7,896,952 194,733,394 -  202,630,346 (1,993,873) 200,636,473 

Transaction  with owners         
  Issuance of shares during the year 2,088,888,889 66,125,489 -  -  -  2,155,014,378 -  2,155,014,378 
  Collection of subscription receivable 74,037 -  -  -  -  74,037 -  74,037 

Total transaction with owners 2,088,962,926 66,125,489 -  -  -  2,155,088,415 -  2,155,088,415 

Balance at December 31, 2021 4,433,189,171 623,139,806 52,201,114 1,349,807,235 (110,049,633) 6,348,287,693 (20,042,311) 6,328,245,382 

Comprehensive income         
    Net income for the year -  -  -  183,087,319 -  183,087,319 (2,698,827) 180,388,492 
   Other comprehensive income for the year -  -  13,329,548 -  -  13,329,548 -  13,329,548 
   Adjustments -  -  -  3,711,777 -  3,711,777 -  3,711,777 

Total comprehensive income for the year -  -  13,329,548 186,799,096 -  200,128,644 (2,698,827) 197,429,817 

Transaction with owners         
  Issuance of shares during the year -  -  -  -  -  -  -  -  
  Collection of subscription receivable 22,500 -  -  -  -  22,500 -  22,500 

Total transaction with owners 22,500 -  -  -  -  22,500 -  22,500 

Balance at December 31, 2022 P4,433,211,671 P623,139,806 P65,530,662 P1,536,606,331 (P110,049,633) P6,548,438,837 (P22,741,138) P6,525,697,699 

         

See Notes to the Consolidated Financial Statements.



PHILIPPINE REALTY AND HOLDINGS CORPORATION AND SUBSIDIARIES 
CONSOLIDATED STATEMENTS OF CASH FLOWS 
FOR THE YEARS ENDED DECEMBER 31, 2022, 2021 AND 2020 

 
 

 

 Note 2022 2021 2020 

CASH FLOWS FROM OPERATING 
ACTIVITIES 

  
  

Income before income tax   P305,547,988 P252,377,845 P122,599,591 
Adjustments for:     

Finance costs 12,14 63,809,071 70,888,773 36,787,064 
Impairment loss on trade and other 

receivables 6,22 
 

27,589,342 
 

24,559,812 5,107,257 
Depreciation and amortization 21,22 27,990,961  22,603,519 24,452,354 
Provision for retirement benefits 16 15,631,169 15,373,885 14,596,841 
Equity in net loss of an associate  9 1,431,300 4,488,055 3,409,093 
Gain on repossession of real estate 

inventories 20 
 

(1,498,643) 
 

(14,287,462) (12,057,967) 
Unrealized foreign exchange loss (gain) 

�Ô net 20,23 
 

(1,952,441) 
 

(1,434,240) 1,183,942 
Dividend income 5,20 (1,953,910) -  -  
Interest income 19 (15,924,493) (17,404,620) (13,728,349) 
Gain on change in fair value of 

investment properti es 10,20 
 

(526,868,292) 
 

(610,925,892) (286,750,907) 
Loss on cancellation of sale of 

investment property 10,23 
 

-  
 

87,996,422 -  
Loss on sublease 23 -  2,769,442 -  
Loss on sale of property and 
equipment 23 

 
-  38,793   

 
-  

Operating loss before working capital 
changes  

 

(106,197,948) 

 

(162,955,668) (104,401,081) 
Decrease (increase) in:     

Trade and other receivables  18,515,029 512,751,925 367,102,002 
Prepayments and other assets  2,783,533 (2,413,716) (6,042,231) 
Real estate inventories  69,979,015 78,532,024 29,067,260 
Other non-current assets  -  (3,500,000) -  

Increase (decrease) in:     
Trade and other payables  (26,867,654) (52,203,778) (84,355,227) 
Unearned income  -  (1,361,382) 65,739 
Other non-current liabilities  (544,808) 1,502,544 (2,073,117) 

Cash generated from (absorbed by) 
operations 

 (42,332,834) 370,351,949 199,363,345 

Interest received 19 15,924,493 16,427,063 13,728,349 
Dividends received 20 1,953,910 -  -  
Retirement benefit paid 16 -  (1,424,639) (5,501,967) 
Contributi ons to retirement fund 16 -  (500,000) (2,000,000) 

Net cash from (used in) operating 
activities 

 (24,454,431) 384,854,373 205,589,727 

CASH FLOWS FROM INVESTING 
ACTIVITIES  

 
  

Additions to property and equipment 11 (4,768,327) (6,427,388) (1,995,547) 
Additions to investment  properties 10 (30,030,586) (6,571,762) (61,376,533) 
Disposal of investment properties  10 -  14,000,000 -  
Proceeds from disposal of property and 

equipment 11 
 

24,135 
 

1,071,894 171,763 
Return of investments  9  -  7,045,222 

Net cash from (used in) investing activities  (34,774,778) 2,072,744 (56,155,095)   

Forward     

 
 
 
 



PHILIPPINE REALTY AND HOLDINGS CORPORATION AND SUBSIDIARIES 
CONSOLIDATED STATEMENTS OF CASH FLOWS 
FOR THE YEARS ENDED DECEMBER 31, 2022, 2021 AND 2020 

 
 

  

 Notes 2022 2021 2020 

CASH FLOWS FROM FINANCING 
ACTIVITIES  

 
  

Proceeds from availment of loans and 
note payable 14 

 
P1,013,706,633 

 
P796,260,165 P831,343,910 

Collection of lease receivables 12 23,284,800 13,737,584 11,300,404 
Payments of loans and note payable 14 (931,743,558) (1,017,125,554) (953,104,533) 
Finance cost paid 12,14 (63,809,071) (68,942,689) (34,862,853) 
Lease liability payments 12 (22,941,000) (15,981,379) (14,112,902) 
Proceeds from collection of 

subscriptions receivable 25 
 

22,500 
 

74,037 -  
Costs incurred in issuance of shares 25 -  (100,985,622) -  

Net cash from (used in) financing 
activities   18,520,304 (392,963,458) (159,435,974) 

EFFECTS OF EXCHANGE RATE 
CHANGES IN CASH AND CASH 
EQUIVALENTS  

 

1,952,441 1,434,240 (1,183,942) 

NET DECREASE IN CASH AND     
CASH EQUIVALENTS   (38,756,464) (4,602,101) (11,185,284) 

CASH AND CASH EQUIVALENTS       
AT BEGINNING OF YEAR 3 202,643,198 207,245,299 218,430,583 

CASH AND CASH EQUIVALENTS 
AT END OF YEAR  3 P163,886,734 P202,643,198 P207,245,299 

     

See Notes to the Consolidated Financial Statements.       
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1. Corporate Information 
 

Philippine Realty and Holdings Cor�W�V�Y�H�[�P�V�U�� ���[�O�L�� �Ù�7�H�Y�L�U�[�� �*�V�T�W�H�U�`�Ú���� �^�H�Z incorporated and 
registered with the Philippine Securities and Exchange Commission (SEC) on July 13, 1981 with 
a corporate life of fifty (50) years. The principal activities of t he Parent Company include the 
acquisition, development, sale and lease of all kinds of real estate and personal properties, and 
as an investment and holding company.   
 
The Parent Company was listed with the Philippine Stock Exchange (PSE) on September 7, 1987. 
 
On June 22, 2021, the Parent Company issued 4,177,777,778 new common shares at par value 
of P0.50 per share in exchange for two (2) vacant lots in BGC making the Parent Company a 
subsidiary of Greenhills Properties, Inc. (GPI) (see Note 25). 
 
The Parent Company is 65.20% owned by GPI as at December 31, 2022 and 2021, respectively. 
The remaining shares are owned by various individuals and instituti onal stockholders. 
 
The financial position and results of operations of the Parent Company and its subsidiaries 
���J�V�S�S�L�J�[�P�]�L�S�`���Y�L�M�L�Y�Y�L�K���[�V���H�Z���[�O�L���Ù�.�Y�V�\�W�Ú�����H�Y�L��consolidated in these financial statements  (see Note 
35). 
 
The Parent  Com�W�H�U�`�×�Z���Y�L�N�P�Z�[�L�Y�Ld office is at One Balete, 1 Balete Drive corner N. Domingo St. 
Brgy. Kaunlaran, District 4, Quezon City 1111, Philippines. 
 

 
2. Basis of Preparation 

 
Stateme nt of Compliance 
The consolidated financial statements of the Group have been prepared in accordance with 
Philippine Financial Reporting Standards (PFRS). PFRS includes all applicable PFRS, Philippine 
Accounting Standards (PAS), and interpretations of the Philippine Interpretations Committee 
(PIC), Standing Interpretations Committee  (SIC) and International Financial Reporting 
Interpretations Co mmittee (IFRIC), as approved by the Financial Reporting Standards Council 
(FRSC) and adopted by the SEC. 
 
The accompanying consolidated financial statements as at and for the year ended December 31, 
2022 were approved and authorized for issuance by the Board of Directors (BOD) on                       
March 21, 2023. 
 
Basis of Measurement 
The consolidated financial statements have been prepared under the historical cost convention, 
except for the following which are measured using alternative basis at each report ing date: 
 
Financial assets at FVPL Fair value 
Financial assets at FVOCI Fair value 
Investment properties Fair value 
Retirement benefit obligation Present value of the defined benefit 

obligation less fair value of plan assets 
 
Functional and Presentati on Currency 
The consolidated financial statements are presented in Philippine peso, which is the 
presentation and functional currency of the Group. All financial information presented have 
been rounded to the nearest peso, unless otherwise stated. 
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Use of Estimates and Judgments 
The preparation of the consolidated financial statements requires management  to make 
judgments, estimates and assumptions that affect the application of accounting policies and 
reported amounts of assets, liabilities, income and expenses. Actual results may differ from 
these estimates.  

 
Estimates and underlying assumptions are reviewed on an ongoing basis. Revisions to 
accounting estimates are recognized in the period in which the estimate is revised and in any 
fut ure periods affected. 

 
In particular, information about significant areas of estimation uncertainty and critical 
judgments in applying accounting policies that have the most significant effect  on the amounts 
recognized in the consolidated financial statements are described in Note 31. 

 
 
3. Cash and Cash Equivalents 

 
This account consists of: 
 
  2022 2021 

Cash on hand P45,000 P45,000 
Cash in banks 135,763,217 118,619,292 
Cash equivalents  28,078,517 83,978,906 

  P163,886,734 P202,643,198 

 
Cash in banks earned an average annual interest of 0.03% and 0.05% in 2022 and 2021, 
respectively. Cash equivalents represent money market placements or short - term investments 
with maturities up to three months and annual interests ranging from 3.00% to 4.40% and 
0.10% to 2.75% in 2022 and 2021, respectively. 
 
Interest income recognized amounted to P0.49 million, P0.50 million and P0.84 million in 2022, 
2021 and 2020, respectively (see Note 19). 
 
 

4. Financial Assets at Fair Value Through Prof it or Loss (FVPL) 
 
This account is composed of listed equity securities that are held for tr ading amounting to 
P6,750,000. The fair values of these securities are based on quoted market price. 
 
 

5. Financial Assets at Fair Value Through Other Comprehensive Income (FVOCI) 
 

As at December 31, financial assets at FVOCI consist of investments in: 
 
 Note 2022 2021 

At cost:    
    Listed shares of stock  P58,332,808 P58,332,808 
    Golf and country club shares  3,350,000 3,350,000 

  61,682,808 61,682,808 
Accumulated unrealized holding loss 26 (25,606,702) (24,038,272) 

  P36,076,106 P37,644,536 
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The movements in this account are summarized as follows: 
 
  Note 2022 2021 

Balance at beginning of year  P37,644,536 P41,010,520 
Fair value adjustments 26 (1,568,430) (3,365,984) 

Balance at end of year  P36,076,106 P37,644,536 

 
The investments in shares of stock of various listed equity securities present the Parent 
Company with opportunity for return through dividend income. The fair values of these 
investments are based on quoted market prices. Unrealized holding gains or losses from market 
value fluctuation s are recognized as part of t�O�L���.�Y�V�\�W�×�Z���Y�L�Z�L�Y�]�L�Z�� 
 
The above investments in equity instrument s are not held for trading and the Group irrevocably 
elected to present subsequent changes in fair values in OCI. 
 
Unrealized holding gain (loss) recognized in other comprehensive income from financial assets 
at FVOCI amounted to  (P1.57) million in 2022, (P3.37) million in 2021 and P5.32 million in 2020 
(see Note 26). 
 
Dividend income recognized in profit  or loss amounted to  P1,953,910 in 2022 and nil in 2021 and 
2020 (see Note 20). 

 
 
6. Trade and Other Receivables 

 
This account is composed of: 
 

  2022 2021 

Trade:    
   Sale of real estate P533,856,617 P532,504,422 
   Lease 24,271,329 27,651,679 
   Management fees 4,970,368 4,826,041 
   Commission  5,165,878 4,555,206 
   Premiums receivable 3,957,483 2,128,282 
Advances 51,760,569 28,282,470 
Other receivables 69,174,370 113,120,069 

  693,156,614 713,068,169 
Less: allowance for impairment loss 150,677,407 119,525,619 

 542,479,207 593,542,550 
Less: non-current portion  365,017,469 461,101,590 

 Trade and other receivables- current porti on P177,461,738 P132,440,960 

 
Trade receivables from sale of real estate include amounts due from buyers of the Parent 
�*�V�T�W�H�U�`�×�Z�� �Jondominium projects, generally over a period of three (3) to four (4) years. The 
condominium certificates of title remain in the possession of the Parent Company until full 
payment has been made by the customers. Trade receivables for restructured accounts carry 
yield- to-maturity  interest rates of 1.5% in 2022 and 2021. Interest income recognized 
amounted to P0.43 million, P0.62 million and P2.02 million in 2022, 2021 and 2020, respectively 
(see Note 19).  
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Certain trade receivables with to tal carrying value of P189.97 million and P76.26 million as at 
December 31, 2022 and 2021, respectively, are assigned to a local bank to secure the Parent 
Compa�U�`�×�Z���S�V�H�U�Z���W�H�`�H�I�S�L�����Z�L�L��Note 14). 
 
Advances consist mainly of non- interest bearing cash advances to off icers and employees that 
are sett led either through liquidation or salary deduction. 
 
Other receivables include receivables amounting to P45.35 million and P44.02 million as at 
December 31, 2022 and 2021, respectively, in relation to the parcels of land sold in 2014. The 
remaining balances are receivables from concessionaires. 
 
Certain balances in 2021 were adjusted to conform with the 2022 presentation.  
 
Receivables amounting to  P150.68 million and P119.53 million as of December 31, 2022 and 
2021, respectively, were impaired and fully provided for. The movement in the allowance for ECL 
on receivables are as follows: 

 
2022 

 Sale of real 
estate Lease 

Management 
fees 

Premiums 
receivable Advances 

Other 
receivables 

 
Total 

Beginning 
balance 

 

P88,650,704 P7,507,749 

 

P600,408 

 

P5,082,902 

 

P862,891 

 

P16,820,965 

 

P119,525,619 
Provisions 
(Reversals) 

 
(5,137,804) (2,028,939) 

 
2,589,342 

 
-  

 
-  

 
35,729,189 

 
31,151,788 

 P83,512,900 P5,478,810 P 3,189,750 P5,082,902 P862,891 P52,550,154 P150,677,407 

 
2021 

 Sale of real 
estate Lease 

Management 
fees 

Premiums 
receivable Advances 

Other 
receivables 

 
Total 

Beginning 
balance 

 

P79,692,807 P1,038,654 

 

P600,408 

 

P5,115,393 

 

P478,891 

 

P9,852,419 

 

P96,778,572 
Provisions 
(Reversals) 

 
8,957,897 6,469,095 

 
-  

 
(32,491) 

 
384,000 

 
6,968,546 

 
22,747,047 

 P88,650,704 P7,507,749 P600,408 P5,082,902 P862,891 P16,820,965 P119,525,619 

 
 
7. Real Estate Inventori es 

 
This account consists of: 
 
   2022 2021 

In progress:    
BGC Project  P252,154,357 P232,282,519 
Andrea North Estate  129,466,042 130,987,227 

   381,620,399 363,269,746 

Completed units:    
  Andrea North SkyVillas Tower  96,696,424 123,980,597 
  Andrea North Skyline Tower  26,008,598 85,822,208 
The Icon Plaza  29,267,782 10,957,782 
Casa Miguel  7,192,072 6,895,314 

   159,164,876 227,655,901 

forward    
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Land held for development:    
New Manila, Quezon City  135,336,913 135,366,913 
BGC  1,410,000,000 1,410,000,000 

  1,545,336,913 1,545,366,913 

   P2,086,122,188 P2,136,292,560 

 
BGC Project represents the cost of the master plan design, excavation works, survey and 
permits, and capitalized loan interest  related to the construction  of the new tower in BGC. 

 
On June 22, 2021, the Parent Company received two BGC lots from GPI in exchange for the 
Parent Company�×s shares of stock. One of these lots was recognized as part of real estate 
inventory  �Ô land held for development as the land is being used for the Parent Company�×s BGC 
condominium project .  

 
On February 15, 2022, the Parent �*�V�T�W�H�U�`�×�Z�� �)�V�H�Y�K�� �V�M�� �+�P�Y�L�J�[�V�Ys confirmed its November 16, 
2021 approval of the reclassification of the Baguio property previously classified as real estate 
inventories �Ô land held for development to  investment propert ies with the change in use and the 
�T�H�U�H�N�L�T�L�U�[�×�Z���]�P�L�^���V�M���P�T�W�Y�V�]�P�U�N���[�Oe value of the property over time, as well as the approval of 
the reclassification of a condominium unit in Icon Residences Tower 1 from real estate 
inventories to investment property due to ch�H�U�N�L�� �P�U�� �\�Z�L�� �H�U�K�� �[�O�L�� �T�H�U�H�N�L�T�L�U�[�×�Z�� �]�P�L�^�� �V�M��
improving the value of the property over time. 
 
On March 21, 2023, the Parent �*�V�T�W�H�U�`�×�Z���)�V�Hrd of Directors confirmed its December 20, 2022 
approval of the reclassification of parking units in Icon Plaza from investment properties to real 
estate inventories as these properties have been sold/committed to be  sold to several buyers. 

 
Certain real estate inventories are mortgaged as collaterals to loans (see Note 14). 
 
The cost of real estate  inventories sold recognized in the consolidated statements of tot al 
comprehensive income amounted to P106,296,787, P113,172,007 and P161,787,110 in 2022, 
2021 and 2020, respect ively. 

 
 
8. Prepayments and Other Assets 

 
This account consists of: 
 
 2022 2021 

Creditable withholding tax P308,916,089 P293,055,070   
Prepaid taxes 38,632,394 38,632,394 
VAT for refund 24,041,403 9,418,683 
Prepaid expenses 23,739,449 36,931,507  
Deposits 4,984,691 4,624,691 
Deferred input VAT 634,304 634,304 
Input tax �Ô net 243,368 279,742 
Other assets 12,238,458 27,244,628 

  P413,430,156  P410,821,019 

 
Creditable withholding tax pertains to taxes withheld by the Group�×�Z�� �J�\�Z�[�V�T�L�Y�Z�� �P�U�� �H�J�J�V�Y�K�Hnce 
with tax regulations which remained unutilized as at the end of the reporting period. This can be 
utilized by the Group as a deduction from future income tax obligations. 
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Prepaid taxes are unutilized creditable withholding taxes which the Company opted for refund 
with the Bureau of Internal Revenue.  
 
As at December 31, 2021, PPMI received tax certificates amounting to P3,822,013, transferable 
and with validity of 5 years. 
 
Prepaid expenses consist of advance payment to  contractors,  rent, real property tax, 
insurance premium and membership dues. 

 
Deposits pertain to refundable deposits paid to utility companies. These also include security 
deposits paid in relation to an office lease agreement. 
 
Certain balances in 2021 were reclassified to conform with the 2022 presentation.  
 
 

9. Investments in and Advances to Associates 
 

Details of the ownership interests in associates as at December 31 are as follows: 
 

  2022 2021 

Meridian Assurance Corporation (MAC) 30% 30% 
Le Cheval Holdings, Inc. (LCHI) 45% 45% 
Alexandra (USA), Inc. (AUI) 45% 45% 

 
Details of investment s in and advances to associates are as follows: 

 
  2022 2021 

Meridian Assurance Corporation   
Investment -  acquisition cost P88,875,080 P88,875,080 
Release of investment  (7,045,222) (7,045,222) 

Investment -  acquisition cost 81,829,858 81,829,858 

Accumulated equity in net loss:   

Balance at beginning of year (22,287,576) (17,799,520) 
Equity in net  loss for the year (1,431,300) (4,488,055) 

Balance at end of year (23,718,876) (22,287,575) 

 P58,110,982 P59,542,283 

Le Cheval Holdings, Inc.   
Investment -  acquisition cost  P11,250 P11,250 
Allowance for impairment loss (11,250) (11,250) 

 -  -  

Accumulated equity in net income:   
Balance at beginning of year 125,149 125,149 
Equity in net loss for the year -  -  

Balance at end of year 125,149 125,149 

  125,149 125,149 

forward   
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  2022 2021 

Alexandra (USA), Inc.   
Investment  -  acquisition cost 14,184,150 14,184,150 
Allowance for impairment loss (14,184,150) (14,184,150) 

 -  -  

Advances to AUI  132,417,765 132,417,765 
Allowance for unrecoverable advances (132,417,765) (132,417,765) 

 -  -  

 P58,236,131       P59,667,432 

 
The imminent liquidation of Alexandra USA, Inc. (AUI) indicates the possible impairment in the 
value of investment in this entity. In 2011, the Parent Company provided an allowance for 
impairment loss amounting to P14,184,150 for investments in AUI. The advances were likewise 
provided with 100% allowance. 
 
The Parent Company also provided an allowance for impairment loss amounting to P11,250 for 
investments in LCHI. 
 
Aggregated amounts relating to associates are as follows: 
 2022 2021 

Meridian Assurance Corporation (MAC)   
Total assets P370,799,653 P222,857,213 
Total liabilities 32,697,486 25,988,007 

Net assets 338,102,167 196,869,206 

Income 9,900,997 244,458 
Cost and expenses (14,577,798) (15,204,657) 

Net loss (P4,676,801) (P14,960,199) 

Le Cheval Holdings, Inc. (LCHI)   
Total assets P45,362 P45,362 
Total liabilities 142,248 142,248 

Net liabilities (96,886) (96,886) 

Income -  -  
Cost and expenses -  -  

Net loss P -  P -  

 
The following are the principal activities o�M���[�O�L���.�Y�V�\�W�×s Associates: 
 
Meridian Assurance Corporation 
MAC was incorporated and registered with the SEC on March 16, 1960, renewed on 
November 13, 2007, primarily to engage in the business of insurance and guarantee of any kind 
and in all branches except life insurance, for consideration, to indemnify any person, firm or 
corporation against loss, damage or liability arising from any unknown or contingent event , and 
to guarantee liabilities and obligations of any person, firm or corporation and to do all such acts 
and exercise all such powers as may be reasonably necessary to accomplish the above purposes 
which may be incidental.  
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MAC did not comply with the minimum capital requirement set by the Insurance Commission as 
of December 31, 2016, as it is ceding its insurance business portfolio to another insurance 
company. MAC, however, will continue servicing the administrative requirements of all 
outstanding policies issued until their expiry. On March 30, 2017, the Company wrote the 
Insurance Commission to apply for a license as a servicing company and tendered its Certificate 
of Authority (CA) as non- life insurance company. Pending issuance of the servicing license, the 
Company still issued new policies up to April 30, 2017. On May 1, 2017, the Insurance 
Commission approved the Compan�`�×�Z���H�W�W�S�P�J�H�[�P�V�U���H�Z���H���Z�L�Y�]�P�J�P�U�N���J�V�T�W�H�U�`���H�U�K���Pssued a servicing 
license. As a servicing insurance company, the C�V�T�W�H�U�`�×�Z transactions are confined to: (i) 
accepting periodic premium payments from its policyholders; (ii) granting policy loans and 
paying cash surrender values of outstanding policies to its policyholders; (iii) reviving lapsed 
policies of its policyholders, and (iv) such other related services.  
 
In 2020, the Insurance Commission approved the release of the contingency surplus of MAC to 
its stockholders. The Parent Company received its 30% share amounting to P7,045,222. 
 
On July 7, 2021, MAC received a letter �M�Y�V�T�� �[�O�L�� �P�U�Z�\�Y�H�U�J�L�� �J�V�T�T�P�Z�Z�P�V�U�� �J�V�U�M�P�Y�T�P�U�N�� �4�(�*�×�Z��
withdrawal from the insurance business. It is also stated in the letter that  MAC is no longer 
required to submit annual financial statements and other documentary requirements to the 
commission starting financial year-end 2021. As at December 31, 2022, MAC is in the process of 
preparing the necessary documents for the amendment of Artic les of Incorporation and By- laws 
for filing with the SEC and IC, thereafter,  the Company plans to engage in the business of asset 
management. 

 
The registered office of MAC is Unit E-2003B East Tower, Tektite Towers (formerly Philippine 
Stock Exchange Centre), Exchange Road, Ortigas Center, Pasig City.  
 
Le Cheval Holdings, Inc. 
LCHI was incorporated and registered with the SEC on August 30, 1994 as a holding company 
and commenced operat ions as such by acquiring the majority outstanding shares of stock of 
Philippine Racing Club, Inc. (PRCI), a holding company incorporated in the Philippines. In 1996, 
LCHI sold its shares of stock with PRCI. Thereafter, LCHI became inactive. 

 
Alexandra (USA), Inc. 
AUI was incorporated in the United States of America (USA). AUI is involved in property 
development in Florida, USA. AUI is jointly owned with GPI (45%) and Warrenton Enterprises 
Corporation (10%) of William Cu-Unjieng. AUI is in the process of liquidation after the 
completion of the projects in Naples and Orlando. No informat ion was obtained in the financial 
status and operations of AUI since 2012. 
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10. Investment Properties 
 

The Group obtained the services of an independent valuer who holds a recognized and relevant 
professional qualification and has recent experience in the location and category of the 
investment propert y being valued. The effects are detailed below: 

 
  Note 2022 2021 

Cost    
Balance, beginning  P2,096,426,618 P1,213,476,678 
Additions  30,030,586 6,571,762 
Return due to sales cancellation  -  33,859,578 
Land acquired through share swap  -  846,000,000 
Disposal  -  (14,000,000) 
Reclassification from (to) real estate 

inventor ies 7 
 

(18,310,000) 
 

10,518,600 
Adjustment  due to  changes in investment  in 

finance lease  
  

 (18,479,044) 
 

-  

Balance, ending  2,089,668,160 2,096,426,618 
Accumulated unrealized holding gain  2,836,797,113 2,309,928,821 

  P4,926,465,273 P4,406,355,439 

 
Details of investment propert ies are as follows: 
 

  2022 2021 

Cost of investment properties    
BGC  P846,000,000 P846,000,000 
Tektite  East  536,346,957 522,480,432 
Baguio 399,436,449 384,400,952 
Tektite  West  183,603,423 183,603,423 
The Icon Plaza 79,903,153 115,563,633 
San Fernando City, La Union 33,859,578 33,859,578 
Icon Residences Tower 1 10,518,600 10,518,600 

  P2,089,668,160 P2,096,426,618 

 
BGC 
On June 22, 2021, the Parent Company received two BGC lots from GPI in exchange for the 
Parent Company�×s shares of stock. One of these lots was recognized as part  of investment 
properties as the land has undetermined use as of the reporting date and will be held for capital 
appreciation. 
 
Tektite  East and West Towers 
In 2020, the Company acquired condominium units and parking spaces at the East and West 
Towers of Tektite Towers. 

 
Baguio 
With the positive outlook of growth in 2018, the Parent Company saw the opportunity to 
develop Baguio property into a residential development for sale. The property was then 
classified as part of real estate inventories �Ô land held for development.  In 2019, the Parent  
Company continued with the original plan to develop the property, however, in 2020, due to the 
effect of COVID-19 pandemic on the overall economic condition, the parent Company reviewed 
its strategy to assume a more conservative approach by adjusting its development schedules to 
ensure its stability and managing cash flow. The Parent  Company decided to prioritize the 
development of a residential tower in BGC. Consequently, the development plan for the Baguio 
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property was shelved with a view of improving the value of the property over time. In the 
meantime, a lease was entered with PPMI, a subsidiary company, to generate cash flow to cover 
a portion of the costs of maintaining the property. With the Parent �*�V�T�W�H�U�`�×���]�P�L�^���V�M���P�T�W�Y�V�]�P�U�N��
the value of the property over time, the Parent Company with the approval of its Board of 
Directors, reclassified this property to Investment Properties. 

 
Icon Residences Tower 1 
On November 16, 2021, the Parent Company�×�Z���)�V�H�Y�K���V�M���+�P�Y�L�J�[�Vrs approved the reclassification 
of a condominium unit in Icon Residences Tower 1 from real estate inventories to investment 
property due to change in use. On November 24, 2021, the Parent Company received a formal 
offer to lease the unit once renovation and repairs are completed and the unit is ready for 
occupancy. Renovation and repairs were delayed due to issues with a unit owner who owned the 
unit where the damage emanated from. 
 
The Icon Plaza 
On March 21, 2023, the Parent �*�V�T�W�H�U�`�×�Z��Board of Directors confirmed its December 20, 2022 
approval of the reclassification of several parking units in Icon Plaza from investment properties 
to real estate inventories as these properties have been sold/are committed to be sold to 
several buyers. 

 
San Fernando, La Union 
On November 29, 2021, the Parent Company cancelled its Contract to Sell agreement dated 
December 18, 2014 with Humboltbay Holdings, Inc for the San Fernando, La Union lot  originally 
classified as investment property prior to sale.  The Parent  Company incurred a loss on sale 
cancellation of investment propert y amount ing to P87,996,422 (see Note 23). 

 
Details of the accumulated unrealized holding gain are as follows: 
 

  2022 2021 

Accumulated unrealized holding gain   
Tektite  East Tower P1,047,126,177 P1,031,291,177 
Tektite  West Tower 566,540,552 556,747,007 
San Fernando, La Union 295,480,822 249,372,822 
BGC  738,000,000 246,800,000 
The Icon Plaza 72,345,367 110,035,367 
Baguio 106,542,795 104,921,048 
Icon Residences Tower 1  10,761,400 10,761,400 

  P2,836,797,113 P2,309,928,821 

 
The movements in accumulated unrealized holding gain in 2022 and 2021 are as follows: 
 
  Note 2022 2021 

Beginning balance  P2,309,928,821  P1,699,002,929 
Increase in fair value during the year 20 526,868,292 610,925,892 

Total   P2,836,797,113 P2,309,928,821 

 
An independent valuation of the Group�×�Z�� �P�U�]�L�Z�[�T�Lnt  propert ies was performed by qualified 
appraisers as of December 14, 2022, December 15, 2022, December 22, 2022 and March 29, 
2023 to  determine their fair values. The external independent appraiser used sales comparison 
approach in arriving at the value of the properties . In this approach, the values of the propert ies 
were determined based on sales and listings of comparable properties. This is done by adjusting 
the differences between the subject property  and those actual sales and listings regarded as 
comparable. The propert ies used as bases of comparison are situated within the immediate 
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vicinity  or at a different floor  level of the same building. Comparison would be premised on 
factors such as location, size and physical attributes, selling terms, facilities offered and time 
element. 

 
Rental income recognized from the investment properties amounted to  P55,200,865 in 2022, 
P55,175,665 in 2021 and P55,175,665 in 2020. Real property taxes attributable to the 
investment property amounted to P7,870,171 in 2022, P8,327,454 in 2021 and P22,124,552 in 
2020 are included as part of taxes and licenses in cost  of services. Condominium dues 
attributable t o the investment properties amounted to  P8,395,079 in 2022, P9,823,728 in 2021 
and P10,127,213 in 2022 are included also in cost of services. 
 
Certain investment propert ies are mortgaged as collateral to loans (see Note 14). 
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11. Property and Equipment  
 
The details of the carrying amounts of property and equipment, the gross carrying amounts, and accumulated depreciation and amortization of property and 
equipment are shown below: 

 For the Years Ended December 31, 2022 and 2021 

  

Condominium Units, 
Building and Building 

Improvements 

Office Furniture, 
Fixtures and 

Equipment 

Transport ation, 
Machinery and Other 

Equipment 
Leasehold and Office 

Improvements Total 

Cost      
January 1, 2021 P96,427,199 P28,212,788 P66,375,292 P1,221,181 P192,236,460 
Additions 5,500,000 859,554 67,835 -  6,427,389 
Disposals -  (288,482) (2,757,103) -  (3,045,585) 

December 31, 2021 101,927,199 28,783,860 63,686,024 1,221,181 195,618,264 
Additions -  2,093,451 -  -  2,093,451  
Adjustments 2,650,014 -  -  -  2,650,014 
Disposals -  (244,955) -  -  (244,955) 

December 31, 2022 104,577,213  30,632,356 63,686,024 1,221,181 200,116,774 

Accumulated depreciation   
January 1, 2021 34,902,341 27,656,078 47,508,775 1,123,969 111,191,163 
Provision  3,402,418 1,320,145 8,254,030 4,437 12,981,030 
Disposals -  (288,482) (1,308,915) -  (1,597,398) 

December 31, 2021 38,304,759 28,687,741 54,453,890 1,128,406 122,574,796 
Provision  11,269,593 1,429,613 4,702,709 92,775 17,494,691 
Disposals -  (249,817) -  -  (249,817) 
Adjustments -  (24,862) -  -  (24,862) 

December 31, 2022 49,574,353 29,842,674 59,156,599 1,221,181 139,794,808 

Carrying Amount      
At December 31, 2021 P63,622,440 P96,119 P9,232,134 P92,775 P 73,043,468 

At December 31, 2022 P55,002,860  P789,682 P4,529,425 P -   P60,321,966 
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Certain transportation equipment of the Group with total carrying value of P2.7 million and 
P8.85 million and as at December 31, 2022 and 2021, respectively are pledged as security under 
chattel mort gage (see Note 14). 
 
 

12. Leases 
 

A. Rights-of -use assets 
 
The Parent Company leases two parcels of land located at 5th Avenue corner 24th Street  and 
5th avenue corner 25th Street, Bonifacio Global City, Taguig City. These contracts have a 
term of fifteen (15) years, renewable for another ten years upon submission of a written 
notice to renew at least ninety days prior to the expiration of the original term, with terms 
and conditions mutually agreed by both parties. 

 
The Parent Company also leases Unit 10A in Icon Plaza located 26th Street, Bonifacio Global 
City, Taguig City. The contract has a term of five (5) years and is renewable upon mutual 
agreement of both parties.  
 
The carrying amount of right-of-use assets as at December 31, 2022 and 2021 is shown 
below. 

 
 2022 2021 

Right-of-use assets P132,987,647 P114,508,603 
Accumulated depreciation  (35,573,046) (25,076,776)  

P97,414,601 P89,431,827 

 
 Amounts recognized in profit or loss: 
 

 Note 2022 2021 

Depreciation expense 21,22 P10,496,270 P9,622,488 
Interest expense  8,824,235 10,506,780 

 
B. Investments in finance lease 

 
The Parent Company entered into  a sublease contract relating to one of the parcels of land 
being leased in BGC as discussed above. This agreement was assessed by the management 
to be of a finance lease. This agreement is renewable at the end of the lease term  of initially 
fifteen (15) years upon mutual consent of the parties. 
 

Amounts receivable under finance lease 2022 2021 

Year 1 P23,672,896 P23,284,800 
Year 2 24,449,088 23,672,896 
Year 3 24,856,576 24,449,088 
Year 4 25,671,552 24,856,576 
Year 5 26,099,392 25,671,552 
Onwards 131,248,896 157,348,288 

Undiscounted lease payments 255,998,400 279,283,200 

Present value of minimum lease payments receivable                      P201,677,275 P214,732,527 
Less: current portion 14,099,824 13,055,174 

Investment in finance lease �Ô net of current portion  P187,577,451 P201,677,353 
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Amounts recognized in profit or loss:  
 

 Note 2022 2021 

Interest income 19 P10,299,536 P11,816,719 
Loss on sublease 23 -  2,769,442 

 
In 2021, the incremental borrowing rate used to calculate the present value of lease 
payments was adjusted. The effects of the change in rates were applied prospectively. 
 

C. Lease liabilities 
 
A maturity analysis of lease liabilities under both lessee and lessor based on the total cash 
flows is reported in the table below: 
 
 
  

 
2022 

 
2021 

 Undiscounted  Discounted Undiscounted  Discounted 

Right-of-use assets    
Less than 1 year                                                                                          P11,812,050 P7,726,363 P11,781,000 P7,341,175 
More than 1 year                                                                                        98,056,703 79,981,943 109,868,753 87,708,307 

 109,868,753 87,708,306 121,649,753 95,049,482 

Finance lease     
Less than 1 year                                                                                          11,160,000 7,115,095 11,160,000 6,775,589 
More than 1 year                                                                                        96,720,000 78,679,760 107,880,000 85,794,855 

 107,880,000 85,794,855 119,040,000 92,570,444 

 P217,748,753 P173,503,161 P240,689,753 P187,619,926 

 
D. Short - term  operating leases as lessor  
 

The Group entered into short - term lease agreements including condominium units, office 
spaces, food plaza spaces and parking spaces. The lease contracts between the Group and 
its lessees have a term of one (1) to two (2) years which are renewable.  
 

Total rental income earned in 2022, 2021 and 2020 amounted to  P56.67 million, P55.30 
million and P69.34 million, respectively.  
 
Deferred rental income classified under other non-current liabilities amounting to P40.43 
million and P40.97 million as of December 31, 2022 and 2021, respectively, pertains to 
advance rent received from lessees to be applied on the last three (3) months of the lease 
contract.  
 
Refundable deposits on these lease agreements amounted to  P17,242,595 and P17,549,121 
in 2022 and 2021, respectively, and are included as part of trade and other payables (see 
Note 13). 
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E. Short - term  operating leases as lessee  
 

PPMI leases its office premises for a period of one (1) year, renewable upon mutual consent 
of both parties: 
  

 Terms 

Office premises December 1, 2021 to November 30, 2022 
Subleased property*  December 1, 2020 to November 30, 2021 

   
Rent expense charged to profit or loss amounted to P304,632 and P526,243 in 2022 and 
2021, respectively (see Note 21). 

 
 
13. Trade and Other Payables 

 
This account consists of: 
 

  Note 2022 2021 

Accrued expenses   P60,875,331 P37,614,146 
Non-trade payables  56,865,807 53,105,832 
Custo�T�L�Y�Z�×���K�L�Wosits  22,485,042 42,087,043 
Retention fees payable  21,682,353 40,072,890 
Refundable deposits 12 17,242,595 17,549,121 
Due to government agencies  8,360,308 2,239,250 
Trade payables  7,640,712 29,352,067 
Others  54,525 53,978 

  195,206,673 222,074,327 
Less: non-current portion   84,852,490 71,825,744 

   P110,354,183 P150,248,583  

 
Custome�Y�Z�×�� �K�L�W�V�Z�P�[�Z�� �J�V�Usist of down payments representing less than 25% of the contract 
price of the condominium units sold which are deductible from the total contract pri ce. 
 
Retention fees payable pertain to retention fees withheld from the contractors of ongoing and 
completed projects. 
 
Accrued expenses consist of accrual for costs on outside services, insurance, supplies, tax and 
other legal expenses. 

 
Due to government agencies consist mainly of payable to the Bureau of Internal Revenue, SSS, 
HDMF and Philhealth. 

 
Others consist of refunds payable, commission payable and unearned rent income. 
 
Non-current  portion of t rade and other payables which mainly pertains to  tr ansfer fees, 
refundable deposits and accruals amounted to P84,852,490 and P71,825,744 as at  December 
31, 2022 and 2021, respect ively. 
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14. Loans and Note Payable 
 

Loans Payable 
 
The movements in the loans payable are summarized as follows: 
 
   2022 2021 

Balance at beginning of year  P810,600,803 P1,030,593,284 
Availments of loan  1,013,706,633 796,260,165 
Payments of principal  (930,940,131) (1,016,252,646) 

Balance at end of year  P893,367,305 P810,600,803 

 
The loans payable is composed of the following: 
 
   2022 2021 

Payable within one year:    
Philippine National Bank  P250,000,000 P200,000,000 
Philippine Bank of Communications  413,706,633 175,495,279 
Union Bank of the Philippines  1,583,107 3,492,417 
RCBC Savings Bank  536,450 2,147,122 

  665,826,190 381,134,818 

Payable after one year:    
Philippine Bank of Communications  226,260,165 426,260,165 
Union Bank of the Philippines  706,599 2,046,478 
RCBC Savings Bank  574,351 1,159,342 

  227,541,115 429,465,985 

  P893,367,305 P810,600,803 

 
Philippine National Bank (PNB) 
In 2021, the Parent Company availed of working capital loans from Philippine National Bank with 
a total principal amount of P480 million which has been fully paid in 2022. The Company availed 
new loans in 2022 with tot al principal amount of P650 million. These loans bear an interest 
ranging from 4.50% to 6.00% annually and payable within three (3) months subject to extension 
upon lapse of the maturity date. Interest rates will then be re-evaluated to conform with the 
cu�Y�Y�L�U�[�� �W�L�Y�P�V�K�×s rate. These loans are secured by certain real estate inventories with the 
carrying amount of P135.4 million (see Note 7). 

 
Philippine Bank of Communications (PBCom)  
In 2017, the Parent Company entered into a long-term credit facility agreement with PBCom. 
PBCom approved a P500 million Term Loan under which the Company drew down P500 million in 
September 2017. These loans are payable within five (5) years from the date of drawdown. 
These loans bear 6% interest rate and are payable quarterly in arrears and secured by certain 
inventories mort gaged in favor of PBCom with the total carrying amount of nil and P122.60 
million as of December 31, 2022 and 2021. The collaterals securing the Term Loan availed in 
2017 were already released as at December 31, 2022 as the said Term Loan was already fully 
paid as at December 31, 2022. 
 
In 2019, the Parent Company entered into a long-term credit facility agreement with PBCom.                      
PBCom approved a Term Loan under which the Company drew down P500 million during 2019. 
These loans are payable within six (6) years from the date of drawdown. These loans bear 8.5% 
interest rate and are payable quarterly in arrears and secured by certain investment properties  
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mortgaged in favor of PBCom with the total  carrying amount of P390.4 million and P592.5 million 
as of December 31, 2022 and 2021. 
 
In 2020, PBCom approved a Loan Line amounting to  P300 million available for drawings up to 
180-day promissory notes (PNs). These loans bear 4.5% to 5.5% interest rate payable at 
maturity of the PNs. The principal payment  is on the maturity date of the PNs. 
 
In 2021, PBCOM approved a Contract to Sell Financing line amounting to P300  million available 
for drawings. The Company drew down P114 million and P76 million in 2022 and 2021, 
respectively. These loans bear 7.0% to 7.5% interest rate payable at maturity of the deed of 
undertaking and secured by certain receivables assigned in favor of PBCom amounting to 
P189.97 million and P76.26 million as at December 31, 2022 and 2021, respectively (see Note 6). 

 
Union Bank of the Philippines (UBP)  
In July 2016, the Company availed car loans from Union Bank which bears 9.11% interest and is 
payable in installment within sixty (60) months. These loans are secured by certain 
transportation e quipment of the Company (see Note 11). 
 
RCBC Savings Bank (RCBC) 
In July 2017, the Company availed a car loan from RCBC Savings Bank which bears 8.72% 
interest and is payable in installment within sixty (60) months. These loans are secured by 
certain transportation equipment of the Company (see Note 11). 
 
Total interest on loans payable charged to profit or loss amounted to  P54,819,311, P60,124,456 
and P24,864,954 in 2022, 2021 and 2020, respectively. Total interest on loans payable 
capitalized amounted to  nil and P348,502 in 2022 and 2021, respectively. The capitalization 
rates are nil and 4.75% in 2022 and 2021, respectively. 

 
Note Payable 
 
RCBC Savings Bank 
In 2019, PPMI availed of a five-year note payable amounting to  P3,744,000 from a local bank to 
finance the purchase of transportation equipment. The note carries interest at 11.04% per 
annum. The loan was obtained in February 2019 and will mature in February 2024.  
 
The movements in the note payable are summarized as follows: 
   2022 2021 

Balance at beginning of year  P1,859,486 P2,732,394 
Payments of principal  (803,427) (872,908) 

Balance at end of year  P1,056,059 P1,859,486 

 
Outstanding balance of note is composed of the following: 
   2022 2021 

Payable within one year  P896,804 P803,427 
Payable after one year  159,255 1,056,059 

  P1,056,059 P1,859,486 

 
Interest expense charged to profit or loss amounted to P165,525 and P257,537 in 2022 and 
2021, respectively. 
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15. Related Party Transactions 
 

The details of related party tr ansactions and balances are as follows: 
 

As at and for the year ended 
December 31, 2022: Transactions 

Outstanding 
balance Terms and conditions 

Trade receivables                  Sales of condominium units and 
parking spaces to related parties 
are based on the effective price list  
and terms that would be available 
to third parties. The receivables are 
secured with related units until full 
payment. 

Ultimate Parent Company 
Greenhills Properties, Inc. 

 
 

 

Sale of parking space P -   
Collections during the year -  P51,892,140 
   

Purchase of services   Purchase of services is negotiated 
with related parties on a cost-plus 
basis and is due 30 days after the 
end of the month. These payables 
are unsecured and bear no interest 
and settled  in cash. 

Subsidiary                           
Tektite Insurance Brokers, Inc. 

 
P6,959,695 

 

Purchase of services 6,941,894 17,801 
Payments during the year   

Advances    
Advances to subsidiaries and 
associates are unsecured, non-
interest bearing and to be settled in 
cash. 
 

Alexandra (USA), Inc., 
Associate -  132,417,765 

Le Cheval Holdings, Inc., 
Associate -  122,248 

Less: Allowance for 
impairment loss -  132,540,013 

Balance, net -  -   

Key management personnel   Key management includes 
directors (executive and non-
executive) and executive officers. 
Short- term benefits  are payable 
monthly and post-employment 
benefits are payable upon 
retir ement 

   Short- term benefits  P -   -  
  Salaries and other short -

term employee benefits 43,439,819 -  
Post-employment  benefit s -  -  

Provision for retirement 
benefits/PVO 7,869,438 -  

    
As at and for the year ended 
December 31, 2021: Transactions 

Outstanding 
balance Terms and conditions 

Trade receivables                  Sales of condominium units and 
parking spaces to related parties 
are based on the effective price list  
and terms that would be available 
to third parties. The receivables are 
secured with related units until full 
payment. 

Ultimate Parent Company 
Greenhills Properties, Inc.   

Sale of parking space P1,300,000  
Collections during the year (1,300,000) P51,892,140 

Purchase of services   Purchases of services are 
negotiated with related parties on a 
cost-plus basis and are due 30 days 
after the end of the month. These 
receivables are unsecured and bear 
no interest and settled in cash. 

Subsidiary                           
Tekt ite Insurance Brokers, Inc. 

  

Purchase of services 6,260,354  
Payments during the year (6,260,354)  -  
   

forward    
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As at and for the year ended 
December 31, 2021: Transactions 

Outstanding 
balance Terms and conditions 

Advances    Advances to subsidiaries and 
associates are unsecured, non-
interest bearing and to be settled 
in cash. 

Alexandra (USA), Inc., 
Associate  

Le Cheval Holdings, Inc., 
Associate 

-  132,417,765 

-  122,248 
Meridian Assurance Corp. 
     Associate 16  

 

Less: Allowance for 
impairment loss (16) (132,540,013) 

 

Balance, net  -  -   

Key management personnel   Key management includes 
directors  (executive and non-
executive) and executive officers. 
Short - term benefits are payable 
monthly and post-employment 
benefits are payable upon 
retirement  

   Short- term benefits P -  -  
  Salaries and other short-

term employee benefits 41,668,747 -  
Post-employment benefits -  -  

Provision for retirement  
benefits/PVO 7,297,122 -  

    
 

Management Services 
PPMI provides general management services and financial management and supervision over 
the janitorial and security services for the efficient administration  of the properti es of GPI, the 
ultimate parent company, and third parties, collectively referred herein as property owners. In 
consideration for said services, PPMI charges the property owners a fixed monthly amount, with 
a 10% escalation rate annually. These management contracts are renewable for a period of two 
(2) to three (3) years upon mutual agreement of both PPMI and the property owners. 
 
Advances to related parties 
The Paren�[���*�V�T�W�H�U�`�×�Z���Z�\�I�Z�[�H�U�[�P�H�S���Yeceivables from AUI, an associate, which is intended to fund 
the latter �×�Z�� �^orking capital requirement, represents non- interest -bearing advances with no 
fixed term with the option to convert to equity in case of increase in capital. Advances 
contributed by �(�<�0�×�Z��stockholders were in accordance with the percentage of ownership of the 
stockholders in AUI. With the imminent liquidation of AUI, the receivables have been fully 
provided with allowance for impairment  losses since 2011.  
 
 

16. Retirement Benefit Plans 
 

The Parent Company and Tektite Insurance Brokers, Inc. (TIBI) operate funded, non-
contribut ory defined benefit  retirement plans covering substant ially all of their regular 
employees. The plans are administered by local banks as trustee and provide for a lump-sum 
benefit payment upon retirement. The benefits are based on the employee�Z�×���T�Vnthly salary at 
retirement date multiplied by years of credited service. No other post -retirement benefits are 
provided.  
 
PPMI has an unfunded, noncontributory define d benefit ret irement plan. 

 
Through their defined benefit retirement plans, the Group is exposed to a number of risks, the 
most significant of which are detailed below: 
 
�x Asset  volatilit y -  The plan liabilities are calculated using a discount rate set with reference to 

corporate bond yields; if plan assets underperform this yield, this will create a deficit.  
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�x Inflation risk -  Some of the Group retirement  obligations are linked to inflation, and higher 
inflation will lead to higher liabilities (although, in most cases, caps on the level of inflationary 
increases are in place to prote ct the plan against extreme inflation). The majority of the 
plans�×�� �Hssets are either unaffected by (fixed interest bonds) or loosely correlated with 
(equities) inflation, meaning that an increase in inflation will also increase the deficit. 

 
The most recent actuarial valuations of plan assets and the present value of the defined benefit 
obligation were carried out by an independent actuary on February 28, 2023, March 10, 2023 and 
April 19, 2023 for  the year ended December 31, 2022.  The present values of the defined benefit 
obligations, the related current service costs and past service costs were measured using the 
Projected Unit Credit Method. 
 
Key assumptions used for the Parent Company: 

 Valuation at 
  2022 2021 

Discount rate 7.22% 5.03% 
Future salary increase 4.00% 4.00% 

 
Key assumptions used for PPMI: 

 Valuation at 
  2022 2021 

Discount rate 7.22% 5.08% 
Future salary increase 6.00% 6.00% 

 
Key assumpt ions used for TIBI: 

 Valuation at 
  2022 2021 

Discount rate 5.21% 1.97% 
Future salary increase 5.00% 5.00% 

 
Assumptions regarding future mortal ity and disability are set based on actuarial advice in 
accordance with published statistic s and experience. 
 
The reconciliation of the present value of the defined benefit  obligation (DBO) and the fair value 
of the plan assets to the recognized liability presented as accrued retirement liability in the 
consolidated statements of financial posit ion is as follows: 
 

 2022 2021 

Present value of defined benefit obligation P94,301,784 P99,028,667 
Fair value of plan assets 27,348,299 28,098,491 

Recognized liability  P66,953,485 P70,930,176 
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The movements in the present value of defined benefit obligation are shown below: 
 

 2022 2021 

Liability at beginning of year P99,028,667 P101,087,591 
Adjustments  -  1,795,913 
Current  service cost 12,174,121 12,438,972 
Interest cost  4,642,214 3,875,531 
Remeasurement gains   

Changes in financial assumptions (20,097,390) (11,057,446) 
Changes based on experience (1,357,585) (7,680,074) 
Changes in demographic assumptions -  (7,181) 

Benefits paid from plan assets (88,243) -  
Benefits paid from Company operating funds -  (1,424,639) 

Liability at end of year P94,301,784 P99,028,667 

 
The movements in the plan assets are shown below: 

 
 2022 2021 

Fair value of plan assets at beginning of year P28,098,491 P27,666,680 
Interest income 1,185,166 940,618 
Actual contri bution -  500,000 
Remeasurement loss (1,935,358) (1,008,807)) 

Fair value of plan assets at end of year P27,348,299 P28,098,491 

 
The Parent Company expects to  contr ibute P2,000,000 to  the retirement fund in 2023. 
 
The main categories of plan assets as at December 31, 2022 and 2021 are as follows: 
 

  2022 2021 

Cash and cash equivalents P21,860,161 P21,793,845 
Equity instruments 5,453,747 6,325,056 
Accrued interest  58,134 3,081 
Liabilities (23,743) (23,491) 

 P27,348,299 P28,098,491 

 
The ret irement expense recognized in profit or loss consists of: 

 
 2022 2021 2020 

Current  service cost  P12,174,121 P12,438,972 P12,252,598 
Net interest on defined benefit liability 3,457,048 2,934,913 2,344,243 

 P15,631,169 P15,373,885 P14,596,841 

 
The provision for retirem ent benefits is recognized under general and administrative expenses 
in the consolidated statements of total comprehensive income (see Note 22). 
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The sensitivity analysis of the defined benefit obligation is: 

  

Increase 
(decrease) in 
basis points 

Effect on defined 
benefit 

obligation 

Discount rate   1.00% (P6,878,162) 
  (1.00%) 8,116,757 
Future salary increase  1.00% 8,261,454 
  (1.00%) (7,105,910) 

 
The above sensitivity analyses are based on changes in principal assumption while holding all 
other assumptions constant. In practice, this is unlikely to occur, and changes in some of the 
assumptions may be correlated. When calculating the sensitivity of the defined benefit 
obligation to  significant actuarial assumptions the same method (present value of the defined 
benefit obligation calculated with the projected unit credit method at the end of the report ing 
period) has been applied as when calculating the retirement  liability recognized in the 
consolidated statements of financial position. 
 
The BOD reviews the level of funding required for the retirement  fund. This includes the asset-
liability matching (ALM) strategy and investment risk management policy. �;�O�L�� �.�Y�V�\�W�×�Z ALM 
objective is to  match maturities of the plan assets to the retirement benefit  obligation as they 
fall due. The Group monitors how the durat ion and expected yield of the investments are 
matching the expected cash outflows arising from the retirement benefit obligation. 
 
As of December 31, 2022, the weighted average duration of defined benefit obligation are 8.10, 
11.50 and 2.80 years for Parent Company, PPMI and TIBI, respectively (2021: 10.20,14.90, and 
3.90 years, respectively). 
 
 

17. Management Fees and Other Services Fees 
 

The Group provides general management services and financial management and supervision 
over the janitorial and security services through PPMI.  In consideration for the said services, the 
Group charges the property owners a fixed monthly amount with a 10% escalation rate annually. 
These management contracts are renewable for a period of two (2) to  three (3) years upon 
mutual agreement of both PPMI and the property owners. The Group is entitled to fixed 
reimbursement of actual cost of the on-site staff. The total income from management fees and 
other services fees amounted to  P34.66 million, P36.78 million and P42.85 million in 2022, 2021 
and 2020, respectively. 
 

 
18. Commission 
 

The Group�×�Z���J�V�T�T�P�Zsion income derived from insurance brokerage amounted to  P5.57 million, 
P4.51 million and P4.46 million in 2022, 2021 and 2020, respectively. 
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19. Interest Income 
 
�;�O�L���.�Y�V�\�W�×�Z���P�Uterest income was derived from the following: 
 

 Note  2022 2021 2020 

Sublease 12 P10,229,536 P11,816,719 P10,875,595 
Penalty for late payments  4,305,819 4,127,556 -  
Cash and cash equivalents 3 494,516 495,270 836,357 
Trade receivables 6 431,600 619,736 2,016,397 
Others  463,022 345,339 -  

   P15,924,493 P17,404,620 P13,728,349 

 
 

20. Other Income 
 
The account consists of: 

  Notes 2022 2021 2020 

Gain on change in fair value of 
investment properties 10 

 

P526,868,292 

 

P610,925,892 P286,750,907 
Dividend income 5 1,953,910 -  -  
Foreign exchange gain  1,952,441 1,434,240 -  
Gain on repossession of real estate 

inventories  1,498,643 14,287,462 12,057,967 
Gain on money market investment s  -  34,652 -  
Others 6,15  8,236,429 10,484,867 11,367,237 

    P 540,509,715  P637,167,113 P310,176,111 

 
Others mainly consists of reversal of allowance for impairment losses on receivables and gain on 
repossession of real estate inventories. 
 

 
21. Cost of Services 

 
The account consists of: 
 

  Note 2022 2021 2020 

Salaries, wages, and other benefits  P18,387,056 P20,657,116 P25,810,786 
Condominium dues 10 8,395,079 9,823,728 10,127,213 
Depreciation and amortization on     

ROU assets 12 8,763,860 8,466,620 8,430,511 
Taxes and licenses  7,949,813 8,595,591 23,352,566 
Outside services  6,774,278 4,063,409 3,745,552 
Utiliti es  4,804,628 4,167,232 4,283,890 
Insurance and bond premiums  2,052,286 2,131,294 2,050,936 
Commission  1,630,729 627,766 357,785 
SSS, Pag-IBIG and other contribut ions  1,459,167 1,558,212 1,787,728 
Repairs and maintenance  649,308 1,492,363 788,667 
Communication  532,221 618,175 -  
Rental 12 364,098 561,943 604,252 
Employees�× welfare  64,823 101,192 77,419 
Transport ation and travel  -  38,000 -  
Supplies and materials  -  -  258,385 
Others  723,752 5,860,819 1,479,285 

  P62,551,098 P68,763,460 P83,154,975 

  
Others include various expenses that are individually insignificant. 
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22. General and Administrative Expenses 
 

The account consists of: 
 

  Note 2022 2021 2020 

Salaries, wages, and other benefit s  P71,586,651 P69,048,790 P83,787,422 
Taxes and licenses  64,020,284 44,916,582 51,393,428 
Transportat ion and travel  34,324,100 15,408,094 16,448,165 
Marketing expense  33,285,461 40,531,274 47,599,104 
Provision for impairment loss on t rade 
and other receivables 6 27,589,342 24,559,812 5,107,257 

Professional fees  21,799,851 21,423,175 20,094,194 
Depreciation and amortization     
   Property and equipment 11 17,494,691 12,981,031 14,756,859 
 ROU assets 12 1,732,410 1,155,868 1,264,984 

Provision for retirement benefits 16 15,631,169 15,373,885 14,596,841 
Insurance and bond premiums  7,295,002 12,445,616 5,570,144 
Outside services  6,726,186 5,809,893 5,044,580 
SSS, Pag-IBIG, Medicare and other benefits 5,761,900 5,528,706 4,943,382 
Repairs and maintenance  5,461,617 5,919,526 7,304,244 
Condominium dues  5,351,072  8,069,082 5,044,517 
Postage and communication  2,455,107 2,377,689 2,055,719 
Utilitie s  1,838,399 1,879,823 3,076,739 
Representation and entertainment   916,823 770,962 644,978 
Membership dues  697,754 -  -  
Rental 12 516,225 86,844 77,539 
Supplies and materials  168,221 3,120,464 154,644 
Corporate social responsibility   -   -  100,000 
Miscellaneous  13,812,764 13,035,889 6,867,826 

  
 

P338,465,029 P304,443,005 P295,932,566 

   
Miscellaneous expenses include PSE fees, trainings and seminars, donations and contribu tions, 
fines, penalties and various individually insignificant expenses. 

 

 
23. Other Expenses 
 

The account consists of: 
 

  Note 2022 2021 2020 

Bank charges  P144,637 P48,161 P447,417 
Loss on money market investment   85,414 -  29,041 
Loss on sale of property and 
equipment  -  38,793 -  

Foreign exchange loss  -  -  1,183,942 
Loss on cancellation of sale of 

investment property  10 -  87,996,422  -  
Loss on sublease 12 -  2,769,442 -  

   P230,051 P90,852,818 P1,660,400 
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24. Income Taxes 

 
The components of income tax expense are as follows: 

  2022 2021 2020 

Current  P1,755,527 P120,471 P3,629,744 
Deferred  123,403,970 59,517,853 79,126,494 

 P125,159,497 P59,638,324 P82,756,238 

 
The reconciliation of the provision for income tax expense computed at the statutor y rate to 
the provision shown in the consolidated statements of total comprehensive income is as 
follows: 
 

  2022 2021 2020 

Income before income tax P305,547,988 P252,377,845 P122,599,591 

Income tax expense using statutory tax 
rate P76,336,592 P63,646,131 P36,779,877 

Additions to (reductions in) income tax 
resulting from the tax effects of:    
Movement on unrecognized deferred 

tax assets  31,723,767 64,500,197 34,069,759 
Non-deductible expenses 18,144,504 14,305,124 12,777,838 
Unrecognized net operating loss carry-

over (NOLCO) 1,120,162 848,363 1,310,840 
Expired MCIT 135,344 -  -  
Retirement obligation 46,860 51,560 120,318 
Limit on interest expense 30,250 29,423 92,914 
Interest income subjected to final tax (123,104) (122,698) (250,908) 
Dividend income (488,478) -  -  
Gain on changes in fair value of 

investment property of a subsidiary (1,766,400) (150,400) (2,144,400) 
Book and tax difference in income tax 

expense due to CREATE -  (816,990) -  
Changes in deferred tax assets and 

liabilit ies due to reduction in income 
tax rates under CREATE -  (82,652,386) -  

  P125,159,497 P59,638,324 P82,756,238 
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The components of the deferred income tax assets (liabilities) recognized by the Group are as 
follows: 
 

 2022 2021 
 Tax Base Deferred Tax Tax Base Deferred Tax 
Deferred Tax Assets:     
Retirement benefit 

obligation P78,526,024 P18,229,507 P67,066,429 P16,017,440 
Deferred rent income 40,437,410 10,108,753 40,982,220 10,244,955 
Rent expense 

derecognized due to 
PFRS 16 8,134,602 2,033,650 6,711,918 1,677,980 

NOLCO -  -  2,321,981 464,396 
Impairment loss on 

receivables 3,189,750 637,950 600,408 120,082 
MCIT 75,183 75,183 92,118 92,118 

 130,362,969 31,085,043 117,775,074 28,616,971 

Deferred Tax Liabilit ies:     
Gain on change in fair 

value of investment 
properties  2,796,038,953 699,009,737 2,278,002,661 569,500,664 

Gain on sublease 91,405,050 22,851,262 99,625,124 24,906,281 
Retirement obligation 

charged to OCI 15,436,655 3,087,331   
Unrealized gain on 

repossession of real 
estate inventories 9,244,982 2,311,246 9,244,982 2,311,245 

Accrued rent  receivable 1,765,295 441,324 1,765,295 441,323 
Unrealized foreign 

exchange gain 349,498 87,374 540,322 135,080 

  2,914,240,433 727,788,274 2,389,178,384 597,294,593 

 (P2,783,877,463) (P696,703,231) (P2,271,403,310) (P568,677,622) 

 
The recognized deferred tax assets were from the Parent Company and PPMI.   

 
The Group's unrecognized deferred tax assets pertain to t he following: 

 
 2022 2021 
 Tax Base Deferred Tax Tax Base Deferred Tax 

NOLCO P463,814,777 P116,046,159 P368,614,886 P92,134,898 
Allowance for impairment  
loss on receivables 385,622,756 95,974,451 356,060,310 88,760,932 

Allowance for impairment 
loss on investments in 
subsidiaries and 
associates 55,618,196 12,119,549 19,918,196 4,979,549 

MCIT 5,287,421 5,287,421 3,800,308 3,800,308 
Accrued retirement 

benefit expense 3,864,116 772,823 3,863,747 772,749 

  P914,207,266 P230,200,403 P752,257,447 P190,448,436 

 
 



PHILIPPINE REALTY AND HOLDINGS CORPORATION AND SUBSIDIARIES 
NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS 
 
 

        -  27 -  

Detail �V�M���[�O�L���.�Y�V�\�W�×�Z NOLCO which can be claimed as deduction from future taxable income is 
as follows: 
 

Year Incurred Expiry date Amount Applied Expired Balance 

2022 2025 P95,637,015 P -  P -  P95,637,015 
2021 2026 255,877,156  -   -  255,877,156 
2020 2025 112,643,786  -   -  112,643,786 
2019 2022 28,094 -  (28,094) -  

  
P464,186,051 P -  (P28,094) P464,157,957 

 

In accordance to Section 4 of Revenue Regulations No. 25-2020 issued on September 30, 2020, 
the business or enterprise which incurred net operating loss for taxable years 2020 and 2021 
shall be allowed to carry over the same as a deduction from its gross income for the next five (5) 
consecutive taxable years immediately following the year of such loss. 

 
Details of the Group�×s MCIT which can be claimed as deduction from future taxable income is as 
follows: 
 

Year Incurred Expiry date Amount Applied Expired Balance 

2022 2025 P1,701,073 P -  P  -  P1,701,073 
2021 2024 867,849  -   -  P867,849 
2020 2023 2,134,648 -   -  2,134,648 
2019 2022 116,271 -  (116,271) -  

  
P 4,819,84 P -  (P116,271) P4,703,570 

 
Impact of the Corporate Recovery and Tax Incentives for Enterprises Act (CREATE) 
On March 26, 2021, the President signed into law �[�O�L���Ù�*�V�Y�Worate Recovery and Tax Incentives 
for Enterprises A�J�[�Ú���V�Y���Ù�*�9�,�(�;�,�Ú, which seeks to reduce the corporate income tax rates and to 
rationalize the current fiscal incentives by making it t ime-bound, targeted, and performance-
based.  

 
The following are certain provisions of the law that had an impact on the Group�×�Z�� �M�P�U�Hncial 
statements. 
 
�x Reduced RCIT rate effective July 1, 2020 of 20% or 25% 
�x Reduced MCIT rate of 1% effective July 1, 2020 until June 30, 2023. 

 
As mentioned above, the reduction in income tax under CREATE too k effect on July 1, 2020. 
However, Philippine Interpretations Committee issued Questions and Answers No. 2020-07, in 
which it stated that the CREATE Law is considered to be not  substantively enacted as of 
December 31, 2020; accordingly, the current and deferred taxes for financial reporting 
purposes as of December 31, 2020 are measured using the regular income tax rate in effect as 
of December 31, 2020, which is 30%. The difference was reflected as adjustment to  the current 
income tax for the year ended December 31, 2021 in accordance with PAS 12, Income Taxes. 
 
In addition, the effect of the reduction in the income tax rates under CREATE on deferred tax 
liabilities -  net  as at  December 31, 2020 amounted to P83,182,728 and is shown in the 
consolidated statement s of total comprehensive income as reduction of income tax expense. 
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Presented below are the effects of the changes in tax rates under the CREATE Act. 
 

 
 

 
 
 

As at December 
31, 2020 

 
Amounts 

Based on the 
Reduced Tax 

Rates 

 
Effect of 

Changes in 
Tax Rates 

Statements of  Total Comprehensive Income   
Current tax expense  P3,628,882 P2,789,385 (P839,497) 
Deferred tax expense (benefit) 79,126,494 (4,056,234) (83,182,728) 
Net income for the year 53,501,849  137,524,073  84,022,225 
Remeasurement loss on retirement 

benefit obligation, net of tax 
  

(8,389,664) 
 

 (8,988,926) 
 

 (599,262) 
Statements of Financial Position    
Deferred tax assets  34,803,089 28,031,058 (6,772,031) 
Deferred tax liabilities  539,728,555   449,773,796   (89,954,759) 
Prepaid taxes  151,916,085  152,755,582  839,497 
Retained earnings 1,187,806,065 1,271,828,290 84,022,225 
Remeasurement loss on reti rement 

benefit  obligation 
 

 (48,938,995) 
 

 (49,538,257) 
 

 (599,262) 
 
 
25. Capital and Treasury Stock 

 
Movements in the Group�×s capital stock are as follows: 
 
  2022 2021 2020 

Authorized    
16,000,000,000 common shares      

at P0.50 par value  P8,000,000,000 P8,000,000,000 P8,000,000,000 

Issued and outstanding    
7,866,647,523 shares in 2022 and 
2021 

  
 

3,688,869,745 shares in 2020 
 

3,933,323,762 
 

3,933,323,762 1,844,434,873 

Subscribed    
1,314,711,262 shares 657,355,632 657,355,632 657,355,632 
Subscriptions receivable (157,467,723) (157,490,223) (157,564,260) 
 499,887,909 499,865,409 499,791,372 

Total capital stock 4,433,211,671 4,433,189,171 2,344,226,245 

Additional paid- in capital 623,139,806 623,139,806 557,014,317 

 P5,056,351,477 P5,056,328,977 P2,901,240,562 

Treasury stock P110,049,633 P110,049,633 P110,049,633 
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On June 22, 2021, the Parent Company issued 4,177,777,778 new common shares valued at 
P0.54 per share based on 120-day Volume Weighted Average Price for the period October 6, 
2017 to  April 6, 2028, in favor of Greenhills Properties, Inc. (GPI) in exchange for two (2) vacant  
lots in Bonifacio Global City (see Note 1). The Parent Company obtained a Valuation and 
Fairness Opinion Report from a PSE-Accredited Firm on the property - for -share swap 
transaction for the reason that the parties to the said transaction are related part ies. The 
above-described transaction resulted in Addit ional Paid- in Capital of P167,111,111 before 
deducting transaction costs of P100,985,622 or a net amount of P66,125,489. Transaction costs 
include SEC filing fees, legal and other professional fees, documentary stamps tax on primary 
issue of common stocks, transfer taxes and registrati on fees on the transfer of ownership on 
the real properties from GPI to the Parent Company. 
 
Details of the Group�×�Z���[�Y�L�Hsury stock are as follows: 

 
  2022 2021 2020 

Treasury Stock    
82,049,497 common shares with 

average cost of P1.34 per 
share           

 
 

P110,049,633 P110,049,633 P110,049,633 
 
 
26. Reserves 

 
This account consists of: 

 
 Note 2022 2021 2020 

Appropriated retained earnings for:     
Treasury stock acquisitions  P109,712,439 P109,712,439 P109,712,439 

Revaluation on FVOCI     
Balance at beginning of year  (24,038,272) (20,672,288) (25,988,878) 
Movements during the year  (1,568,430) (3,365,984) 5,316,590 

Balance at end of year 5 (25,606,702) (24,038,272) (20,672,288) 

Remeasurement  gain (loss) on 
retirement benef it obligation    

 

Balance at beginning of year  (33,473,053) (44,735,989) (37,347,443) 
Adjustment   -  (2,637,009) -  
Actuarial gain (loss) during the year -  

gross  
 

19,519,617 
 

18,852,265 (10,555,065) 
Tax effect  (4,621,639) (4,952,320) 3,166,519 

Balance at end of year  (18,575,075) (33,473,053) (44,735,989) 

   P65,530,662 P52,201,114 P44,304,162 

 
The Parent Compan�`�×�Z retained earnings amounting to P109,712,439 is appropriated to cover 
the cost of the treasury shares. 
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27. Non-contro lling Interest  
 

  2022 2021 

Universal Travel Corporation     
January 1  P2,017,318 P2,024,257 
Share in net loss (9,587) (6,939) 

December 31  2,007,731 2,017,318 

Recon-X Energy Corporation   
January 1  (22,059,629) (20,072,695) 
Share in net loss (2,689,240) (1,986,934) 

December 31  (24,748,869) (22,059,629) 

 (P22,741,138) (P20,042,311) 

 
 

28. Earnings Per Share 
 

  2022 2021 2020 

Net income attri butable to equity 
holders of Parent Company 

 
P183,087,319 

 
P194,733,394 P41,897,319 

Weighted average no. of common 
shares issued and outstand ing 

 
9,099,309,288 

 
9,099,309,288 4,877,907,002 

Basic earnings per share P0.02 P0.02 P0.01 
 
 
The weighted average number of common shares issued and outstanding was computed as 
follows: 
  2022 2021 2020 

Issued and outstanding shares 7,866,647,523 7,866,647,523 3,688,869,745 
Subscribed shares 1,314,711,262 1,314,711,262 1,314,711,262 
Treasury shares (82,049,497) (82,049,497) (125,674,005) 

Average number of shares 9,099,309,288 9,099,309,288 4,877,907,002 

 
The Group has no potential dilutive shares as at December 31, 2022, 2021 and 2020. 
 
 

29. Provisions and Contingencies 
 
The Group is a party to legal claims that arise in the ordinary course of business, the outcome of 
which is not presently determinable. The Group and its legal counsel, however, believe that final 
settlement, i f any, will not be material to the Group�×�Z���M�P�U�H�U�J�P�Hl results. 
 
 

30. Significant Accounting Policies 
 
Adoption of New and Revised Standards, Amendments to Standards and Interpretations  
The accounting policies adopted in the preparation of the financial statements are consistent 
with those of the Group�×�Z���M�P�U�H�U�J�Pal statements for the year ended December 31, 2021 except for 
the adoption of the following new standards and amended PFRS which became effective 
beginning January 1, 2022. Unless otherwise indicated, none of these had a significant effect on 
the financial statements . 
�x Amendments to PFRS 3, Reference to the Conceptual Framework refer to amendments to 
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PFRS 2, 3, 6 and 14, PAS 34, 37 and 38, IFRIC 12, 19, 20 and 22, and SIC-32 to update 
references to and quotes from the framework so that they refer to the revise Conceptual 
Framework. 
 

�x Amendments to PAS 16, Property, Plant and Equipment �Ô Proceeds before Intended Use 
prohibit deducting from the cost of an item of property, plant and equipment any proceeds 
from selling items produced while bringing that asset to  the location and condition 
necessary for it to be capable of operating in the manner intended by the management. 
Instead, an entity recognizes the proceeds from selling such items, and the cost of 
producing those items, in profit or loss. 
 

�x Amendments to PAS 37, Onerous Contracts �Ô Cost of Fulfilling a Contract  specify that the  
�Ù�J�V�Z�[�� �V�M�� �M�\�S�M�P�S�S�P�U�N�Ú�� �H�� �J�V�U�[�Y�H�J�[�� �J�V�T�W�Y�P�Z�L�Z�� �[�O�L�� �Ù�J�V�Z�[�Z�� �[�O�H�[�� �Y�L�S�H�[�L�� �K�P�Y�L�J�[ly to the contract �Ú����
Costs that  relate directly to a contract can either be incremental costs of fulfilling that 
contract or an allocation of other costs that relate directly to fulfil ling contracts. 

 
�x Annual Improvements to PFRS Standards 2018-2020 

 
�‡ PFRS 9, Financial Instruments clarifies which fees an entity includes when it applies 

t �O�L�� �Ö������ �W�L�Y�J�L�U�[�×�� �[�L�Z�[�� �P�U�� �W�H�Y�H�N�Yaph B3.3.6 of PFRS 9 in assessing whether to 
derecognize a financial liability. An entity includes only fees paid or received 
between the entity (the borrower) and the lender, including fees paid or received by 
either the enti�[�`���V�Y���[�O�L���S�L�U�K�L�Y���V�U���[�O�L���V�[�O�L�Y�×s behalf. 

 
�‡ PFRS 16, Leases amends Illustrative Example 13 accompanying PFRS 16 which 

removes from the example the illustration of the reimbursement of leasehold 
improvements by the lessor in order to resolve any potential confusion regarding 
the treatment of lease incentives that might arise because of how lease incentives 
are illustrated in that example. 

 
New and Amended Standards and Interpretation Not Yet Adopted 
A number of new and amended standards and interpretations are effective for annual periods 
beginning after January 1, 2022 and have not been applied in preparing the financial statements. 
Unless otherwise indicated, none of these is expected to have a significant effect on the 
financial statements. The Company will adopt the following new and amended standards and 
interpretati ons on the respective effective dates: 

 
�x Amendments to PAS 1, Classification of Liabilities as Current or Non-current affect only the 

presentation of liabilities in the statement of financial position �Õ not the amount or timing 
of recognition of any asset, liability income or expenses, or the information that entities 
disclose about those items. They: 
 

�‡ clarify that the classification of liabilit ies as current or non-current should be based 
on rights that are in existence at the end of the reporting period and align the 
wording in all affected paragraphs to refer to the "right" to defer settlement by at 
least twelve months and make explicit that  only rights in place "at the end of the 
reporting period" should affect the classification of a liability; 
 

�‡ clarify that classification is unaffected by expectations about whether an entity will 
exercise its right to defer settlement of a liability; and 
 

�‡ make clear that settlement refers  to the transfer to the counterparty of cash, 
equity instruments , other assets or services. 
 

The amendments are effective for annual periods beginning on January 1, 2023. 



PHILIPPINE REALTY AND HOLDINGS CORPORATION AND SUBSIDIARIES 
NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS 
 
 

        -  32 -  

 
�x Amendments to PAS 8, Definition of Account ing Estimates focus entirely on accounting 

estimates and clarify the following: 
 

�‡ The definition of a change in accounting estimates is replaced with a definition of 
accounting estimates. Under the new definition, accounting estimates are 
�Ù�Tonetary amounts in financial statements that are subject to measurement 
uncertai�U�[�`�Ú�� 
  

�‡ Entities develop accounting estimates if accounting policies require items in 
financial statements to be measured in a way that involves measurement 
uncertainty.   

 
�‡ A change in accounting estimate that results from new information or new 

developments is not the correction of an error. In addition, the effects of a change 
in an input or a measurement technique used to develop an accounting estimate 
are changes in accounting estimates if they do not result from the correction of 
prior period errors.  

 
�‡ A change in an accounting estimate may affect only the curren�[�� �W�L�Y�P�V�K�×�Z�� �W�Y�V�M�P�[�� �Vr 

loss, or the profit or loss of both the current period and future periods. The effect of 
the change relating to the current period is recognized as income or expense in the 
current period. The effect, if any, on future periods is recognized as income or 
expense in those future periods. 

 
The amendments are effective for annual periods beginning on or after January 1, 2023 and 
changes in accounting policies and changes in accounting estimates that occur on or after 
the start of that period. Earlier application is permitted.  

 
�x Amendments to PAS 1 and PFRS Practice Statement 2, Disclosure Initiative �Ô Accounting 

Policies amends the following: 
 

�‡ An entity is now required to disclose its material accounting policy information 
instead of its significant accounting policies;  
 

�‡ several paragraphs are added to explain how an entity can identify material 
accounting policy information and to give examples of when accounting policy 
information  is likely to be material;  
 

�‡ the amendments clarify that accounting policy information may be material 
because of its nature, even if the related amounts are immaterial;  

�‡ the amendments clarify that accounting policy information is material if users of an 
�L�U�[�P�[�`�×�Z�� �M�P�U�H�U�J�P�H�S�� �Z�[�H�[�L�T�L�U�[�Z��would need it to understand other material 
information in the financial statements; 
 

�‡ the amendments clarify that if an entity discloses immaterial accounting policy 
information, such information shall not obscure material accounting policy 
information; and 

 
�‡ adds guidance and examples to explain and demonstrate the application of the 

�Ù�M�V�\�Y-step materiali�[�`�� �W�Y�V�J�L�Z�Z�Ú�� �[�V�� �H�J�J�V�\�U�[�P�U�N�� �W�V�S�P�J�`�� �P�U�M�V�Y�T�H�[�P�V�U�� �P�U order to 
support the amendments to PAS 1. 
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The amendments are applied prospectively. The amendments to PAS 1 are effectiv e for 
annual periods beginning on or after January 1, 2023. Earlier application is permitted. Once 
the entity applies the amendments to PAS 1, it is also permitted to apply the amendments 
to PFRS Practice Statement 2. 
 

�x Amendments to PAS 12, Deferred Tax related to Assets and Liabilities from a Single 
Transaction include an exemption from the initial recognition exemption provided in PAS 
12.15(b) and PAS 12.24. Accordingly, the initial recognition exemption does not apply to 
transactions in which equal amounts of deductible and taxable temporary differences arise 
on initial recognition.  
 
The amendments are effective for annual reporting periods beginning on or after January 1, 
2023. Early adoption is permitted. 

 
The accounting policies set out below have been applied consistently to all periods presented in 
the consolidated financial statements. 
 
Basis of Consolidation 
The consolidated financial statements incorporate the financial statements of the Parent 
Company and entities controlled by the Parent Company, the subsidiaries, up to December 31 
each year. Details of the subsidiaries are shown in Note 35. 
 
The consolidated financial statements were prepared using uniform account ing policies for like 
transact ions and other events in similar circumstances. Inter-company balances and 
transactions, including inter -company profits and unrealized profits and losses, are eliminated.  
 
Subsidiaries 
Subsidiaries are all entities over which the Group has control. The Parent Company controls an 
entity when the Parent Company is exposed to, or has rights to, variable returns from its 
involvement with the entity and has the ability to affect t hose returns through its power over 
the entity.  Subsidiaries are fully consolidated from the date on which control is transferred to 
the Parent Company. They are deconsolidated from the date that control ceases. 
 
On acquisition, the assets and liabilities and contingent liabilities of a subsidiary are measured at 
their fair values at the date of acquisition. Any excess of the cost of acquisition over the fair 
values of the identifiable net assets acquired is recognized as goodwill. Any deficiency of the 
cost of acquisition below the fair values of the identifiable net assets acquired i.e. discount on 
acquisition is credited to profit and loss in the period of acquisition. The interest of minority 
shareholders is stated at t�O�L���T�P�U�V�Y�P�[�`�×�Z���W�Y�V�W�V�Y�[�P�V�U���Vf the fair values of the assets and liabilities 
recognized. Subsequently, any losses applicable to the minority interest in excess of the 
minority interest are allocated against the interests  of the Parent Company.  
 
Acquisition-related costs are expensed as incurred. 
 
Changes in ownership interests in subsidiaries without change of control  
Transactions with non-controlling interests that do not result in loss of control are accounted 
for as equity t ransactions -  that is, as transactions with the owners in their capacity as owners. 
For purchases from non-controll ing interests, the difference between any consideration paid 
and the relevant share acquired of the carrying value of net assets of the subsidiary is recorded 
in equity.  Gains or losses on disposals to non-contro lling interests are also recorded in equity. 
 
Associates and joint ventures 
An associate is an entity over which the Parent Company is in a position to exercise significant 
influence, but not contro l or joint control, through participation in the financial and operating 
policy decisions of the investee. 
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A joint arrangement is a contractual arrangement whereby two or more parties undertake an 
economic activity that is subject to joint control, and a joint venture is a joint arrangement that 
involves the establishment of a separate entity in which each venturer has an interest. 
 
An investment is accounted for using the equity method from the day it becomes an associate 
or joint venture. The investment is initially recognized at cost. On acquisition of investment, the 
excess of the cost of investment over �[�O�L���P�U�]�L�Z�[�V�Y�×�Z���Z�O�Hre in the net fair valu�L���V�M���[�O�L���P�U�]�L�Z�[�L�L�×�Z��
identifiable assets, liabilities and contingent liabilities is accounted for as goodwill and included in 
the carrying amount of the investment and not  amortized. Any excess of the invest�V�Y�×�Z��share of 
the net fair value of the �H�Z�Z�V�J�P�H�[�L�×s identifiable assets, liabilities and contingent liabilities over 
the cost of the investment is excluded from the carrying amount of the investment, and is 
instead included as income in the determination of the share in the earnings of the investees. 
 
Under the equity method, the investments in the investee companies are carried in the 
consolidated statements of financial position at cost plus post-acquisit ion changes in the 
Parent Company�×�Z��share in the net assets of the investee companies, less any impairment 
losses. The consolidated statements of total comprehensive income reflect the share of the 
results of the operations of the investee companies. The Parent Company�×�Z share of post-
acquisit ion movements in the i�U�]�L�Z�[�L�L�×�Z���L�X�\�P�[�`���Yeserves is recognized directly in equity. Profits 
and losses resulting from transact ions between the Parent Company and the investee 
companies are eliminated to the extent of the interest in the investee companies and for 
unrealized losses to the extent that there is no evidence of impairment of the asset transferred. 
Dividends received are treated as a reduction of the carrying value of the investment. 
 
The Group discontinues applying the equity method when their investment s in investee 
companies are reduced to zero. Accordingly, additional losses are not recognized unless the 
Group has guaranteed certain obligations of the investee companies. When the investee 
companies subsequently report net income, the Group will resume applying the equity method 
but only after its share of that net income equals the share of net losses not recognized during 
the period the equity method was suspended. 
 
The reporting dates of the investee companies and the Group are identical and the investee 
companie�Z�×��accounting policies conform to those used by the Group for like transactions and 
events in similar circumstances. Upon loss of significant influence over the associate, the Group 
measures and recognizes any retaining investment at its fair value. Any difference between the 
carrying amount of the associate upon loss of significant influence and the fair value of the 
retaining investment and proceeds from disposal is recognized in profit or loss. 
 
Business Combination 
Business combinations are accounted for using the acquisition method. The cost of an 
acquisition is measured as the aggregate of the consideration transferred, measured at 
acquisition date fair value and the amount of any non-controlling interest in the acquiree. For 
each business combination, the acquirer measures the non-controlling interest in the acquiree 
at fair value of t �O�L�� �H�J�X�\�P�Y�L�L�×�Z�� �P�K�L�U�[ifiable net assets. Acquisition costs incurred are expensed 
and included in administrative expenses. When the Group acquires a business, it assesses the 
financial assets and liabilities assumed for appropriate classification and designat ion in 
accordance with the contractual terms, economic circumstances and pertinent conditions as at 
the acquisition date.  
 
If the business combination is achieved in stages, the acquisition date fair value of the �H�J�X�\�P�Y�L�Y�×�Z��
previously held equity interest  in the acquiree is remeasured to fair value at the acquisition date 
through profit or loss. 
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Any contingent consideration to be transferred by the acquirer will be recognized at fair value at 
the acquisition date. Subsequent changes to the fair value of the contingent consideration 
which is deemed to be an asset or liability will be recognized in accordance with PAS 39 either in 
profi t or loss or as a change to other comprehensive income. If the contingent consideration is 
classified as equity, it should not be remeasured until it is finally settled within equity. 
 
Segment Information  
The Gr�V�\�W�×�Z�� �V�W�L�Y�H�[�P�U�N�� �Z�L�N�T�L�U�[�Z��are organized and managed separately according to the 
nature of the products and services provided, with each segment representing a strategic 
business unit that offers different pro ducts and serves different markets. Financial information 
on operating segments is presented in Note 35 to the financial stat ements. The Chief Executive 
Officer (the chief operating decision maker) reviews management reports on a regular basis. 
 
The measurement policies the Group used for segment reporting under PFRS 8 are the same as 
those used in the financial statements.  There have been no changes in the measurement 
methods used to determine reported segment profit  or loss from prior periods.  All inter-
segment transfers are carried �V�\�[���H�[���H�Y�T�×�Z���S�L�U�N�[h prices. 
 
Segment revenues, expenses and performance include sales and purchases between business 
segments.  Such sales and purchases are eliminated in consolidation. 
 
For management purposes, the Group is currently  organized into five business segments. 
These divisions are the basis on which the Group reports  its primary segment format ion. 
 
�;�O�L���.�Y�V�\�W�×�Z���W�Y�Pncipal business segments are as follows: 
 
a. Sale of Real Estate and Leasing 
b. Property Management 
c. Insurance Brokerage 
d. Holding Company 
e. Travel Services (discontinued as of July 31, 2018) 

 
The Group�×�Z resources producing revenues are all located in the Philippines. Therefore, 
geographical segment information is not presented. 

 
Financial Assets and Liabilities 
 
Financial Assets 
 
Initial recognition and Measurement  
The Group recognizes a financial asset in the consolidated statement s of financial position when 
it becomes a party to the contractual provisions of a financial instrument. In the case of a regular 
way purchase or sale of financial assets, recognition is done using settlement date accounting. 
Financial assets are recognized init ially at fair value of the consideration given. The initial 
measurement of financial assets, except for those designated as at FVPL, includes transaction 
costs. 
 
Classification 
The Group classifies its financial assets, at initial recognit ion, in the following categories: 
financial assets at amortized cost, financial assets at FVOCI and financial assets at FVPL. The 
classification depends on the business model of the Group for managing the financial assets and 
the contractual cash flow characteristics of the financial assets. 
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Financial assets are not reclassified subsequent to initial recognition unless the Group changes 
its business model for managing financial assets in which case all affected financial assets are 
reclassified on the first day of the reporting period following the change in the business model. 
 
Financial Assets at Amortized Cost. A financial asset is measured at amortized cost if it meets 
both of the following conditions and is not designated as at FVPL: 

 
�ƒ it is held within a business model whose objective is to hold financial assets to collect 

contractual cash flows; and 
�ƒ its contractual terms give rise on specified dates to cash flows that are solely payments of 

principal and interest on the principal amount outstanding. 
 

Afte r initial measurement, the financial assets are subsequently measured at amortized cost 
using the effecti ve interest method, less any allowance for impairment. Amortized cost is 
calculated by taking into account any discount or premium on acquisition, and fees that are an 
integral part of the effective interest rate. Gains and losses are recognized in profit or loss when 
the financial assets are reclassified to FVPL, impaired or derecognized, as well as through the 
amortization process. 

 
The Groups�×�Z�� �Jash and cash equivalents, t rade and other receivables and refundable deposits 
are included under this category. 
 
Financial Assets at FVOCI (equity instrument s). Upon initial recognition, the Group can elect to 
classify irrevocably its equity investments as equity instruments designated at fair value 
through OCI when they meet the definition of equity under PAS 32, Financial Instruments: 
Presentation and are not held for trading. The classification is determined on an instrument-by-
instrument basis. 
 
Gains and losses on these financial assets are never recycled to profit or loss. Dividends are 
recognized as other income in the consolidated statement of total comprehensive income when 
the right of payment has been established, except when the Group benefits from such proceeds 
as a recovery of part of the cost of the financial asset, in which case, such gains are recorded in 
OCI. Equity instruments designated at fair value through OCI are not subject to impairment 
assessment. 
 
The Groups�×�Z�� �M�P�U�H�U�J�P�H�S��assets at fair value through OCI include investments in quoted and 
unquoted equity instruments and proprietary club shares. 
 
Financial Assets at FVPL. Financial assets at FVPL include financial assets held for trading, 
financial assets designated upon initial recognit ion at fair value through profit or loss, or financial 
assets mandatorily required to be measured at fair value. Financial assets are classified as held 
for trading if they are acquired for the purpose of selling or repurchasing in the near term. 
Derivatives, including separated embedded derivatives, are also classified as held for trading 
unless they are designated as effective hedging instruments. Financial assets with cash flows 
that are not solely payments of principal and interest are classified and measured at fair value 
thro ugh profit or loss, irrespective of the business model. Notwithstanding the criteria for debt 
instruments to be classified at amortized cost or at fair value through OCI, as described above, 
debt instruments may be designated at fair value through profit or loss on initial recognition if 
doing so eliminates, or significantly reduces, an accounting mismatch. 
 
Financial assets at fair value through profit or loss are carried in the consolidated statements of 
financial position at fair value with net changes in fair value recognized in profit or loss. 
 
The Group�×�Z���P�U�]�L�Z�[�T�L�U�[�Z���P�U���L�Xuity instruments at FVPL are classified under this category. 
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Derecognition 
A financial asset (or, where applicable a part of a financial asset or part of a group of similar 
financial assets) is primarily derecognized when: 
 
�ƒ The right to receive cash flows from the asset has expired; or 
�ƒ The Group has transferred its rights to receive cash flows from the asset or has assumed an 

obligation to pay them in full without  material delay to a third party �\�U�K�L�Y���H���Ùpass-�[�O�Y�V�\�N�O�Ú��
arrangement; and either: (a) has transferred substantially all the risks and rewards of the 
asset; or (b) has neither transferred nor retained substantially all the risks and rewards of the 
asset, but has transferred control of the asset. 
 

When the Group has transferred its rights to receive cash flows from an asset or has entered 
into a pass-through arrangement, it evaluates if and to what extent it has retained the risks and 
rewards of ownership. When it has neither transferred nor retained substantially all the risks and 
rewards of the asset nor transferred control of the asset, the Group continues to recognize the 
transferred asset to the extent of the Group�×�Z���J�V�U�[�P�U�\�P�U�N���P�U�]�V�S�]�L�T�L�U�[. In that case, the Group 
also recognizes the associated liability. The transferred asset and the associated liability are 
measured on the basis that reflects the rights and obligations that the Group has retained. 
 
Continuing involvement that takes the form of a guarantee over the transferred asset is 
measured at the lower of the original carrying amount of the asset and the maximum amount of 
consideration that the Group is required to repay. 

 
Impairment 
The Group recognizes an allowance for expected credit losses (ECLs) for all debt instruments 
not held at fair value through profit or loss. ECLs are based on the difference between the 
contractual cash flows due in accordance with the contract and all the cash flows that the 
Company expects to receive, discounted at an approximation of the original effective interest 
rate. The expected cash flows will include cash flows from the sale of collateral held or other 
credit enhancements that are integral to the contractual terms. 

 
For trade receivables on sale of real estate, the Group applies a general approach in calculating 
ECLs. Under the general approach, ECLs are recognized in three (3) stages as follows: 
 
�x Stage 1: For credit exposures for which there has not been a significant increase in credit 

risk since initial recognition and there is no default that occurred, a 12-month ECL is 
provided for credit losses that result from default events that are possible within the next 
12 months.  

�x Stage 2: For credit exposures for which there has been a significant increase in credit  risk 
since initial recognition and there is still no default that occurred, a loss allowance equivalent 
to lifetime ECL is required for credit losses expected over the remaining life of the exposure.  

�x Stage 3: For credit exposures for which there has been a significant increase in credit risk 
since initial recognition and for which an actual default has also occurred, a loss allowance 
equivalent to lifetime ECL is required for credit losses expected over the remaining life of 
the exposure.  

 
The key inputs in the model include the Group�×�Z���K�L�M�P�U�P�[�P�V�U���V�M default and historical data of two (2) 
significant projects with an average of five (5) years for the origination, maturity date and default 
date. The Group considers trade receivables on sale of real estate in default when contractu al 
payment are 90 days past due, except for certain circumstances when the reason for being past 
due is due to reconciliation with  customers of payment records which are administrative in 
nature which may extend the definition of default to 90 days and beyond. However, in certain 
cases, the Group may also consider a financial asset to be in default when internal or external 
informati on indicates that the Group is unlikely to receive the outstanding contractual amounts 
in full before taking into account any credit enhancements held by the Group. 



PHILIPPINE REALTY AND HOLDINGS CORPORATION AND SUBSIDIARIES 
NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS 
 
 

        -  38 -  

At each reporting date, the Group assesses whether there has been a significant increase in 
credit risk for financial assets since initial recognition by comparing the risk of default occurring 
over the expected life between the reporting date and the date of initial recognition. The Group 
considers reasonable and supportable information that is relevant and available without undue 
cost or effort for this purpose. This includes quantitat ive and qualitativ e information and 
forward- looking analysis. 
 
The Group considers that there has been a significant increase in credit risk when contractual 
payments are more than 90 days past due. 
 
An exposure will migrate through the ECL stages as asset quality deteriorates. If, in a 
subsequent period, asset quality improves and also reverses any previously assessed significant 
increase in credit risk since origination, then the loss allowance measurement reverts from 
lifetime ECL to 12- months ECL. 

 
For cash and cash equivalents, the Group applies the low credit risk simplification. The 
probability of default and loss given defaults are publicly available and are considered to be low 
credit risk investments. However, when there has been a significant increase in credit risk since 
origination, the allowance will be based on the lifetime ECL. The Group uses the ratings from 
publicly available sources to determ ine whether the debt instrument has significantly increased 
in credit risk and to estimate ECLs. 
 
The Group considers a debt investment security to have low credit risk when its credit risk rating 
is equivalent to the globally understood definitio�U���V�M���Ö�P�U�]�L�Z�[�T�L�U�[���N�Y�H�K�L�×�� 
 
For trade receivables on lease and other financial assets such as accrued receivable, receivable 
from related parties and advances to other companies, impairment provisions would be based 
on the assumption that the receivable is demanded at the reporting date and it would reflect the 
losses (if any) that would result from this. Since the receivables are collectible on demand, the 
contractual period is the very short period needed to transfer the cash once demanded. 
Discounting would have immaterial effect in the balances. 

 
Financial Liabilities 
 
Initial recognition and measurement  
Financial liabilit ies are classified, at initial recognition, as financial liabilities at fair value through 
profit or loss, loans and borrowings, payables, or as derivatives designated as hedging 
instruments in an effective hedge, as appropriate. 
 
All financial liabilities are recognized initially at fair value and, in the case of loans and borrowings 
and payables, net of directly attributable  transaction costs. 

The Group�×�Z���M�P�U�H�U�J�P�H�S���S�P�H�I�P�S�P�[�P�L�Z���P�U�J�S�\�K�L���[�Y�H�K�L��and other payables, finance lease liability and loans 
payable. 
 
Subsequent measurement 
The measurement of financial liabilities depends on their classification, as described below: 
 
Loans and borrowings 
This is the category most relevant to the Group. After initial recognition, interest-bearing loans 
and borrowings are subsequently measured at amortized cost using the EIR method. Gains and 
losses are recognized in profit or loss when the liabilities are derecognized as well as through the 
EIR amortization process. 
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Amortized cost is calculated by taking into account any discount or premium on acquisition and 
fees or costs that are an integral part of the EIR. The EIR amortization is included as finance 
costs in the statement of total comprehensive income. 
 
This category generally applies to short term and long term debt. 

Derecognition  
A financial liability is derecognized when the obligation under the liability  is discharged or 
cancelled or expires. When an exist ing financial liability is replaced by another from the same 
lender on substantially different terms, or the terms of an existing liability are substantially 
modified, such an exchange or modification is treated as the derecognition of the original liability 
and the recognition of a new liability. The difference in the respective carrying amounts is 
recognized in the consolidated statement s of tota l comprehensive income. 

 
Determination of Fair Value  
Fair value is the price that would be received to sell an asset or paid to transfer a liability in an 
orderly transaction between market participants at the measurement date. 
 
All assets and liabilities for which fair value is measured or disclosed in the financial statements 
are categorized within the fair value hierarchy, described as follows, based on the lowest level 
input that is significant to the fair value measurement as a whole: 
 
�x Level 1:  quoted prices (unadjusted) in active markets for identical assets or liabilities;  

�x Level 2: inputs other than quoted prices included within Level 1 that are observable for the 
asset or liability, either directly or indirectly; and  

�x Level 3:  inputs for the asset  or liability that are not based on observable market data.  

For assets and liabilities that are recognized in the financial statements on a recurring basis, the 
Group determines whether transfers have occurred between Levels in the hierarchy by re-
assessing the categorization at the end of each reporting period. 

 
Classification of Financial Instruments between Liability and Equity 
Financial instruments are classified as liability or equity in accordance with the substance of the 
contractual arrangement. Interest, dividends, gains and losses relating to a financial instrument 
or a component that is a financial liability, are reported as expense or income. Distributions to 
holders of financial instruments classified as equity are charged directly to equity, net of any 
related income tax benefits. 
 
A financial instrument is classified as liability if it provides for a contractual obligation to:  
�x deliver cash or another financial asset to another entity;  
�x exchange financial assets or financial liabilities with another entity under conditions that are 

potentially unfavorable to the Group; or  
�x satisfy the obligation other than by the exchange of a fixed amount of cash or another 

financial asset for a fixed number of own equity shares 
 

If the Group does not have an unconditional right to avoid delivering cash or another financial 
asset to settle its contractual obligation, the obligation meets the definition of a financial 
liability. The components of issued financial instruments that contain both liability and equity 
elements are accounted for separately, with the equity component being assigned the residual 
amount after deducting from the instrument as a whole or in part, the amount separately 
determined as the fair value of the liability component on the date of issue.  
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Offsetti ng Financial Instruments 
Financial assets and financial liabilities are offset and the net amount is reported in the 
consolidated statements of financial position if, and only if, there is a currently enforceable legal 
right to offset the recognized amounts and there is an intention to sett le on a net basis, or to 
realize the assets and settle the liabilities simultaneously. 

 
Prepayments 
Prepayments represent expenses not yet incurred but already paid in cash. Prepayments are 
initially recorded as assets and measured at the amount of cash paid. Subsequently, these are 
charged to income as they are consumed in operations or expire with the passage of time. 
 
Prepayments are classified in the consolidated statements of financial position as current asset 
when the cost of goods or services related to the prepayment are expected to be incurred 
within o�U�L�� �������� �`�L�H�Y�� �V�Y�� �[�O�L�� �.�Y�V�\�W�×�Z�� �U�V�Y�T�H�S�� �V�W�L�Yating cycle, whichever is longer. Otherwise, 
prepayments are classified as non-current assets. 
 
Real Estate Inventories  
Propert y acquired or being developed for sale in the ordinary course of business, rather than to 
be held for rental or capital appreciation, is held as inventory and is measured at the lower of 
cost and net realizable value. 
 
Cost includes amounts paid to contracto rs for construct ion, borrowing costs, planning and 
design costs, costs of site preparation, professional fees, property transfer taxes, construction 
overheads and other  related costs. 
 
Net realizable value is the estimated selling price in the ordinary course of the business, based 
on market prices at the reporting date, less costs to complete and the estimated costs to sell. 
 
The cost of inventory recognized in profit or loss on disposal is determined with reference to  the 
specific costs incurred on the property  sold and an allocation of any non-specific costs based on 
the relative size of the property sold. 
 
The provision account, if any, is reviewed on a monthly basis to reflect  the reasonable valuation 
of the Group�×�Z inventories.  Inventory items identified to be no longer recoverable is written-off 
and charged as expense for the period. 
 
Real estate held for development is measured at lower of cost and NRV. Expenditures for 
development and improvements of land are capitalized as part of the cost of the land. Directly 
identifiable borrowing costs are capitalized while the development and construction is in 
progress.  
 
Property and Equipment  
Property and equipment are initially measured at cost which consists of its purchase price and 
costs directly  attri butable to bringing the asset to its working condition for its intended use and 
are subsequently measured at cost less any accumulated depreciation, amortization and 
impairment losses, if any. 
 
Subsequent expenditures relating to an item of property and equipment that have already been 
recognized are added to the carrying amount of the asset when it is probable that future 
economic benefits, in excess of the originally assessed standard of performance of the existing 
asset, will flow to the Group. All other  subsequent expenditures are recognized as expenses in 
the period in which those are incurred. 
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Depreciation is computed on a straight- line basis over the estimated useful lives of the assets 
as follows: 
 

 Number of years 

  
Condominium units 20 
Building 25 
Building improvements 5 to 10 
Office furniture, fixtures and equipment 3 to 10 
Transportation and other equipment  5 
  
Leasehold and office improvements 5 

 
The assets�×���Y�Lsidual values, estimated useful lives and depreciation and amortization methods 
are reviewed periodically to ensure that the amounts, periods and methods of depreciation and 
amortization are consistent with the expected pattern  of economic benefits from items of 
propert y and equipment. 
 
Fully depreciated assets are retained in the accounts until they are no longer in use and no 
further charge for depreciation is made in respect of those assets. 
 
Derecognition  
An item of property  and equipment is derecognized upon disposal or when no futur e economic 
benefits are expected from its use or disposal at which t ime, the cost and their related 
accumulated depreciation are removed from the accounts.  Gain or loss arising on the disposal 
or retirement of an asset is determined as the difference between the sales proceeds and the 
carrying amount of the asset and is recognized in profit or loss.  
 
Investment Properties 
Investment propert ies comprised completed property and property under development or re-
development that  are held to earn rentals or capital appreciation or both and that are not 
occupied by the Group. Investment property is initially measured at cost incurred in acquiring 
the asset and subsequently stated at fair value. Revaluations are made with sufficient  regularity 
by external independent appraisers to ensure that the carrying amount does not differ 
materially from that which would be determined using fair value at the end of the period. The 
external independent appraiser uses sales comparison approach in arriving at the value of the 
properties. In this approach, the value of the properties is based on sales and listings of 
comparable properties. This is done by adjusting, the differences between the subject property 
and those actual sales and listings regarded as comparable. The propert ies used as bases of 
comparison are situated within the immediate vicinity or at different floor levels of the same 
building. Comparison would be premised on factors such as location, size and physical 
attributes, selling terms, facilities offered and time element.  
 
A gain or loss arising from a change in the fair value of investment property  is recognized in 
profit or loss for the period in which it arises.   
 
A transfer is made to investment property when there is a change in use, evidenced by ending of 
owner-occupation, commencement of an operating lease to another party  or ending of 
construction or development. A transfer is made from investment property when and only when 
there is a change in use, evidenced by commencement of owner-occupation or commencement 
of development with a view to sale. A transfer between investment property, owner-occupied 
property and inventory does not change the carrying amount of the property transferred nor 
does it change the cost of that property for measurement or disclosure purposes. 
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Derecognition  
Investment properti es are derecognized when either they have been disposed of, or when the 
investment property is permanently withdrawn from use and no future economic benefit is 
expected from its disposal. Any gain or loss on the retirement or disposal of an investment 
property is recognized in the consolidated statements of total comprehensive income in the 
year of retirement or disposal. 
 
Impairment of Non- financial Assets 
At each report ing date, the Group assesses whether there is any indication that any of its non-
financial assets may have suffered an impairment loss. If any such indication exists, the 
recoverable amount of the asset is estimated in order to determine the extent of the 
impairment loss.  
 
The recoverable amount of the non-financial asset is the higher of fair value less costs of 
disposal and   value- in-use. In assessing value- in-use, the estimated future cash flows are 
discounted to their present value using a pre- tax discount rate that reflects current  market  
assessments of the time value of money and the risks specific to the asset for which the 
estimates of future cash flows have not been adjusted. 
  
If the recoverable amount of an asset is estimated to be less than its carrying amount, the 
carrying amount of the asset is reduced to its recoverable amount. An impairment loss is 
recognized as an expense. 
 
When an impairment loss reverses subsequently, the carrying amount of the asset is increased 
to the revised estimate of its recoverable amount, so that the increased carrying amount does 
not exceed the carrying amount that would have been determined had no impairment loss been 
recognized in prior years. A reversal of an impairment loss is recognized in profit or loss. 
 
Equity  
An equity instrument is any contract that evidences a residual interest in the assets of the 
Parent Company after deducting all of its liabilities. Distribution to the Parent Comp�H�U�`�×�Z��
shareholders is recognized as a liab�P�S�P�[�`�� �P�U���[�O�L���.�Y�V�\�W�×�Z�� �J�V�U�Z�V�S�P�K�H�[�Ld financial statements in the 
period in which the dividends are approved by the Paren�[���*�V�T�W�H�U�`�×�Z���)�V�H�Y�K���V�M��Directors.  
 
Capital stock 
Capital stock is classified as equity when there is no obligation to the transfer of cash or other 
assets. Incremental costs directly attributable to the issue of new shares or options are shown 
in equity as a deduction from the proceeds, net of tax. 
 
Additional paid- in capital 
Additional paid- in capital pertains to premium paid over the par value of shares. 
 
Retained earnings 
Retained earnings include all the accumulated income (loss) of the Group, dividends declared 
and share issuance costs. Retained earnings is net of amount offset from additional paid- in 
capital arising from the quasi-reorganization.  
 
Treasury stock 
The Parent C�V�T�W�H�U�`�×�Z�� �L�X�\�P�[�`�� �P�U�Z�[�Y�\�T�L�U�[�Z�� �^�O�Pch are reacquired (treasury shares) are 
recognized at cost and deducted from equity. No gain or loss is recognized in the consolidated 
statements of total comprehensive income on the purchase, sale, issue or cancellation of the 
�7�H�Y�L�U�[�� �*�V�T�W�H�U�`�×�Z�� �V�^�U�� �L�X�\�P�[�`��instruments. Any difference between the carrying amount and 
the consideration, if reissued, is recognized in additional paid- in capital. Voting rights related to 
tr easury shares are nullified for the Group and no dividends are allocated to them respectively. 
When the shares are retired, the capital stock account is reduced by its par value and the excess 
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of cost over par value upon retirement is debited to additional paid- in capital when the shares 
were issued and to retained earnings for the remaining balance. 
 
Employee Benefits 
 
Short- term benefits  
The Group recognizes a liability net of amounts already paid and an expense for services 
rendered by employees during the accounting period. Short - term benefits given by the Group 
to its employees include salaries and wages, social security contributions, short - term 
compensated absences, bonuses and non-monetary benefits. 
 
Post-employment benefits 
The Group�×�Z���U�L�[���V�I�S�P�Nation in respect of its defined benefit plan is calculated by estimating the 
amount of the future benefit that employees have earned in the current and prior periods, 
discounting that amount and deducting the fair value of any plan assets. 
 
The calculation of the defined benefit obligation (DBO) is performed on a periodic basis by a 
qualified actuary using the projected unit credit method.  When the calculation results in a 
potential asset for the Group, the recognized asset is limited to  the present value of economic 
benefits available in the form of any future refunds from the plan or reductions in future 
contributions to the plan.   
 
Remeasurements of the net defined benefit liability, which comprise actuarial gains and losses, 
the return on plan assets (excluding interest) and the effect of the asset ceiling (if any, 
excluding interest), are recognized immediately in OCI. The Group determines the net interest 
expense (income) on the net defined benefit liability (asset) for the period by applying the 
discount rate used to measure the DBO at the beginning of the annual period to the then net 
defined benefit liability (asset), taking into account any changes in the net defined liability 
(asset) during the period as a result of contributions and benefit payments.  Net interest 
expense and other expenses related to the defined benefit plan are recognized in profit  or loss. 
 
When the benefits of a plan are changed or when a plan is curtailed, the resulting change in 
benefit that relates to past service or the gain or loss on curtailment is recognized immediately 
in profit or loss.  
 
The Group recognizes gains and losses on the settlement of a defined benefit plan when the 
settlement occurs.  
 
Revenue Recognition 
 
Revenue from contracts with customers 
 
Revenue from real estate sales 
The Parent  Company primarily derives its real estate revenue from the sale of vertical real 
estate projects. Revenue from contracts with customers is recognized when control of the 
goods or services are transferred to the customer at an amount that ref lects the consideration 
to which the Parent Company expects to be entitled in exchange for those goods or services.  
 
The disclosures of significant accounting judgements, estimates and assumptions relating to 
revenue from cont racts with customer s are provided in Note 32. 
 
The Parent Company derives its real estate revenue from sale of condominium units. Revenue 
from the sale of these real estate projects under pre-completion stage are recognized over 
time during the construction period (or percentage of completion) since based on the terms 
and conditions of its contract with the buyers, the Parent Company�×s performance does not 
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create an asset with an alternative use and the Parent Company has an enforceable right to 
payment for  performance completed to date. 
 
In measuring the progress of its performance obligation over time, the Parent Company uses 
the output method. The Parent Company recognizes revenue on the basis of direct 
measurements of the value to customers of the goods or services transferred to date, relative 
to the remaining goods or services promised under the contract. Progress is measured using 
survey of performance completed to date. This is based on the monthly project 
accomplishment report prepared by the th ird-party surveyor as approved by the construct ion 
manager which integrates the surveys of performance to date of the construction activities for 
both sub-contracted and those that are fulfilled by the developer itself.  
 
Revenue from sales of completed real estate projects is accounted for using the full accrual 
method. 
 
Any excess of collections over the recognized receivables are include�K�� �P�U�� �[�O�L�� �Ù�+�L�W�V�Z�P�[�Z�� �H�U�K��
�V�[�O�L�Y�� �J�\�Y�Y�L�U�[�� �S�P�H�I�P�S�P�[�P�L�Z�Ú account in the liabilities section of the consolidated statements o f 
financial position. 
 
If any of the criteria under the full accrual or percentage-of-completion method is not met, the 
deposit method is applied until all the conditions for recording a sale are met. Pending 
recognition of sale, cash received from buyers are presented under th�L�� �Ù�+�Lposits and other 
current  �S�P�H�I�P�S�P�[�P�L�Z�Ú�� �H�J�J�V�\�U�[�� �P�U�� �[�O�L�� �S�Pabilities section of the consolidated statements of financial 
position. 
 
Cancellation of real estate sales 
The Group reverses the previously recognized revenue and related costs. 

 
The Group also derives its revenue from management fee, commission, rental and interest 
income for which the Group assessed that there is only one performance obligation. Revenue 
from contracts with customers is recognized at a point in time when contro l of the goods or 
services are transferred to the customer at an amount that reflect s the consideration to which 
the Group expects to be entit led in exchange for those goods or services. 
  
Management fee 
Management fee is recognized when the related services have been performed in accordance 
with the terms and conditions of the management agreement and applicable policies. 

 
Commission income 
Commission income is recognized when the real estate and insurance brokering services have 
been performed in accordance with the terms and conditions of the agreement, commission 
scheme and applicable policies. Commission income recognized is the amount  earned as an 
agent and excludes amounts collected on behalf of the principal. 
 
Interest income 
Interest income is accrued on a time proportion basis by reference to the principal outstanding 
and at the effective interest rate applicable, which is the rate that discounts estimated future 
cash receipts through the expected life of the financial asset t�V�� �[�O�H�[�� �H�Z�Z�L�[�×�Z�� �U�L�[�� �Jarrying 
amount. 
 
Rental income 
Rent income from operating leases is recognized as income on a straight- line basis over the 
term  of the relevant lease. Benefits received and receivable as an incentive to enter into an 
operating lease are also spread on a straight- line basis over the lease term. 
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Miscellaneous income 
Miscellaneous income is recognized when earned. 
 
Cost recognition from real estat e sales  
Cost of real estate sales is recognized consistent with the revenue recognition method applied 
and is determined with reference to the specific, including estimated costs, on the property 
allocated to sold area. Cost of residential and commercial lot s and units sold before the 
completion of the development is determined on the basis of the acquisition cost of the land 
plus its full development costs, which include estimated costs for future development works, 
as determined by the Parent Com�W�H�U�`�×s in-house technical staff. 
 
Estimated development costs include direct land development, shared development cost, 
building cost, external development cost, professional fees, post construction, cont ingency, 
miscellaneous and socialized housing. Miscellaneous costs include payments such as permits 
and licenses, business permits, development charges and claims from third parties which are 
attr ibutable to the project. Contingency includes fund reserved for unforeseen expenses and/ 
or cost adjustments. Revisions in estimated development costs brought about by increases in 
projected costs in excess of the original budgeted amounts are considered as special budget 
appropriations that are approved by management and are made to form part of total project 
costs on a prospective basis and allocated between costs of sales and real estate inventories. 
 
Cost and Expense Recognition 
Costs and expenses are recognized in profit or loss when a decrease in future economic benefit 
related to a decrease in an asset or an increase in a liability has arisen that can be measured 
reliably. Costs and expenses are recognized in profit or loss on the basis of: (i) a direct 
association between the costs incurred and the earning of specific items of income; (ii) 
systematic and rational allocation procedures when economic benefits are expected to arise 
over several accounting periods and the association with income can only be broadly or 
indirectly determined; or (iii) immediately when an expenditure produces no future economic 
benefits or when, and to the extent that, future economic benefits do not qualify or cease to 
qualify for recognition in the consolidated statements of financial position as an asset. 
 
Cost and expenses in the consolidated statements of total comprehensive income are 
presented using the function of expense method. General and administrative expenses are 
costs attributable to general, administrative and other business activities of the Group.  

 
Borrowing Costs 
Borrowing costs directly attributable to the acquisition or construction of an asset that 
necessarily takes a substantial period of time to get ready for its intended use or sale are 
capitalized as part of the cost of the respective assets. All other borrowing costs are expensed 
in the period in which they were incurred. Borrowing costs consist of interest and other costs 
that an entity incurs in connection with the borrowing of funds.  
 
Borrowing costs are capitalized from the commencement of the development work until the 
date of practical completion. The capitalizat ion of borrowing costs is suspended if there are 
prolonged periods when development activit y is interrupted. If the carrying amount of the asset 
exceeds its recoverable amount, an impairment loss is recorded. 
 
Leases 
 
The Group as Lessee 
The Group assesses whether a contract is or contains a lease, at inception of the contract. The 
Group recognizes a right-of-use asset and a corresponding lease liability with respect to all 
lease arrangements in which it is the lessee, except for short- term leases (defined as leases with 
a lease term of 12 months or less) and leases of low value assets (such as tablets and personal 
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computers, small items of office furniture and telephones). For these leases, the Group 
recognizes the lease payments as an operating expense on a straight- line basis over the term of 
the lease unless another systematic basis is more representative of the time pattern in which 
economic benefits from the leased assets are consumed. 
 
The lease liability is init ially measured at the present value of the lease payments that are not 
paid at the commencement date, discounted by using the rate implicit in the lease. If this rate 
cannot be readily determined, the lessee uses its incremental borrowing rate. 
 
Lease payments included in the measurement of the lease liability comprise: 
 

�x Fixed lease payments (including in-substance fixed payments), less any lease incentives 
receivable; 

�x  Variable lease payments that depend on an index or rate, initially measured using the 
index or rate at the commencement date;  

�x The amount expected to be payable by the lessee under residual value guarantees;  
�x The exercise price of purchase options, if the lessee is reasonably certain to exercise 

the options; and   
�x Payments of penalties for terminating the lease, if the lease term reflects the exercise 

of an option to terminate the lease. 
 

The lease liability is presented as a separate line in the consolidated statements of financial 
position.  
 
The lease liability is subsequently measured by increasing the carrying amount to reflect 
interest on the lease liabilit y (using the effectiv e interest method) and by reducing the carrying 
amount to reflect the lease payments made.  

 
The Group remeasures the lease liability (and makes a corresponding adjustment to the related 
right -of-use asset) whenever: 
 

�x The lease term has changed or there is a significant event or change in circumstances 
resulting in a change in the assessment of exercise of a purchase option, in which case 
the lease liability is remeasured by discounting the revised lease payments using a 
revised discount rate. 
 

�x The lease payments change due to changes in an index or rate or a change in expected 
payment under a guaranteed residual value, in which cases the lease liability is 
remeasured by discounting the revised lease payments using an unchanged discount 
rate (unless the lease payments change is due to a change in a floating interest rate, in 
which case a revised discount rate is used).  
 

�x A lease contract is modified and the lease modification is not accounted for as a 
separate lease, in which case the lease liability is remeasured based on the lease term of 
the modified lease by discounting the revised lease payments using a revised discount 
rate at the effective date of the modificatio n. 

 
The Group did not make any such adjustments during the periods presented. 
 
The right -of-use assets comprise the initial measurement of the corresponding lease liability, 
lease payments made at or before the commencement day, less any lease incentives received 
and any initial direct costs. They are subsequently measured at cost less accumulated 
depreciation and impairment losses. 
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Whenever the Group incurs an obligation for costs to dismantle and remove a leased asset, 
restore the site on which it is located or restore the underlying asset to the condition required 
by the terms and conditions of the lease, a provision is recognized and measured under PAS 37. 
To the extent that the costs relate to a right -of-use asset, the costs are included in the related 
right -of-use asset, unless those costs are incurred to produce invento ries. 
 
Right-of-use assets are depreciated over the shorter period of lease term and useful life of the 
underlying asset. If a lease transfers ownership of the underlying asset or the cost of the right-
of-use asset reflects that the Group expects to exercise a purchase option, the related right-of-
use asset is depreciated over the useful life of the underlying asset. The depreciation starts at 
the commencement date of the lease. 
 
The right-of-use assets are presented as a separate line in the consolidated statement s of 
financial position. 
 
The Group applies PAS 36 to determine whether a right-of-use asset is impaired and accounts 
for any identified impairment loss as described i�U���[�O�L���Ö�7�Y�V�We�Y�[�`���H�U�K���,�X�\�P�W�T�L�U�[�×���Wolicy.  
 
Short - term leases with terms of less than 12 months or lease of low value assets are expensed 
as incurred. 

 
The Group as Lessor 
The Group enters into lease agreements as a lessor with respect to some of its investment 
properti es.   
 
Leases for which the Group is a lessor are classified as finance or operating leases. Whenever 
the terms of the lease transfer substantially all the risks and rewards of ownership to the lessee, 
the contract is classified as a finance lease. All other leases are classified as operating leases.  

 
Rental income from operating leases is recognized on a straight- line basis over the term of the 
relevant lease. Initial direct  costs incurred in negotiating and arranging an operating lease are 
added to the carrying amount of the leased asset and recognized on a straight- line basis over 
the lease term.  
 
When a contract includes lease and non- lease components, the Group applies PFRS 15 to 
allocate the consideration under the contract to each component.  
 
The Group as Sub- lessor 
The Group is a sub- lessor (intermediate lessor) to  one of its right-of-use assets.  
 
An intermediate lessor classifies the sublease as a finance lease or an operating lease as follows: 
 

�x If the head lease is a short - term lease, the sublease is classified as an operating lease 
�x Otherwise, the sublease is classified by reference to the right-of-use asset arising from 

the head lease, rather than by reference to the underlying asset. A lease is classified as a 
finance lease if it transfers substantially all the risks and rewards from the right-of-use 
asset resulting from the head lease; otherwise, it is classified as an operating lease. 

 
For subleases classified as a finance lease, the intermediate lessor derecognizes the right -of-
use asset relating to the head lease that is transfers to the sublessee and recognizes the net 
investment in the sublease; any difference between the right -of-use assets and the investment  
in the finance sublease is recognized in profit or loss. At the commencement date, net 
investment  in the finance lease is measured at an amount equal to the present value of the lease 
payments for the underlying right-of-use assets during the lease term. The lessor recognizes 
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finance income over the lease term, based on a pattern reflecti ng a constant  period rate of 
return o�U���[�O�L���S�L�Z�Z�V�Y�×�Z���U�Lt  investment  in the lease. 
 
For subleases classified as operating lease, the intermediate lessor recognizes the lease income 
from operating leases on a straight- line basis over the lease term. The respective leased asset is 
included in the statement of financial posit ion based on its nature. 

 
Foreign Currency Transactions and Translation 
Transactions in currencies other than Philippine peso are recorded at the rates of exchange 
prevailing on the dates of the transactions. At each reporting date, monetary assets and 
liabilities that  are denominated in foreign currencies are restated at the rates prevailing on the 
reportin g date. Non-monetary assets and liabilities that are measured in terms of historical cost 
in a foreign currency are not retranslated. Exchange gains or losses arising from foreign 
exchange transactions are credited to or charged against operations for the year. 
 
Income Tax 
Income tax expense for the year comprises current and deferred tax. Income tax is recognized in 
profit or loss, except to the extent that it relates to items recognized in other comprehensive 
income or directly in equity. In this case the tax is also recognized in other comprehensive 
income or directly in equity, respectively. 

 
The current income tax expense is calculated on the basis of the tax laws enacted at the 
reporting date. Management periodically evaluates positions in income tax returns with respect 
to situations in which applicable tax regulation is subject to interpretation. It establishes 
provisions where appropriate on the basis of amounts expected to be paid to the tax authorities. 
 
Deferred income tax is recognized on temporary difference arising between the tax bases of 
assets and liabilities and their carrying amounts in the consolidated financial statements. 
However, deferred income tax is not accounted for if it arises from initial recognition of an asset 
or liability in a transaction other than a business combination that at the time of the transaction 
affects neither accounting nor taxable profit or loss. Deferred income tax is determined using 
tax rates (and laws) that have been enacted or substantively enacted at the reporting date and 
are expected to apply when related deferred income tax asset is realized or the deferred income 
tax liability is settled. 
 
Deferred income tax assets are recognized for all deductible temporary differences, carry-
forward of unused tax losses (net operating loss carryover or NOLCO) and unused tax credits 
(excess minimum corporate income tax or MCIT) to the extent that it is probable that future 
taxable profit  will be available against which the temporary differences, unused tax losses and 
unused tax credits can be utilized. The Group reassesses at each reporting date the need to 
recognize a previously unrecognized deferred income tax asset. 
 
Deferred income tax assets and liabilities are offset when there is legally enforceable right to 
offset current tax assets against current tax liabilities and when the deferred income tax assets 
and liabilities relate to income taxes levied by the same taxation authority and the same taxable 
entity.  
 
Uncertainty over Income Tax Treatments  
The Group determines whether to consider each uncertain tax treatment separately or 
together with one or more other uncertain tax treatments. The approach that better predicts 
the resolution of the uncertainty is followed. 
 
The Group considers whether it is probable that the relevant authority will accept each tax 
treatment, or group of tax treatments, that it used or plans to use in its income tax filing. 
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If the Group concludes that it is probable that a particular tax treatment is accepted, the 
Company determines taxable profit (tax loss), tax bases, unused tax losses, unused tax credits 
or tax rates consistently with the tax treatment included in its income tax filings.  
 
If the Group concludes that it is not probable that a particular tax treatme nt is accepted, the 
Group uses the most likely amount or the expected value of the tax treatment when 
determining taxable profit (tax loss), tax bases, unused tax losses, unused tax credits and tax 
rates. The decision should be based on which method provides better predictions of the 
resolution of the uncertainty.  
 
Provisions and Contingencies 
Provisions are recognized when the Group has a present obligation, either legal or constructive, 
as a result of a past event; when it is probable that an outflow of  resources embodying economic 
benefits will be required to settle the obligation, and; when the amount of the obligation can be 
estimated  reliably. When the Group expects reimbursement of some or all of the expenditure 
required to settle a provision, the entity recognizes a separate asset for the reimbursement only 
when it is virtually certain that reimbursement will be received when the obligation is settled. 
 
The amount of the provision recognized is the best estimate of the consideration required to 
sett le the present obligation at the reporting date, taking into account the risks and 
uncertainties surrounding the obligat ion. A provision is measured using the cash flows 
estimated to settle the present obligation; its carrying amount is the present value of those 
cash flows. 
 
Provisions are reviewed at each reporting date and adjusted to reflect the current best 
estimate. 
 
Contingent liabilities are not recognized because their existence will be confirmed only by the 
occurrence or non-occurrence of one or more uncertain future events not wholly within the 
control of the entity. Contingent liabilities are disclosed, unless the possibility  of an outflow of 
resources embodying economic benefits is remote. 
 
Contingent assets are not recognized in the consolidated financial statements but are disclosed 
when an inflow of economic benefits is probable. 
 
Related Party Relationships and Transactions 
Related party relationship exists when one party has the ability to control, directly, or indirectly 
through one or more intermediaries, the other party or exercise significant influence over the 
other party in making financial and operating decisions. Such relationship also exists between 
and/or among entities which are under common control with the reporting enterprise, or 
between, and/or among the reporting enterprise and its key management personnel, directors, 
or its shareholders. In considering each possible related party relationship, attention is directed 
to the substance of the relationship, and not merely the legal form. 
 
Earnings per Share 
 
Basic earnings per share 
The Group computes its basic earnings per share by dividing net profit at tributa ble to common 
equity holders of the Parent Company by the weighted average number of common shares 
issued and outstanding during the period. 

 
Diluted earnings per share 
Diluted earnings per share is calculated by adjusting the weighted average number of common 
shares outstanding to assume conversion of all dilutive potential common shares.   
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Events After the Reporting Date  
 
The Group identifies events after the reporti ng date as events that occurred after the reporting 
date but before the date the consolidated financial statements were authorized for issue. Any 
subsequent event that provides additional information about the �.�Y�V�\�W�×�Z�� �Minancial position at 
the reporting date is reflected in the consolidated financial statements. Non-adjusting 
subsequent events are disclosed in the notes to the consolidated financial statements when 
material. 
 
 

31. Critical Accounting Judgments and Key Sources of Estimation Uncertainty 
 

The key assumptions concerning the future and other key sources of estimation uncertaint y at 
the reporting date, that have a significant risk of causing a material adjustment to the carrying 
amounts of assets and liabilities within the next financial year are discussed below. 
 
Critical Accounting Estimates and Assumptions 
 
The key assumptions concerning the future and other key sources of estimation uncertainty at 
the reporting date, that have a significant risk of causing a material adjustment to the carrying 
amounts of assets and liabilities within the next financial year are discussed below. 
 
Revenue and cost recognition on real estate projects 
The Parent Co�T�W�H�U�`�×�Z revenue recognition and cost policies require management to make use 
of estimates and assumptions that may affect the reported amounts of revenues and costs. The 
Parent Compa�U�`�×�Z���Y�L�]�L�U�\�L���M�Y�V�T���Y�L�H�S���L�Z�[�H�[�L���H�U�K���J�V�U�Z�[�Y�\�J�[�P�V�U���J�V�U�[�Y�H�J�[�Z���P�Z recognized based on 
the percentage of completion and are measured principally on the basis of the estimated 
completion of a physical proportion of the contract work. Apart from involving significant 
estimates in determining the quantity of inputs such as materials, labor and equipment needed, 
the assessment process for the POC is complex and the estimated project development costs 
requires technical determ inat ion �I�`���T�H�U�H�N�L�T�L�U�[�×s specialists (project engineers). 
 
Similarly, the commission is determined using the percentage of completion. 
 
Provision for expected credit losses of trade receivables 
The Group uses historical loss rates as input to assess credit risk characteristics. The Group 
determines the appropriate receivables groupings based on shared credit risk characteristics 
such as revenue type, collateral or type of customer. The historical loss rates are adjusted to 
reflect the expected future changes in the portfolio condition and performance based on 
economic conditions and indicators such as inflation and interest rates that are available as at 
the reporting date. 
 
The assessment of the correlation between historical observed default rates, forecast 
economic conditions (inflation and interest rates) and ECLs is a significant estimate. The 
amount of ECLs is sensitive to changes in circumstances and of forecast economic conditions. 
The Group�×�Z���O�P�Z�[�V�Y�P�J�H�S���J�Y�L�K�P�[���S�V�Z�Z experience and forecast of economic conditions may also not 
be representative �V�M���J�\�Z�[�V�T�L�Y�×�Z���H�J�[�\�H�S���K�L�M�H�\�S�[���P�U���[�O�L���Muture. 

 
The information about the ECLs on the Group�×�Z���[�Y�H�K�L���Y�L�Jeivables is disclosed in Notes 6 and 33. 
 
Evaluation of net realizable value of real estate inventories  
The Parent Company adjusts the cost of its real estate inventories to net realizable value based 
on its assessment of the recoverability of the assets. In determining the recoverability of the 
assets, management considers whether those assets are damaged or if their selling prices have 
declined. Likewise, management also considers whether the estimated costs of completion or 
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the estimated costs to be incurred to make the sale have increased. The amount and timing of 
recorded expenses for any period would differ if different judgments were made or different 
estimates were utilized.   
 
Results o�M�� �T�H�U�H�N�L�T�L�U�[�×�Z�� �H�Zsessment disclosed that there is no need for provision for 
impairment of inventor ies as at December 31, 2022 and 2021.  
 
Estimatin g useful lives of assets 
The useful lives of assets are estimated based on the period over which the assets are expected 
to be available for use. The estimated useful lives of assets are reviewed periodically and are 
updated if expectations differ from previous estimates due to physical wear and tear, technical 
or commercial obsolescence and legal or other limits on the use of the Gro�\�W�×�Z�� �H�Z�Z�L�[�Z���� �0�U��
addition, the estimation of the useful lives is based on the �.�Y�V�\�W�×�Z�� �J�Vllect ive assessment of 
industry practice, internal technical evaluation and experience with similar assets. It is possible, 
however, that future results of operations could be materially affected by changes in estimates 
brought about by changes in factors mentioned above. The amounts and timing of recorded 
expenses for any period would be affected by changes in these factors and circumstances. A 
reduct ion in the estimated useful lives of assets would increase the recognized operating 
expenses and decrease non-current assets. 

 
Post-employment and other employee benefits 
The present value of the retirement obligati ons depends on a number of factors that are 
determined on an actuarial basis using a number of assumptions. The assumpt ions used in 
determining the net cost (income) for pensions include the discount rate. Any changes in these 
assumptions will impact the carrying amount of retirement obligations. 
 
The Group determines the appropriate discount rate at the end of each year. This is the interest 
rate that should be used to determine the present value of estimated future cash outflows 
expected to be required to settle the retirement obligations. In determining the appropriate 
discount rate, the Group considers the interest rates of government bonds that are 
denominated in the currency in which the benefits will be paid and that have terms to maturity 
approximating the terms of the related retirement obligation. 
 
Other key assumptions for retirement obligations are based in part on current market 
conditions. Additional information is disclosed in Note 16. 
 
Retirement obligation as at December 31, 2022 and 2021 amounted to P66,953,485 and 
P70,930,176, respectively. 
 
Estimating fair value of investment property  
The Group obtained the services of an independent valuer who holds a recognized and relevant 
professional qualification and has recent experience in the location and category of the 
investment properties being valued. An indep�L�U�K�L�U�[�� �]�H�S�\�H�[�P�V�U�� �V�M�� �[�O�L�� �.�Y�V�\�W�×�Z�� �P�U�]�L�Z�[�T�L�Ut 
propert ies was performed by appraisers to determine their fair values. The valuation was 
determined by reference to sales and listing of comparable properties. 
 
Recoverability of deferred tax assets 
The Group reviews the carrying amounts at each reporting date and reduces deferred tax assets 
to the extent that it may be more prudent and conservative not to make a determination when 
these deferred tax assets can be utilized. The Group considers that it is impracticable to 
disclose with sufficient reliability the possible effects of sensitivities surrounding the utilization 
of deferred tax assets.  
 
Total unrecognized deferred tax assets amounted to P230,200,402 and P190,448,436 as at 
December 31, 2022 and 2021, respectively (see Note 24).  
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Impairment losses on non-financial assets 
The Group performs an impairment review when certain impairment  indicators are present. 
Determining the fair value of non-financial assets, which require the determination of fut ure 
cash flows expected to be generated from the continued use and ultimate disposition of such 
assets, requires the Group to make estimates and assumptions that can materially affect  the 
consolidated financial statements. Future events could cause the Group to conclude that non-
financial assets are impaired. Any resulting impairment loss could have a material adverse 
impact on the financial posit ion and results of operations. 

 
Critical Accounting Judgments 
  
In the process of applying th�L���.�Y�V�\�W�×�Z���H�J�J�V�\�U�[�P�Ug policies, management has made the following 
judgments, apart from those involving estimations, which have the most significant effect on 
the amounts recognized in the consolidated financial state ments: 
 
Existence of a contract 
The Par�L�U�[���*�V�T�W�H�U�`�×�Z���W�Y�P�T�Hry document for a contract with a customer is a signed contract to 
sell. It has determined, however, that in cases wherein contract to  sell are not signed by both 
parties, the combinat ion of its other signed documentation such as reservation agreement, 
off icial receipts, buy�L�Y�Z�×�� �J�V�T�W�\tation sheets and invoices, would contain all the criteria to 
qualify as contract with the customer under PFRS 15. 
 
In addition, part of the assessment process of the Parent Company before revenue recognition 
is to assess the probability that the  Parent Company will collect the consideration to which it will 
be entitled in exchange for the real estate propert y that will be transferred to the customer.  
 
Collectability 
In evaluating whether collectability of an amount of consideration is probable, an entity 
considers the significance of the customer�×�Z initial payments in relation to the total contr act 
price. Collectability is also assessed by considering factors such as past history wit h the 
customer, age and pricing of the property.  Management regularly evaluates the historical 
cancellations and back-outs if it would still support its current threshold of cus�[�V�T�L�Y�Z�×�� �L�X�\�P�[�`��
before commencing revenue recognition. 
 
Revenue recognition method and measure of progress 
The Parent Company concluded that revenue for real estate sales is to be recognized over time 
because: (a) the Parent Com�W�H�U�`�×�Z�� �W�Lrformance does not create an asset with an alternative 
use and; (b) the Parent Company has an enforceable right for performance completed to date. 
The promised property is specifically identified in the contract and the contractual restriction on 
the Parent Compan�`�×�Z�� �Hbility to direct the promised propert y for another use is substantive. 
This is because the property promised to the customer is not  interchangeable with other 
properties without breaching the contract and without incurring significant costs that otherwise 
would not have been incurred in relation to that contract. In addition, under the current legal 
framework, the customer is contractually obliged to make payments to the developer up to the 
performance completed to date. In addition, the Parent Company requires a certain percentage 
of buyer's payments of total selling price (buyer's equity), to be collected as one of the criteria in 
order to initiate revenue recognition. Reaching this level of collection is an indication of buy�L�Y�×�Z��
cont inuing commitment  and the probability that economic benefits will flow to the Parent 
Company. The Parent Company considers that the initial and continuing investments by the 
buyer of about 25% would demons�[�Y�H�[�L���[�O�L���I�\�`�L�Y�×�Z��commit ment to  pay. 
 
The Parent Company has determined that output method used in measuring the progress of the 
performance obligation faithfully depicts the Parent Co�T�W�H�U�`�×�Z�� �W�L�Yformance in transferring 
control of real estate development to the customers. 
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Distinction between investment properties and owner-occupied properties and real estate 
inventories and held for development 
 
The Group determines whether a property qualifies as investment property. In making this 
judgment, the Group considers whether the property generates cash flows largely independent 
of the other assets held by an entit y. Owner-occupied properties generate cash flows that are 
attributab le not only to property  but also to the other assets used in the production or supply 
process.  
 
Some properties comprise a portion that is held to earn rentals or for capital appreciation and 
another portion  that is held for use in the production or supply of goods or services or for 
administrative purposes.  If these portions cannot be sold separately at the reportin g date, the 
property  is accounted for as investment property only if  an insignificant portion  is held for use in 
the production or supply of goods or services or for administ rative purposes. Judgment is 
applied in determining whether ancillary services are so significant that a property does not 
qualify as investment property. The Group considers each property separately in making its 
judgment.   
 
The Group determines that  a property will also be classified as real estate inventory when it will 
be sold in the normal operating cycle or it will be treated as part of the Group�×�Z�� �Z�[�Yategic land 
activit ies for development in the medium or long-term.  
 
Contingencies 
The Group is currently involved in various legal proceedings and tax assessments. Estimates of 
probable costs for the resolution of these claims has been developed in consultatio n with 
outside counsel handling the defense in these matters and is based upon an analysis of potential 
results. The Group currently does not believe these proceedings will have a material adverse 
effect on the financial position. It is possible, however, that future results of operations could be 
materially affected by changes in the estimates or in the effectiveness of the Gro�\�W�×�Z���Z�[�Y�H�[�L�N�P�L�Z��
relating to these proceedings. 
 
 

32. Fair Value Measurement 
 
The fair values of the Group�×�Z�� �M�P�U�H�U�J�P�H�S�� �P�Ustruments are equal to the carrying amounts in the 
consolidated statements of financial position as at December 31, 2022 and 2021. 

 
Fair values have been determined for measurement and disclosure purposes based on the 
following methods. When applicable, further information about the assumptions made in 
determining fair values are disclosed in the notes to the consolidated financial statements 
specific to that asset or liability. 
 
The methods and assumptions used by the Group in estimating the fair value of the financial 
instruments are as follows:  
 
Cash and cash equivalents and trade and other receivables �Ô current portion carrying amounts 
approximate fair values due to the relatively short - term maturiti es of these items.  
 
Trade and other receivables- non-current portion carrying amounts approximate their fair 
values as they are either priced using prevailing market rates or that the effect of discounting 
has been considered. 
 
Financial assets at FVPL and FVOCI �Ô these are investments in equity securities, fair value for 
quoted equity securities is based on quoted prices published in markets as of reporting dates.  
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Trade and other payables �Ô the carrying value of trade and other payables approximate its fair 
value either because of the short - term nature of these financial liabilit ies. 
 
Loans payable �Ô carrying amounts approximate their fair values as they are either priced using 
prevailing market rates or that the effect of discounting is not significant. 
 
The table below analyzes financial and non- financial assets measured at fair value at the end of 
the reporting  period by the level in the fair value hierarchy into which the fair value measurement 
is categorized: 
 
December 31, 2022 

 Level 1 Level 2 Level 3 Total 

Financial assets at FVPL     
Equity investments P6,750,000 P -   P -   P6,750,000 

Financial assets at FVOCI     
Equity investments  36,076,106  -  -  36,076,106 

 
December 31, 2021 

 Level 1 Level 2 Level 3 Total 

Financial assets at FVPL     
Equity investments  P6,750,000 P -   P -   P6,750,000 

Financial asset at FVOCI     
Equity investments 37,644,536 -  -  37,644,536 

 
 

33. Financial Risk Management Objectives and Policies 
 

The G�Y�V�\�W�×�Z���H�J�[ivit ies expose it to a variety of financial risks: market risk, liquidity risk and credit  
risk. The Group�×�Z���V�]�L�Y�H�S�S���Y�P�Z�R���Tanagement program seeks to minimize potential adverse effects 
on the financial performance of the Group. The policies for managing specific risks are 
summarized below. 
 
The BOD has overall responsibility for the establishment and oversight �V�M�� �[�O�L�� �.�Y�V�\�W�×�Z�� �Yisk 
management framework. It monitors compliance with the risk management policies and 
procedures and reviews the adequacy of the risk management framework in relation to the risks 
faced by the Group. Risk management policies and systems are reviewed regularly to reflect 
changes in market conditions. 
 
The Grou�W�×�Z���Y�P�Z�R���T�H�U�H�N�L�Tent policies are established to identi fy and analyze the risks faced by 
the Group, to set appropriate risk limits and controls, and to monitor risks and adherence to 
limits. Risk management policies and systems are reviewed regularly to reflect changes in 
market conditions an�K���[�O�L���.�Y�V�\�W�×�Z���Hctivities. The Group, through its training and management 
standards and procedures, aims to develop a disciplined and constructive  control environment  
in which all employees understand their roles and obligations. 
 
Market Risk 
 
Foreign exchange risk 
The Group undertakes certain transactions denominated in foreign currencies.  Hence, 
exposures to exchange rate fluctuations arise with respect to transactions denominated in US 
dollar.  Foreign exchange risk arises when future commercial transactions and recognized assets 
and liabilities are denominated in a currency that is not the �.�Y�V�\�W�×�Z�� �M�\�U�J�[�P�V�U�Hl currency. 
Significant fluctuation in the exchange rates could significantly affect the �.�Y�V�\�W�×�Z�� �M�P�U�H�U�J�Pal 
position.   
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Foreign exchange risk exposure of the Group is limited to its cash and cash equivalents. 
Current ly, the Group has a policy not to incur liabilities in foreign currency. Construction and 
supply contracts, which may have import components, are normally denominated in Philippine 
peso.  
 
The amounts of the �.�Y�V�\�W�×�Z�� �M�V�Y�L�P�N�U currency denominated monetary assets at the reporting 
date are as follows: 
 
 2022 2021 

 

US dollar 
Deposit  

Peso 
Equivalent 

US dollar 
Deposit 

Peso 
Equivalent 

Cash and cash 
equivalents $343,937 P19,301,749 $499,771 P25,375,374 

 
The closing rates applicable as at December 31, 2022 and 2021 are P56.12 and P50.77 to US$1, 
respectively. 
 
The following table demonstrates the sensitivity to  a reasonably possible change in the US 
Dollar exchange rate, with all other variables held constant, of the Group�×�Z income in 2022 and 
2021. The percentage changes in rates have been determined based on the average market 
volatility in exchange rates, using standard deviation, in the previous 12 months at a 99% 
confidence level. 
 

 +/-  Effect on Equity 

2022 0.79% P152,859 
2021  0.36% 90,722 

 
Interest rate risk 
Interest rate risk is the risk that  the fair value or future cash flows of a financial instrument will 
fluctuate because of changes in market interest rates. 
 
The primary source of the Grou�W�×�Z��interest rate  risk relates to its cash and cash equivalents, and 
loans and note payable. The interest rates on cash and cash equivalents and loans and note 
payable are disclosed in Notes 3 and 14, respectively. 
 
Cash and cash equivalents are short- term  in nature and with the current interest rate level, any 
variation in the interest will not have a material impact on the profit  or loss of the Group. 

 
Management is responsible for monitoring the  prevailing market-based interest rate and 
ensures that the mark-up charged on its borrowings are optimal and benchmarked against the 
rates charged by other  creditor banks. 
 








































































































































































































































































































