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Independent Auditors’ Report

To the Board of Directors of JSL CONSTRUCTION & DEVELOPMENT CO., LTD.:
Opinion

We have audited the financial statements of JSL CONSTRUCTION & DEVELOPMENT CO., LTD.(* the
Company” ), which comprise the balance sheets as of December 31, 2022 and 2021, the statements of
comprehensive income, changes in equity and cash flows for the years then ended and notes to the financial
statements, including a summary of significant accounting policies.

In our opinion, the accompanying financial statements present fairly, in all material respects, the financial
position of the Company as of December 31, 2022 and 2021, and its financial performance and its cash flows
for the years then ended in accordance with the Regulations Governing the Preparation of Financial Reports by
Securities Issuers.

Basis for Opinion

We conducted our audits in accordance with the Regulations Governing Auditing and Attestation of Financial
Statements by Certified Public Accountants and Standards on Auditing of the Republic of China. Our
responsibilities under those standards are further described in the Auditors’ Responsibilities for the Audit of the

Financial Statements section of our report. We are independent of the Company in accordance with the Norm of
Professional Ethics for Certified Public Account of Republic of China, and we have fulfilled our other ethical
responsibilities in accordance with these requirement. We believe that the audit evidence we have obtained is
sufficient and appropriate to provide a basis of 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 financial statements of the current period. These matters were addressed in the context of our audit of the

financial statements as a whole, and in forming our opinion thereon, and we do not provide a separate opinion
on these matters. Based on our judgment, the key audit matters that should be disclosed in this report are as
follows:

1. Revenue recognition

Refer to Note 4(n) for the accounting policies on revenue recognition; Note 5 for details on the significant
accounting assumptions and judgments, and major sources of the estimation uncertainty on revenue
recognition; Note 6(v) “Revenues from contracts with customers” for revenue recognition.

KPMG, a Taiwan partnership and a member firm of the KPMG global organization of independent member firms affiliated with KPMG International Limited, a private English company limited by guarantee
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Description of key audit matter:

The principle income of the Company is generated from selling real estate properties, of which has a higher
tendency of revenue fluctuation due to impacts of various factors such as overall economic environment,
supply and demand and reform of house and land transactions income tax system; to respond to
aforementioned changes, the management has set up relevant internal control procedures over income and
payment collection. The consolidated service contract income for the year ended December 31, 2022 was
amounted to $2,388,259 thousand. The accounting treatment of service contracts involve estimates and
judgments; thus, it was continuously considered as significant audit risk for the Company. Consequently,
revenue recognition is one of our key audit matters.

How the matter was addressed in our audit:

Our principal audit procedures included the following: Testing the effectiveness of the design and
implementing the internal control system of sales revenue; Understanding the effectiveness of the control
mechanism for the Company’s real estate sales revenue and collection operations. Also, to spot check the
pre-orders forms of on site real estate sales, confirmation on completion of sales contract and site daily report
for sales on site, the invoice of marketing planning services, bank transactions records; testing if the
accounting treatment adopted for service contract income was in accordance with accounting policies; to
sample check on sales transactions for the period before and after the financial reporting date and confirm
the related vouchers to assess whether the revenue recognition period is appropriate.

. Valuation of inventories

Please refer to Note 4(f) and Note 5 for the accounting policy of inventory valuation, as well as the
estimation and assumption uncertainty of the valuation of inventory, respectively. Information of estimation
of the valuation of inventory are disclosed in Note 6(e) of the financial statements.

Description of key audit matter:

As of December 31, 2022, inventory of the Company (construction industry) was amounted to $17,179,125
thousand, which accounted for 67% of the consolidated total assets, and the inventory amount was presented
with lower of cost or net realizable value. The judgment of net realizable value relies on management since
the Company focuses on real estate industry, the industry is not only deeply affected by politics, economics,
and reform of house and land transactions income tax system, but also an industry that is capital intensive
and has long recover period. Consequently, revenue recognition is one of our key audit matters.

How the matter was addressed in our audit:

Our principal audit procedures included the following: understanding the Company’ s operating and
accounting procedures for inventory valuation.; obtaining the Company management’s data on net realizable
value of inventory or individual investment evaluation forms, then sampling these data to review their market
prices and comparing with contract prices of recent sales by the Company or the most updated selling prices
of nearby properties. Consequently, confirming if the net realizable value of inventory is appropriate.

. Right-of-use assets -Impairment assessment of superficies

Please refer to notes 4(k) for the accounting policy on recognition and measurement of superficies, notes 5
“Critical accounting judgments and key sources of estimation uncertainty”, for estimation uncertainty of
impairment of right-of-use assets -impairment assessment of superficies, and Note 6(i) “Right-of-use assets -
Impairment assessment of superficies”, and for the related disclosures, respectively, of the notes to the
consolidated financial statements.
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Description of key audit matter:

As of December 31, 2022, the right of use assets - superficies held by the Company was amounted to

$1,034,993 thousand, representing 4% of the consolidated total assets; its impairment assessment at financial
reporting date is important. The assessment process and valuation method depend on management's
subjective judgment, which is an accounting estimate with high estimation uncertainty. Therefore, the
impairment of right of use assets - superficies is one of the most important evaluation in performing our audit
procedures

How the matter was addressed in our audit:

Our principal audit procedures included the following: Understanding the control and accounting treatment
of the Company’s asset impairment operations; confirming that all assets subject to impairment testing are
fully included in management’ s assessment process; obtaining management’ s data on assessment
assumptions,and determine the reasonableness of the valuation methods adopted to measure recoverable
amounts. Then refer to external market data, comparable market transactions and discount rates. Then, to
verify the reasonableness of the valuation data and assumptions; verifying whether the Company has
properly disclosed its policies and other relevant information on impairment of long-term non-financial
assets.

Responsibilities of Management and Those Charged with Governance for the Consolidated Financial
Statements

Management is responsible for the preparation and fair presentation of the financial statements in accordance
with Regulations Governing the Preparation of Financial Reports by Securities Issuers and IFRSs, IASs,
interpretation as well as related guidance endorsed by the Financial Supervisory Commission of the Republic of
China, and for such internal control as management determines is necessary to enable the preparation of

financial statements that are free from material misstatement, whether due to fraud or error.

In preparing the financial statements, management is responsible for assessing the Company’ s ability to
continue as a going concern, disclosing, as applicable, matters related to going concern and using the going
concern basis of accounting unless management either intends to liquidate the Company or to cease operations,
or has no realistic alternative but to do so.

Those charged with governance are responsible for overseeing the Company’s financial reporting process.
Auditors’ Responsibilities for the Audit of the Financial Statements

Our objectives are to obtain reasonable assurance about whether the financial statements as a whole are free
from material misstatement, whether due to fraud or error, and to issue an auditor’s 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 the Standards on Auditing of the Republic of China will always detect a material misstatement
when it exists. Misstatements can arise from fraud or error and are considered material if, individually or in the
aggregate, they could reasonably be expected to influence the economic decisions of users taken on the basis of
these financial statements.

As part of an audit in accordance with the Standards on Auditing of the Republic of China, we exercise
professional judgment and professional skepticism throughout the audit. We also:

1. Identify and assess the risks of material misstatement of the financial statements, whether due to fraud or
error, design and perform audit procedures responsive to those risks, and obtain audit evidence that is
sufficient and appropriate to provide a basis for our opinion. The risk of not detecting a material
misstatement resulting from fraud is higher than for one resulting from error, as fraud may involve collusion,
forgery, intentional omissions, misrepresentations, or the override of internal control.
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2. 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
Company’s internal control.

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

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

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

6. Obtain sufficient and appropriate audit evidence regarding the financial information of the investment in
other entities accounted for using the equity method to express an opinion on this financial statements. We
are responsible for the direction, supervision and performance of the 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 financial statements of the current period and are therefore the key audit
matters. We describe these matters in our auditors’ report unless law or 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.

The engagement partners on the audit resulting in this independent auditors’ report are Shu-Ying Chang and
Hsin-Ting Huang.

KPMG

Taipei, Taiwan (Republic of China)
March 14, 2023

Notes to Readers

The accompanying parent company only financial statements are intended only to present the statement of financial position, financial
performance and its cash flows in accordance with the accounting principles and practices generally accepted in the Republic of China
and not those of any other jurisdictions. The standards, procedures and practices to audit such parent company only financial statements
are those generally accepted and applied in the Republic of China.

The auditors’ report and the accompanying parent company only financial statements are the English translation of the Chinese version
prepared and used in the Republic of China. If there is any conflict between, or any difference in the interpretation of the English and
Chinese language auditors’ report and parent company only financial statements, the Chinese version shall prevail.
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(English Translation of Parent Company Only Financial Statements and Report Originally Issued in Chinese)
JSL CONSTRUCTION & DEVELOPMENT CO., LTD.

Assets
Cash and cash equivalents (Note 6(a))

Notes receivable, net (Notes 6(d), (v) and 7)

Notes receivable due from related parties, net (Notes 6(d) and (v))
Accounts receivable, net (Notes 6(d) and (v))

Accounts receivable due from related parties, net (Notes 6(d), (v) and 7)
Other receivables, net

Other receivables due from related parties, net (Note 7)

Inventories (for construction business), net (Notes 6(e), 7 and 8)

Total prepayments (Note 6(f))

Other current financial assets (Notes 6(k) and 8)

Other current assets, others

Current assets recognised as incremental costs to obtain contract with
customers (Notes 6(k) and 7)

Current assets recognised from costs to fulfil contracts with customers
(Note 6(e))

Non-current assets:

Total non-current financial assets at fair value through profit or loss (Note
6(b))

Total non-current financial assets at fair value through other comprehensive
income (Note 6(c))

Investments accounted for using equity method, net (Note 6(g))
Total property, plant and equipment (Notes 6(h) and 8)
Right-of-use assets (Notes 6(i), 7 and 8)

Investment property, net (Notes 6(j), 7 and 8)

Total intangible assets

Deferred tax assets (Note 6(s))

Non-current prepayments for investments

Total other non-current financial assets (Notes 6(k) and 8)

Other non-current assets, others

Total assets

See accompanying notes to parent company only financial statements.

Balance Sheets

December 31, 2022 and 2021

(Expressed in Thousands of New Taiwan Dollars)

December 31, 2022 December 31, 2021
Amount % Amount Y%
435,794 2 596,263 3

20,583 - 93,290 -

640 - - -
1,191,782 5 1,160,719 7
21,977 - 118,672 1

3371 - 10,006 -

20,542 - 8,652 -
17,179,125 67 11,755,413 62

78921 - 60,501 -
2,077,676 9 1,489,328 8

42437 - 25411 -

212,490 1 78,075 -
336,010 __ 1 160.162 1
21,621,348 85 15,556,492 82
188,560 1 188,560 1

539 - 539 -
550,660 2 633,949 3
848,152 3 860,244 4
1,059,367 4 1,052,715 5
702,443 3 565,969 3

354 - 181 -

39,387 - 26,760 -

- - 399 -
539,495 2 451,556 2
255 - 255 -
3,934,069 15 3,785,984 18
25,555,417 100 19,342,476 100

2100
2110
2130
2150
2170
2180
2200
2220
2230
2251
2280
2305
2321
2322
2399

2530
2540
2570
2580
2645
2670

3110
3210
3220
3300

Liabilities and Equity

Current liabilities:

Total short-term borrowings (Note 6(1))

Total short-term notes and bills payable (Note 6(1))
Current contract liabilities (Notes 6(v) and 9)

Total notes payable (Note 6(0))

Total accounts payable (Note 6(0))

Total accounts payable to related parties (Notes 6(0) and 7)
Total other payables (Note 7)

Other payables to related parties (Note 7)

Current tax liabilities

Current provisions for employee benefits (Note 6(r))
Current lease liabilities (Notes 6(p) and 7)

Other current financial liabilities

Bonds payable, current portion (Notes 6(n) and 7)
Long-term borrowings, current portion (Note 6(m))

Other current liabilities, others

Non-Current liabilities:

Total bonds payable (Notes 6(n) and 7)

Total long-term borrowings (Note 6(m))

Total deferred tax liabilities (Note 6(s))
Non-current lease liabilities (Notes 6(p) and 7)
Guarantee deposits received

Other non-current liabilities, others (Note 6(j))

Total liabilities

Equity attributable to owners of parent (Note 6(t)):

Ordinary share

Total capital surplus, additional paid-in capital
Capital surplus, treasury share transactions
Total retained earnings

Total equity

Total liabilities and equity

December 31,2022  December 31, 2021
Amount % Amount %
$ 9,217,320 36 6,613,819 34
1,551,324 6 324,232 2
2,288,086 9 1,241,584 6

7,992 - 66,571 -
849,968 3 401,837 2
151,129 1 172,039 1
197,087 1 248,381 1
713,217 3 112,352 1
108,536 - 175,614 1

4,801 - 4,841 -

16,301 - 10,591 -

8,225 - 4,162 -
400,000 500,000 3
781,095 3 700,104 4
21,241 _ - 27,403 _ -
16,316,322 _64 10,603,530 _55
2,000,000 8 1,400,000 7

677,504 3 688,576

4,756 - 7,281 -
349,851 1 328,738 2

20,835 - 8,407 -
50,000 50,000 _ -
3,102,946 _12 2,483,002 _13
19,419,268 _76 13,086,532 _68
2,660,790 10 1,612,600 8
1,293,675 5 1,777,455 9
5,556 _ - 5,556 _ -
2,176,128 _ 9 2,860,333 _15
6,136,149 24 6,255,944 32
$_ 25,555,417 100 19,342,476 100




(Expressed in Thousands of New Taiwan Dollars , Except for Earnings Per Common Share)
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(English Translation of Parent Company Only Financial Statements Originally Issued in Chinese)

JSL CONSTRUCTION & DEVELOPMENT CO., LTD.

Statements of Comprehensive Income
For the years ended December 31, 2022 and 2021

Operating revenue (Notes 6(v) and 7)
Operating costs (Notes 6(¢) and 7)
Gross profit
Operating expenses (Notes 6(w) and 7):
Selling expenses
Administrative expenses

Impairment loss determined in accordance with IFRS (Note 6(d))

Net operating income
Non-operating income and expenses:
Interest income (Notes 6(x) and 7)
Other income (Notes 6(x) and 7)
Other gains and losses (Notes 6(g), (j) and (X))
Finance costs (Notes 6(p), (x) and 7)

Share of profit (loss) of subsidiaries, associates, and joint ventures
under the equity method

Profit before tax
Less: Income tax expenses (Note 6(s))
Profit

Other comprehensive income, net

Total comprehensive income

Earnings per share (NT dollar) (Note 6(u))
Basic earnings per share (in New Taiwan dollars)

Diluted earnings per share (in New Taiwan dollars)

See accompanying notes to parent company only financial statements.

2022 2021
Amount % Amount %
$ 2,783,221 100 3,437,715 100
1,645,487 59 1,435,909 42
1,137,734 41 2,001,806 58
239,593 255,003
249,279 9 230,724
15,159 1 2,361 -
504,031 19 488,088 14
633,703 22 1,513,718 44
2,479 - 1,007 -
19,001 1 17,297 1
133,159 5 12,525 -
(252,830)  (9) (174,820)  (5)
44,789 2 104,199 3
(53,402) (1) (39,792) _ (1)
580,301 21 1,473,926 43
135,686 5 341,861 10
444,615 16 1,132,065 33
$ 444,615 16 1,132,065 33
1.67 4.25
1.67 4.25




(English Translation of Parent Company Only Financial Statements Originally Issued in Chinese)

JSL CONSTRUCTION & DEVELOPMENT CO., LTD.
Statements of Changes in Equity
For the years ended December 31, 2022 and 2021

(Expressed in Thousands of New Taiwan Dollars)

Share capital Retained earnings

Ordinary Unappropriated Total retained
shares Capital surplus Legal reserve retained earnings earnings Total equity
Balance at January 1, 2021 $ 1,466,000 2,076,211 90,360 1,637,908 1,728,268 5,270,479
Total comprehensive income - - - 1,132,065 1,132,065 1,132,065
Earnings appropriation and distribution:
Legal reserve appropriated - - 90,615 (90,615) - -
Other changes in capital surplus:

Stock dividends from capital surplus 146,600 (146,600) - - - -

Cash dividends from capital surplus - (146,600) - - - (146,600)
Balance at December 31, 2021 1,612,600 1,783,011 180,975 2,679,358 2,860,333 6,255,944
Total comprehensive income - - - 444,615 444,615 444,615
Earnings appropriation and distribution:

Legal reserve appropriated - - 113,206 (113,206) - -

Cash dividends of ordinary share - - - (161,260) (161,260) (161,260)

Stock dividends of ordinary share 967,560 - - (967,560) (967,560) -

Other changes in capital surplus:

Stock dividends from capital surplus 80,630 (80,630) - - - -

Cash dividends from capital surplus - (403,150) - - - (403,150)
Balance at December 31, 2022 $ 2,660,790 1,299,231 294,181 1,881,947 2,176,128 6,136,149

See accompanying notes to parent company only financial statements.



(English Translation of Parent Company Only Financial Statements Originally Issued in Chinese)

JSL CONSTRUCTION & DEVELOPMENT CO., LTD.
Statements of Cash Flows
For the years ended December 31, 2022 and 2021

(Expressed in Thousands of New Taiwan Dollars)

Cash flows from (used in) operating activities:
Profit before tax
Adjustments:
Adjustments to reconcile profit (loss):
Depreciation expense
Amortization expense
Impairment loss determined in accordance with IFRS 9
Interest expense
Interest income
Share of profit of subsidiaries, associates and joint ventures accounted for using equity method
Gain on disposals of investment property
Gain on modification of leases
Loss on disposal of investments accounted for using equitymethoud
Total adjustments to reconcile profit
Changes in operating assets and liabilities:
Changes in operating assets:
Decrease in notes accounts receivable, net
Increase in notes receivable due from related parties
Increase in accounts receivable
Decrease (increase) in accounts receivable due from related parties
Decrease in other receivable
(Increase) decrease in other receivable due from related parties
Increase in inventories
Increase in prepayments
Increase in other current assets
Increase in other current financial assets
Increase in assets recognised as incremental costs to obtain contract with customers
Increase in assets recognised from costs to fulfil contracts with customers
Total changes in operating assets
Changes in operating liabilities:
Increase in contract liabilities
Decrease (increase) in notes payable
Increase (decrease) in accounts payable
(Decrease) increase in accounts payable to related parties
Decrease in other payables
Increase in other payable to related parties
(Decrease) increase in provisions for employee benefits
Increase in other financial liabilities
Decrease in other current liabilities
Total changes in operating liabilities
Total changes in operating assets and liabilities
Total adjustments
Cash outflow generated from operations
Interest received
Interest paid
Income taxes paid
Net cash flows generated from operating activities

For the years ended December 31

2022 2021
580,301 1,473,926
30,433 42,200
316 221
15,159 2,361
252,830 174,820
(2,479) (1,007)
(44,789) (104,199)
(18,745) -
. (744)
742 -
233.467 113.652
72,707 11,480
(640) -
(59,544) (290,378)
96,695 (79,329)
6,635 5,663
(11,957) 43,857
(5,383,977 (2,806,366)
(18,420) (43,726)
(588,328) (455,801)
(17,026) (9,289)
(134,415) (54,982)
(175.848) (4.628)
(6.214.118) (3.683.499)
1,046,502 562,959
(58,579) 57,047
448,131 (58,407)
(20,910) 156,427
(84,567) (10,785)
250,865 15,683
(40) 1,422
4,063 -

(6.163) (8.012)
1,579.302 716,334
(4.634.816) (2.967.165)
(4.401,349) (2.853.513)
(3,821,048) (1,379,587)

2,459 988
(280,877) (205,784)
(217.916) (414,120)

(4.317.382) (1.998.503)




(English Translation of Parent Company Only Financial Statements Originally Issued in Chinese)

JSL CONSTRUCTION & DEVELOPMENT CO., LTD.

Statements of Cash Flows (CONT’D)

For the years ended December 31, 2022 and 2021

(Expressed in Thousands of New Taiwan Dollars)

For the year ended December 31

Cash flows from investing activities:
Acquisition of financial assets designated at fair value through profit or loss
Proceeds from disposal of investments accounted for using equity methoud
Capital reduction
Acquisition of property, plant and equipment
Decrease in other receivables due from related parties
Acquisition of intangible assets
Acquisition of investment properties
Proceeds from disposal of investment properties
Increase in other non-current financial assets
Increase in other non-current assets

Dividends received

Net cash outflows used in investing activities

Cash flows from financing activities:
Increase in short-term loans
Dncrease in short-term loans
Increase in short-term notes and bills payable
Decrease in short-term notes and bills payable
Proceeds from issuing bonds
Repayments of bonds
Proceeds from long-term debt
Repayments of long-term debt
Increase in guarantee deposits received
Increase in other payables to related parties
Payment of lease liabilities
Cash dividends paid

Net cash inflows generated from financing activities

Net (decrease) increase in cash and cash equivalents

Cash and cash equivalents at the beginning of the year

Cash and cash equivalents at the end of the year $

2022 2021
- (188,560)
38 -
- 62,000
(1,335) (7,670)
- 30,000
(489) (156)
(148,343) (50,218)
78,874 -
(87,939) (302,609)
. (255)
127,765 8.461
(31.429) (449.007)
6,798,761 5,986,341
(4,195,260) (4,488,508)
6,891,600 1,285,000
(5,661,100) (1,130,000)
1,000,000 1,100,000
(500,000) -
73,010 94,990
(3,091) (3,096)
12,428 382
350,000 y
(13,596) (22,947)
(564.410) (146,600)
4,188,342 2.675.562
(160,469) 228,052
596,263 368.211
435,794 596,263

See accompanying notes to parent company only financial statements.
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(English Translation of Parent Company Only Financial Statements Originally Issued in Chinese)

JSL CONSTRUCTION & DEVELOPMENT CO., LTD.
Notes to the Financial Statements
For the years ended December 31, 2022 and 2021

(Expressed in Thousands of New Taiwan Dollars, Unless Otherwise Specified)

(1) Company history

JSL CONSTRUCTION & DEVELOPMENT CO., LTD. (the “Company”) was incorporated on June 1986
as a company limited by shares under the laws of the Republic of China (“R.0O.C.”) and registered under
the Ministry of Economic Affairs, R.O.C. The address of the Company’s registered office is 11F-2,
NO.166, Section 4, Zhongxiao East Road, Da-an District, Taipei City 106, Taiwan. On June 24, 2013, the
resolution of the ordinary shareholders’ meeting was passed and approved by the Ministry of Economic
Affairs on July 5, 2013 to change the name of the company, formerly known as “Kim Shangchang
Development Co., Ltd” to “JSL CONSTRUCTION & DEVELOPMENT CO., LTD." The principal
activities of the Company are real estate agents and sellers, to commission construction companies for the
construction of national housing, commercial building for rental leases and sales, trading of building
materials and operation of interior decoration.

(2) Approval date and procedures of the financial statements:

The parent company only financial statements were authorized for issuance by the Board of Directors on
March 14, 2023.

(3) New standards, amendments and interpretations adopted:

(a) The impact of the International Financial Reporting Standards (“IFRSs”) endorsed by the Financial
Supervisory Commission, R.O.C. which have already been adopted.

The Company has initially adopted the following new amendments, which do not have a significant
impact on its financial statements, from January 1, 2022:

e Amendments to IAS 16 “Property, Plant and Equipment — Proceeds before Intended Use”
e Amendments to IAS 37 “Onerous Contracts — Cost of Fulfilling a Contract”
e Annual Improvements to IFRS Standards 2018-2020

e Amendments to IFRS 3 “Reference to the Conceptual Framework”

(b) The impact of IFRS issued by the FSC but not yet effective

The Company assesses that the adoption of the following new amendments, effective for annual
period beginning on January 1, 2023, would not have a significant impact on its financial statements:

e Amendments to IAS 1 “Disclosure of Accounting Policies”
e Amendments to IAS 8 “Definition of Accounting Estimates”

e Amendments to IAS 12 “Deferred Tax related to Assets and Liabilities arising from a Single
Transaction”

(Continued)
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The impact of IFRS issued by IASB but not yet endorsed by the FSC

The Company does not expect the following new and amended standards, which have yet to be
endorsed by the FSC, to have a significant impact on its financial statements:

Amendments to IFRS 10 and IAS 28 “Sale or Contribution of Assets Between an Investor and
Its Associate or Joint Venture”

IFRS 17 “Insurance Contracts” and amendments to IFRS 17 “Insurance Contracts”
Amendments to IAS 1 “Classification of Liabilities as Current or Non-current”
Amendments to IAS 1 “Non-current Liabilities with Covenants”

Amendments to I[FRS 17 “Initial Application of IFRS 17 and IFRS 9 — Comparative
Information®

IFRS16 “Requirements for Sale and Leaseback Transactions”

(4) Summary of significant accounting policies:

The significant accounting policies presented in the financial statements are summarized below. Except
for those specifically indicated, the following accounting policies were applied consistently throughout the
periods presented in the financial statements.

(a)

(b)

Statement of compliance

The financial statements have been prepared in accordance with the Regulations Governing the
Preparation of Financial Reports by Securities Issuers (hereinafter referred to as the Regulations)
and the International Financial Reporting Standard.

Basis of preparation

(1)

(i)

Basis of measurement

The financial statements have been prepared on the historical cost basis, except for the
following material items in the statement of financial position:

1)  Financial instruments at fair value through profit or loss are measured at fair value;
2)  Financial assets at fair value through other comprehensive income
Functional and presentation currency

The functional currency of each Company entity is determined based on the primary economic
environment in which the entity operates. The parent company only financial statements are
presented in New Taiwan dollars, which is the Company’s functional currency. All financial
information presented in NTD has been rounded to the nearest thousand.

(Continued)
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Classification of current and non-current assets and liabilities

An asset is classified as current when one of following criteria is met; all other assets are classified
as non-current assets.

(i) Itis expected to be realized, or intended to be sold or consumed, in the normal operating cycle;
(i) It is held primarily for the purpose of trading;
(ii1) It is expected to be realized within twelve months after the reporting period; or

(iv) The asset is cash or a cash equivalent (as defined in IAS 7) unless the asset is restricted from
being exchanged or used to settle a liability for at least twelve months after the reporting
period.

A liability is classified as current under one of the following criteria, and all other liabilities are
classified as non-current.

(1) Itis expected to be settled in the normal operating cycle;
(i) It is held primarily for the purpose of trading;
(ii1) It is due to be settled within twelve months after the reporting period; or

(iv) The Company does not have an unconditional right to defer settlement of the liability for at
least twelve months after the reporting period. Terms of a liability that could, at the option of
the counterparty, result in its settlement by issuing equity instruments do not affect its
classification.

Cash and cash equivalents

Cash comprises cash on hand and demand deposits. Cash equivalents are shortterm, highly liquid
investments that are readily convertible to known amounts of cash and are subject to an insignificant
risk of changes in value. Time deposits which meet the above definition and are held for the purpose
of meeting shortterm cash commitments rather than for investment or other purposes should be
recognized as cash equivalents.

Financial instruments

Accounts receivable and debt securities issued are initially recognized when they are originated. All
other financial assets and financial liabilities are initially recognized when the Company becomes a
party to the contractual provisions of the instrument. A financial asset (unless it is an account
receivable without a significant financing component) or financial liability is initially measured at
fair value plus, for an item not at fair value through profit or loss (FVTPL), transaction costs that are
directly attributable to its acquisition or issue. A trade receivable without a significant financing
component is initially measured at the transaction price.

(Continued)
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Financial assets

All regular way purchases or sales of financial assets are recognized and derecognized on a
trade date basis.

On initial recognition, a financial asset is classified as measured at: amortized cost; Fair value
through other comprehensive income (FVOCI) — debt investment; FVOCI — equity investment;
or FVTPL. Financial assets are not reclassified subsequent to their initial recognition unless
the Company changes its business model for managing financial assets, in which case all
affected financial assets are reclassified on the first day of the first reporting period following
the change in the business model.

1))

2)

3)

Financial assets measured 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 FVTPL:

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

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

A financial asset measured at amortized cost is initially recognized at fair value,
plus/minus the cumulative amortization using the effective interest method. The
amortized cost is reduced by impairment losses. Interest income, foreign exchange gains
and losses, and impairment loss, are recognized in profit or loss. Any gain or loss on
derecognition is recognized in profit or loss.

Fair value through other comprehensive income (FVOCI )

On initial recognition of an equity investment that is not held for trading, the Company
may irrevocably elect to present subsequent changes in the investment’s fair value in
other comprehensive income. This election is made on an instrument-by-instrument
basis.

Equity investments at FVOCI are subsequently measured at fair value. Dividends are
recognized as income in profit or loss unless the dividend clearly represents a recovery of
part of the cost of the investment. Other net gains and losses are recognized in other
comprehensive income and are never reclassified to profit or loss.

Dividend income derived from equity investments is recognized on the date that the
Company’s right to receive payment is established, which in the case of quoted securities
is normally the ex-dividend date.

Fair value through profit or loss (FVTPL)

All financial assets not classified as measured at amortized cost or at FVOCI described
as above are measured at FVTPL, including derivative financial assets. On initial
recognition, the Company may irrevocably designates a financial asset, which meets the
requirements to be measured at amortized cost or at FVOCI, as at FVTPL if doing so
eliminates or significantly reduces an accounting mismatch that would otherwise arise.

(Continued)
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These assets are subsequently measured at fair value. Net gains and losses, including any
interest or dividend income, are recognized in profit or loss.

Impairment of financial assets

The Company recognizes loss allowances for expected credit losses (ECL) on financial
assets measured at amortized cost (including cash and cash equivalents, amortized costs,
notes and accounts receivable, other receivables, guarantee deposit paid and other
financial assets).

The Company measures loss allowances at an amount equal to lifetime expected credit
loss (“ECL”), except for the following which are measured as 12-month ECL:

debt securities that are determined to have low credit risk at the reporting date; and

other debt securities and bank balances for which credit risk (i.e. the risk of default
occurring over the expected life of the financial instrument) has not increased
significantly since initial recognition.

Loss allowance for trade receivables and contract assets are always measured at an
amount equal to lifetime ECL.

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

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

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

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

At each reporting date, the Company assesses whether financial assets carried at
amortized cost and debt securities at FVOCI are credit-impaired. A financial asset is
¢ credit-impaired’ when one or more events that have a detrimental impact on the
estimated future cash flows of the financial asset have occurred. Evidence that a financial
assets is credit-impaired includes the following observable data:

significant financial difficulty of the borrower or issuer;
a breach of contract such as a default or being more than 180 days past due;

the lender of the borrower, for economic or contractual reasons relating to the
borrower's financial difficulty, having granted to the borrower a concession that the
lender would not otherwise consider;

(Continued)
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it is probable that the borrower will enter bankruptcy or other financial reorganization;
or

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

Loss allowances for financial assets measured at amortized cost are deducted from the
gross carrying amount of the assets. For debt securities at FVOCI, the loss allowance is
charge to profit or loss and is recognized in other comprehensive income instead of
reducing the carrying amount of the asset.

The gross carrying amount of a financial asset is written off either partially or in full to
the extent that there is no realistic prospect of recovery. For corporate customers, the
Company individually makes an assessment with respect to the timing and amount of
write off based on whether there is a reasonable expectation of recovery. The Company
expects no significant recovery from the amount written off. However, financial assets
that are written off could still be subject to enforcement activities in order to comply with
the Company’s procedures for recovery of amounts due.

Derecognition of financial assets

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

When the Company enters into transactions whereby it transfers assets but retains either
all or substantially all of the risks and rewards of the assets, the transferred assets are not
derecognized from statement of balance sheet.

(i1)) Financial liabilities and equity instruments

)

2)

Classification of debt or equity

Debt and equity instruments issued by the Company are classified as financial liabilities
or equity in accordance with the substance of the contractual arrangements and the
definitions of a financial liability and an equity instrument.

Equity instrument

An equity instrument is any contract that evidences residual interest in the assets of an
entity after deducting all of its liabilities. Equity instruments issued are recognized as the
amount of consideration received, less the direct cost of issuing.

(Continued)
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3) Financial liabilities

Financial liabilities are classified as measured at amortized cost or FVTPL. A financial
liability is classified as at FVTPL if it is classified as held-for-trading, it is a derivative or
it is designated as such on initial recognition. Financial liabilities at FVTPL are
measured at fair value and net gains and losses, including any interest expense, are
recognized in profit or loss.

Other financial liabilities are subsequently measured at amortized cost using the effective
interest method. Interest expense and foreign exchange gains and losses are recognized in
profit or loss. Any gain or loss on derecognition is also recognized in profit or loss.

4)  Derecognition of financial liabilities

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

The difference between the carrying amount of a financial liability derecognized and the
consideration paid (including any non-cash assets transferred or liabilities assumed) is
recognized in profit or loss.

5)  Offsetting of financial assets and liabilities

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

(f) Inventories

(1)

Selling
Contract costs

If the costs incurred in fulfilling a contract with a customer are not within the scope of another
Standard (for example, IAS 2 Inventories, IAS 16 Property, Plant and Equipment or IAS 38
Intangible Assets), the Company recognizes an asset from the costs incurred to fulfil a contract
only if those costs meet all of the following criteria: the costs relate directly to a contract or to
an anticipated contract that the Company can specifically identify; the costs generate or
enhance resources of the Company that will be used in satisfying (or in continuing to satisfy)
performance obligations in the future; and the costs are expected to be recovered.

General and administrative costs, costs of wasted materials, labor or other resources to fulfill
the contract that were not reflected in the price of the contract, costs that relate to satisfied
performance obligations (or partially satisfied performance obligations), and costs for which
the Company cannot distinguish whether the costs relate to unsatisfied performance
obligations or to satisfied performance obligations (or partially satisfied performance
obligations), the Company recognizes these costs as expenses when incurred.

(Continued)
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(i) Construction

The cost of inventories shall comprise all costs of purchase and other costs incurred in bring
the inventories to their present location and condition. The real estate development costs
include construction costs, land costs, borrowing costs, and project costs incurred during the
development period. When completion, construction in progress is carried over to buildings
and land held for sale. Then, it is amortized over either by income approach or built-up area
approach (units of ping). The real estate development costs proportionate to the sale are carried
forward to the operating cost. Subsequently, measure the lower of cost and net realizable
value. When the cost of inventories is higher than the net realizable value, it should be offset
against the cost to net realizable value, and the amount of inventory should be recognized as
cost of goods sold in the current period.Net realizable value is the estimated selling price in the
ordinary course of business, less the estimated costs of completion and selling expenses. The
measurements of net realizable value are as below:

1)  Construction Site: Net realizable value is by referring to the estimate made by the
competent authorities in accordance with the prevailing market conditions.

2)  Construction in progress: Net realizable value is the estimated selling price (based on
current market condition) in the ordinary course of business, less the estimated costs of
sales, as well as cost and selling expenses for completion of work.

3) Buildings and land held for sale: the net realizable value is the estimated price (based on
the market condition), less, the estimated selling expenses during the sales.

Investment in associates

Associates are those entities in which the Company has significant influence, but not control or join
control over their financial and operating policies.

Investments in associates are accounted for using the equity method and are recognized initially at
cost. The cost of the investment includes transaction costs. The carrying amount of the investment in
associates includes goodwill identified on acquisition, net of any accumulated impairment losses.

The financial statements include the Company’s share of the profit or loss and other comprehensive
income of those associates, after adjustments to align the accounting policies with those of the
Company, from the date on which significant influence commences until the date on which
significant influence ceases. The Company recognizes any changes of its proportionate share in the
investee within capital surplus, when an associate’s equity changes due to reasons other than profit
and loss or comprehensive income, which did not result in changes in actual controlling power.

Gains and losses resulting from transactions between the Company and an associate are recognized
only to the extent of unrelated Company’s interests in the associate.

When the Company’s share of losses exceeds its interests in an associate, the carrying amount of the
investment, including any long term interests that form part thereof, is reduced to zero, and the
recognition of further losses is discontinued except to the extent the Company has an obligation or
has made payments on behalf of its associates.

(Continued)
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Investment in subsidiaries

The subsidiaries in which the Company holds controlling interest are accounted for under equity
method in the parent company only financial statements. Under equity method, the net income, other
comprehensive income and equity in the parent company only financial statement are the same as
those attributable to the owners of parent in the financial statements.

Changes in the Company’s ownership interest in a subsidiary that do not result in a loss of control
are accounted for as equity transactions.

Investment property

Investment property is property held either to earn rental income or for capital appreciation or for
both, but not for sale in the ordinary course of business, use in the production or supply of goods or
services, or for administrative purposes. Investment property is measured at cost on initial
recognition, and subsequently at cost, less accumulated depreciation and accumulated impairment
losses. Depreciation expense is calculated based on the depreciation method, useful life, and residual
value which are the same as those adopted for property, plant and equipment.

Any gain or loss on disposal of an investment property (calculated as the difference between the net
proceeds from disposal and the carrying amount) is recognized in profit or loss.

Rental income from investment property is recognized as other revenue on a straight-line basis over
the term of the lease. Lease incentives granted are recognized as an integral part of the total rental
income, over the term of the lease.

Property, plant and equipment
(i) Recognition and measurement

Items of property, plant and equipment are measured at cost, which includes capitalized
borrowing costs, less accumulated depreciation and any accumulated impairment losses.

If significant parts of an item of property, plant and equipment have different useful lives, they
are accounted for as separate items (major components) of property, plant and equipment.

Any gain or loss on disposal of an item of property, plant and equipment is recognized in profit
or loss.

(il)) Subsequent expenditure

Subsequent expenditure is capitalized only if it is probable that the future economic benefits
associated with the expenditure will flow to the Company.

(iii)) Depreciation

Depreciation is calculated on the cost of an asset less its residual value and is recognized in
profit or loss on a straightline basis over the estimated useful lives of each component of an
item of property, plant and equipment.

(Continued)
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Land is not depreciated.

The estimated useful lives of property, plant and equipment for current and comparative
periods are as follows:

1)  Buildings 3~50 years
2)  Office equipment 3~5 years
3) Leasehold improvement 3 years
4)  Transportation equipment 5 years

Depreciation methods, useful lives and residual values are reviewed at each reporting date and
adjusted if appropriate.

(k) Leases

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

(1)

As a leasee

The Company recognizes a right-of-use asset and a lease liability at the lease commencement
date. The right-of-use asset is initially measured at cost, which comprises the initial amount of
the lease liability adjusted for any lease payments made at or before the commencement date,
plus any initial direct costs incurred and an estimate of costs to dismantle and remove the
underlying asset or to restore the underlying asset or the site on which it is located, less any
lease incentives received.

The right-of-use asset is subsequently depreciated using the straight-line method from the
commencement date to the earlier of the end of the useful life of the right-of-use asset or the
end of the lease term. In addition, the right-of-use asset is periodically reduced by impairment
losses, if any, and adjusted for certain remeasurements of the lease liability.

The lease liability is initially measured at the present value of the lease payments that are not
paid at the commencement date, discounted using the interest rate implicit in the lease or, if
that rate cannot be reliably determined, the Company’s incremental borrowing rate. Generally,
the Company uses its incremental borrowing rate as the discount rate.

Lease payments included in the measurement of the lease liability comprise the following:
1) fixed payments, including in-substance fixed payments;

2)  variable lease payments that depend on an index or a rate, initially measured using the
index or rate as at the commencement date;

3) amounts expected to be payable under a residual value guarantee; and

4)  payments for purchase or termination options that are reasonably certain to be exercised.

(Continued)
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The lease liability is measured at amortized cost using the effective interest method. It is
remeasured when:

1) there is a change in future lease payments arising from the change in an index or rate; or

2) there is a change in the Company’s estimate of the amount expected to be payable under
a residual value guarantee; or

3) there is a change in the lease term resulting from a change of its assessment on whether it
will exercise an option to purchase the underlying asset, or

4)  there is a change in the lease term resulting from a change of the Company’s assessment
on whether it will exercise an extension or termination option; or

5) there is any lease modifications

When the lease liability is remeasured, other than lease modifications, a corresponding
adjustment is made to the carrying amount of the right-of-use asset, or in profit and loss if the
carrying amount of the right-of-use asset has been reduced to zero.

When the lease liability is remeasured to reflect the partial or full termination of the lease for
lease modifications that decrease the scope of the lease, the Company accounts for the
remeasurement of the lease liability by decreasing the carrying amount of the right-of-use asset
to reflect the partial or full termination of the lease, and recognize in profit or loss any gain or
loss relating to the partial or full termination of the lease.

The Company presents right-of-use assets that do not meet the definition of investment and
lease liabilities as a separate line item respectively in the balance sheets.

The Company has elected not to recognize right of use assets and lease liabilities for short term
leases of office equipment of low value assets, The Company recognizes the lease payments
associated with these leases as an expense on a straight line basis over the lease term.

For sale and leaseback transactions, the Company applies the requirements for determining
when a performance obligation is satisfied in IFRS15 to determine whether the transfer of an
asset is accounted for as a sale of the asset. If the transfer of an asset satisfies the requirement
of IFRS15 to be accounted for as a sale of the asset, the Company derecognizes the transferred
asset, then measures the right-of-use asset arising from the leaseback at the proportion of the
previous carrying amount of the asset that relates to the right of use retained. Accordingly, the
Company recognizes only the amount of any gain or loss that relates to the rights transferred to
the buyer-lessor. For leaseback transaction, the Company applies the lessee accounting policy.
If the transfer of an asset does not satisfy the requirement of IFRS15 to be accounted for as a
sale of the asset, the Company continues to recognize the transferred asset and recognizes the
financial liability equal to the transfer proceeds.

(Continued)
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(i) Asaleasor

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

When the Company is an intermediate lessor, it accounts for its interests in the head lease and
the sub-lease separately. It assesses the lease classification of a sub-lease with reference to the
right-of-use asset arising from the head lease, not with reference to the underlying asset. If a
head lease is a short-term lease to which the Company applies the exemption described above,
then it classifies the sub-lease as an operating lease.

If an arrangement contains lease and non-lease components, the Company applies IFRS15 to
allocate the consideration in the contract.

The Company recognizes a finance lease receivable at an amount equal to its net investment in
the lease. Initial direct costs incurred in negotiating and arranging an operating lease is added
to the net investment of the leased asset. The interest income is recognized over the lease term
based on a pattern reflecting a constant periodic rate of return on the net investment in the
lease. The Company recognizes lease payments received under operating leases as income on a
straight-line basis over the lease term as part of ‘other income’.

Intangible assets

(1)

(i)

Recognition and measurement

Other intangible assets, including customer relationships, patents and trademarks, that are
acquired by the Company and have finite useful lives are measured at cost less accumulated
amortization and any accumulated impairment losses.

Subsequent expenditure

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

(iil) Amortization

Amortization is calculated over the cost of the asset, less its residual value, and is recognized
in profit or loss on a straight-line basis over the estimated useful lives of intangible assets,
other than goodwill, from the date that they are available for use.

(Continued)
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The estimated useful lives for current and comparative periods are as follows:
1)  Software 3 years

Amortization methods, useful lives and residual values are reviewed at each reporting date and
adjusted if appropriate.

(m) Impairment of non financial assets

(n)

At each reporting date, the Company reviews the carrying amounts of its non-financial assets (other
than inventories, contract assets, deferred tax assets and investment properties and biological assets,
measured at fair value, less costs) to determine whether there is any indication of impairment. If any
such indication exists, then the asset’s recoverable amount is estimated. Goodwill is tested annually
for impairment.

For impairment testing, assets are grouped together into the smallest group of assets that generates
cash inflows from continuing use that are largely independent of the cash inflows of other assets or
CGUs. Goodwill arising from a business combination is allocated to CGUs or groups of CGUs that
are expected to benefit from the synergies of the combination.

The recoverable amount of an asset or CGU is the greater of its value in use and its fair value less
costs to sell. Value in use is based on the estimated future cash flows, discounted to their present
value using a pre-tax discount rate that reflects current market assessments of the time value of
money and the risks specific to the asset or CGU.

An impairment loss is recognized if the carrying amount of an asset or CGU exceeds its recoverable
amount.

Impairment losses are recognized in profit or loss. They are allocated first to reduce the carrying
amount of any goodwill allocated to the CGU, and then to reduce the carrying amounts of the other
assets in the CGU on a pro rata basis.

An impairment loss in respect of goodwill is not reversed. For other assets, an impairment loss is
reversed only to the extent that the asset’s carrying amount does not exceed the carrying amount that
would have been determined, net of depreciation or amortization, if no impairment loss had been
recognized.

Revenue from contracts with customers
(i) Revenue from contracts with customers

Revenue is measured based on the consideration to which the Company expects to be entitled
in exchange for transferring goods or services to a customer. The Company recognizes revenue
when it satisfies a performance obligation by transferring control of a good or a service to a
customer. The accounting policies for the Company’ s main types of revenue are explained
below.

(Continued)



)

2)

21

JSL CONSTRUCTION & DEVELOPMENT CO., LTD.
Notes to the Financial Statements

Land development and sale of real estate

The Company develops and sells residential properties and usually sales properties in
advance during construction or before construction begins. Revenue is recognized when
control over the properties has been transferred to the customer. Therefore, revenue is
recognized at a point in time when the legal title has passed to the customer and the
transfer of properties to the customer is complete. If the Company only meets one of the
two criteria at the reporting date, the revenue is recognized as well.

The revenue is measured at the transaction price agreed under the contract. For sale of
readily available house, in most cases, the consideration is due when legal title of a
property has been transferred. While deferred payment terms may be agreed in rare
circumstances, the deferral never exceeds twelve months. The transaction price is,
therefore not adjusted for the effects of a significant financing component. For pre-
selling properties, the consideration is usually received by installment during the period
from contract inception until the transfer of properties to the customer. If the contract
includes a significant financing component, the transaction price will be adjusted for the
effects of the time value of money during the period, using the specific borrowing rate of
the construction project. Receipt of a prepayment from a customer is recognized as
contract liability. Interest expense and contract liability are recognized when adjusting
the effects of the time value of money. Accumulated amount of contract liability is
recognized as revenue when control over the property has been transferred to the
customer.

Revenue from service rendered

The Company engaged in real estate sales and brokerage and recognized related revenue
during the financial reporting period for the provision of services. Fixed price contracts
recognized revenue based on the actual service provided per the contract as of the
reporting date. The consideration promised in the contract includes fixed and variable
amounts. The customer pays the fixed amount based on a payment schedule. Certain
variable considerations are estimated by the most probable amount (such as bonus for
higher closing price). The Company recognizes revenue only to the extent that it is highly
probable that a significant reversal in the amount of cumulative revenue recognized will
not occur. If the Company has recognized revenue, but not issued a bill, then the
entitlement to consideration is recognized as a contract asset. The contract asset is
transferred to receivables when the entitlement to payment becomes unconditional.

The customer pays the fixed amount based on a payment schedule. If the services
rendered by the Company exceed the payment, a contract asset is recognized. If the
payments exceed the services rendered, a contract liability is recognized.

A provision for onerous contracts is recognized when the expected benefits to be derived
by the Company from a contract are lower than the unavoidable cost of meeting its
obligations under the contract.

Estimates of revenues, costs or extent of progress toward completion are revised if
circumstances change. Any resulting increases or decreases in estimated revenues or
costs are reflected in profit or loss in the period in which the circumstances that give rise
to the revision become known by management.

(Continued)
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Financing components

The Company does not expect to have any contracts where the period between the
transfer of the promised goods or services to the customer and payment by the customer
exceeds one year. As a consequence, the Company does not adjust any of the transaction
prices for the time value of money.

(i1) Contract costs

1))

Incremental costs of obtaining a contract

The Company recognizes as an asset the incremental costs of obtaining a contract with a
customer if the Company expects to recover those costs. The incremental costs of
obtaining a contract are those costs that the Company incurs to obtain a contract with a
customer that it would not have incurred if the contract had not been obtained. Costs to
obtain a contract that would have been incurred, regardless of whether the contract was
obtained, shall be recognized as an expense when incurred, unless those costs are
explicitly chargeable to the customer regardless of whether the contract is obtained.

(o) Employee benefits

(P)

(1)

(i)

Defined contribution plans

Obligations for contributions to the defined contribution plans are expensed as related services
are provided.

Short-term employee benefits

Short-term employee benefit obligations are measured on an undiscounted basis and are
expensed during the period in which employees render services.

A liability is recognized for the amount expected to be paid if the Company has a present legal

or constructive obligation to pay this amount as a result of past service provided by the
employee and the obligation can be estimated reliably.

Income taxes

Income taxes comprise current taxes and deferred taxes. Except for expenses related to business
combinations or recognized directly in equity or other comprehensive income, all current and
deferred taxes are recognized in profit or loss.

Current taxes comprise the expected tax payables or receivables on the taxable profits (losses) for
the year and any adjustment to the tax payable or receivable in respect of previous years. The
amount of current tax payables or receivables are the best estimate of the tax amount expected to be
paid or received that reflects uncertainty related to income taxes, if any. It is measured using tax
rates enacted or substantively enacted at the reporting date.

(Continued)
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Deferred taxes arise due to the temporary differences between the carrying amounts of assets and
liabilities for financial reporting purposes and their respective tax bases. Deferred taxes are not
recognized for the following exceptions:

(i) temporary differences on the initial recognition of assets and liabilities in a transaction that is
not a business combination and that affects neither accounting nor taxable profits (losses) at
the time of the transaction;

(i) temporary differences related to investments in subsidiaries, associates and joint arrangements
to the extent that the Company is able to control the timing of the reversal of the temporary
differences and it is probable that they will not reverse in the foreseeable future; and

(ii1) taxable temporary differences arising on the initial recognition of goodwill.

Deferred tax assets are recognized for unused tax losses, tax credits, and deductible temporary
differences to the extent that it is probable that future taxable profits will be available against which
they can be utilized. Deferred tax assets are reviewed at each reporting date and reduced to the
extent that it is no longer probable that the related tax benefit will be realized; such reductions are
reversed when the probability of future taxable profits improves.

Deferred taxes are measured at tax rates that are expected to be applied to temporary differences
when they reserve, using tax rates enacted or substantively enacted at the reporting date.

Deferred tax assets and liabilities are offset if the following criteria are met:

(i) the Company has a legally enforceable right to set off currenttax assets against current tax
liabilities; and

(i1) the deferred tax assets and the deferred tax liabilities relate to income taxes levied by the same
taxation authority on either:

1)  the same taxable entity; or

2) different taxable entities which intend to settle current tax assets and liabilities on a net
basis, or to realize the assets and liabilities simultaneously, in each future period in
which significant amounts of deferred tax liabilities or assets are expected to be settled or
recovered.

Earnings per share

The basic and diluted EPS attributable to shareholders of the Company are disclosed in the financial
statements. Basic earnings per share is calculated as the profit attributable to the ordinary
shareholders of the Company divided by the weighted average number of ordinary shares
outstanding. Diluted earnings per share is calculated as the profit attributable to ordinary
shareholders of the Company divided by the weighted average number of ordinary shares
outstanding after adjustment for the effects of all potential dilutive ordinary shares. Dilutive
potential ordinary shares comprise accrued employee remuneration.

(Continued)
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(r)  Operating segments

Segment information was disclosed in consolidated financial statements; therefore, it was not
disclosed in the parent company only financial statement.

Significant accounting assumptions and judgments, and major sources of estimation uncertainty:

The preparation of the financial statements in conformity with the IFRSs endorsed by the FSC requires
management to make judgments, estimates, and assumptions that affect the application of the accounting
policies and the reported amount of assets, liabilities, income, and expenses. Actual results may differ
from these estimates.

Management continues to monitor the accounting estimations and assumptions. Management recognizes
any changes in the accounting estimations during the period in which the estimates are revised and in any
future periods affected.

Information about judgments made in applying accounting policies that have the most significant effects
on the amounts recognized in the financial statements is as follows:

(a) Classification of investment property

The Company leases vacant shopping malls but recognize the assets as investment property rather
than lease assets under property, plant and equipment because of its intention to gain long-term
capital appreciation or to earn rent income.

(b) Lease term

The Company determines the lease term as the non-cancellable period of the lease, together with
periods covered by an option to extend the lease if the lessee is reasonably certain to exercise that
option, and periods covered by an option to terminate the lease if the lessee is reasonably not to
exercise that option. In assessing whether a lessee is reasonably to exercise the options, the
Company considers all relevant facts and circumstances that create an economic incentive for the
lessee. The Company reassesses whether it is reasonably certain to exercise an extension option or
not to exercise the option upon the occurrence of either a significant event or a significant change in
circumstances that is within the control of the lessee. If there is a change in the lease term, the
Company recognizes the amount of the remeasurement of the lease liability as an adjustment to the
right-of-use asset. Please refer to Note 6(i).

(¢) Identifying a lease

The Company leases superficies, land lot of the construction and housings. The contract involves an
identified asset, so the Company has the right to obtain substantially all of the economic benefits
from use of the asset throughout the period of use. The Company has the right to direct the use of the
identified asset throughout the period of use. Accordingly, the Company recognize the said contract
as lease. The Company recognizes a right of use asset and a lease liability at the lease
commencement date. For the details, please refer to Note 6(1).

(Continued)
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Information about assumptions and estimation uncertainties that have a significant risk of resulting in a
material adjustment to the carrying amounts of assets and liabilities within the next financial year is as
follows. Those assumptions and estimation have been updated to reflect the impact of COVID-19
pandemic:

(a)

(b)

(©)

(d)

The loss allowance of trade receivable

The Company has estimated the loss allowance of trade receivables that is based on the risk of a
default occurring and the rate of expected credit loss. The Company has considered historical
experience, current economic conditions and forward-looking information at the reporting date to
determine the assumptions to be used in calculating the impairments and the selected inputs. The
relevant assumptions and input values, please refer to Note 6(d).

Inventory valuation

As inventories are stated at the lower of cost or net realizable value, The Company estimates the net
realizable value of inventories for obsolescence and unmarketable items at the end of the reporting
period and then writes down the cost of inventories to net realizable value. Due to the rapid
industrial transformation, and impacts of politics, economics, and reform of house and land
transactions income tax system, there may be significant changes in the net realizable value of
inventories, which is estimated on the basis of current market condition. Refer to Note 6(e) for
further description of the valuation of inventories.

Right-of-use assets -Impairment assessment

In the process of evaluating the potential impairment of assets, the Company is required to make
subjective judgments in determining the independent cash flows, useful lives, expected future
income and expenses related to the specific asset groups with the consideration of the usage mode of
asset and the nature of industry. Any changes in these estimates based on changed economic
conditions or business strategies could result in significant impairment charges or reversal in future
years. Please refer to Note 6(i) for the assessment of impairment.

Recognition of deferred tax assets

Deferred tax assets are recognized to the extent that it is probable that future taxable profits will be
available against which those deferred tax assets can be utilized. The Company assesses the
realization of deferred income tax assets based on assumptions such as expected future revenue
growth, profit margin, tax exemption period, available income tax offsets and tax planning. Changes
in the economic environment, industry trends, and relevant laws and regulations may result in
adjustments to the deferred tax assets. Refer to Note 6(s) for further description of the estimation of
deferred tax assets.

(Continued)
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(¢) Revenue recognition

Service contract revenue and costs are recognized by reference to the stage of completion of each
contract. The stage of completion of a contract is measured based on the proportion of contract costs
incurred for work performed to date relative to the estimated total contract costs. The Company
estimates the total contract revenue by taking into account each product positioning, pricing strategy
and real estate business dynamic. In addition, the Company estimates the cost to fulfill a contract by
taking into account such factors as sales method, expected contract items and amounts. If there are
changes in situations, the estimates of revenue, cost and percentage of completion should be
modified. Changes in aforementioned estimates might cause significant adjustment in the revenue,
cost and percentage of completion and related profits from construction contracts. Refer to Note 6(v)
for further description of the revenue recognition.

Valuation procedure

The Company evaluates its assets and liabilities using the observable market inputs. The different inputs
of levels of fair value hierarchy in determination of fair value are as follows:

(a) Level 1: quoted prices (unadjusted) in active markets for identifiable assets or liabilities.

(b) Level 2: inputs other than quoted prices included within Level 1 that are observable for the asset or
liability, either directly (ie as prices) or indirectly (ie derived from prices).

(c) Level 3: inputs for the assets or liability that are not based on observable market data.
The transfer policy between fair value levels.

If there is any movement of financial instruments measured at fair value between Level 1, Level 2, and
Level 3, the Company recognizes the movement at the reporting date.

Please refer to Note 6(y) for assumptions used in measuring fair value.
(6) Explanation of significant accounts:

(a) Cash and cash equivalents

December 31, December 31,
2022 2021
Cash on hand and petty cash $ 4,701 4,791
Demand deposits 430,673 590,701
Checking account deposits 420 771
Cash and cash equivalents in the statement of cash flows $ 435,794 596,263

Please refer to Note 6(y) for the interest rate risk and sensitivity analysis of the financial assets and
liabilities of the Company.

(Continued)
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(b) Financial assets and liabilities at fair value through profit or loss

December 31, December 31,
2022 2021
Domestic unlisted common shares - Preference share class A $ 188,560 188,560

The financial assets mentioned above were not pledged as collateral.
(c) Financial assets at fair value through other comprehensive income

December 31, December 31,
2022 2021

Equity investments at fair value through other comprehensive
income:

Unlisted common shares $ 5,396 5,396

(i)  Equity investments at fair value through other comprehensive income

The Company designated the investments shown above as equity securities at fair value
through other comprehensive income because these equity securities represent those
investments that the Companyintends to hold for long-term strategic purposes.

During the years ended December 31, 2022 and 2021, the dividends of both $0 thousand,
related to equity investments at FVOCI held were recognized.

(i1)) For credit risk (including the impairment of debt investments) and market risk, please refer to
Note 6(y).

(iii)) The aforementioned financial assets were not pledged as collateral.

(d) Notes and accounts receivables (including related parties)

December 31, December 31,
2022 2021
Notes receivable—from operating activities $ 20,583 93,290
Notes receivable—from related parties-from operating 640 -
activities
Accounts receivable—measured at amortized cost 1,216,410 1,170,188
Accounts receivable due from—related parties-measured at 21,977 118,672
amortized cost
Less: Loss allowance (24.628) (9.,469)
$ 1,234,982 1,372,681
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The Company applies the simplified approach to provide for its expected credit losses, i.e. the use of
lifetime expected loss provision for all receivables. To measure the expected credit losses, notes and
accounts receivables have been grouped based on shared credit risk characteristics and the days past
due, as well as incorporated forward looking information, including macroeconomic and relevant
industry information. The loss allowance provisions were determined as follows:

December 31, 2022
Weighted-
Gross carrying average loss Loss allowance
amount rate provision
Current $ 1,169,703 1.07% 12,525
Less than 30 days past due 56,935 6.76% 3,846
31~60 days past due 24,143 11.34% 2,738
61~90 days past due 2,786 27.35% 762
91~180 days past due 5,148 75.02% 3,862
More than 181 days past due 895 100% 895
$ 1,259,610 24,628
December 31, 2021
Weighted-
Gross carrying average loss Loss allowance
amount rate provision

Current $ 1,365,295 0.60% 8,131
Less than 30 days past due 12,078 5.51% 666
31~60 days past due 3,439 9.30% 320
61~90 days past due 800 19.48% 156
91~180 days past due 538 36.36% 196
$ 1,382,150 9.469

The movement in the allowance for notes and trade receivables were as follows:

For the years ended December 31

2022 2021
Balance at January 1 $ 9,469 7,108
Impairment losses recognized 15,159 2,361
Balance at December 31 $ 24,628 9,469

(Continued)
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Inventories
December 31, December 31,
2022 2021

Selling:

Costs to fulfill a contract $ 336,010 160,162
Construction industry:

Prepayment for land purchases 299,683 232,838

Land held for construction site 8,841,246 6,098,603

Construction in progress 6,856,266 3,965,866

Buildings and land held for sale 1,181,930 1,458,106
Subtotal 17,179,125 11,755,413
Total $ 17,515,135 11,915,575
(i)  For the years ended December 31, 2022 and 2021, the cost of inventory recognized as the cost

of goods sold and expenses amounted to $1,645,487 thousand and $1,435,909, respectively.

(i1)) The Company hadn’t recognized loss on inventory write down and reversal of inventory write
down in 2022 and 2021.

(iii)) Please refer to Note 6(x) for the capitalization of interest of construction in progress for the
years ended December 31, 2022 and 2021.

(iv) The Company has acquired or disposed of inventory (construction industry) from other related
parties, please refer to Note 7 for details.

(v) For the information on inventories pledged as collateral, as of December 31, 2022 and 2021,
please refer to Note 8 for details.

(vi) The Company has acquired 9 land in Ganlin section, Xinbei country, 43 land in Baoxiang
section, Hsinchu county, but such land are classified as farmland and are registered under the
name of another person. A real estate entrust contract are entered and are pledged to the
Company with an equivalent amount. Please refer to Note 7 for details.

Prepayments

December 31, December 31,
2022 2021

Business tax carry forward $ 37,668 59

Prepayments (selling) 15,433 15,958

Prepayments (construction) 3,198 24,684

Others 22,622 19,800

$ 78,921 60,501

(Continued)
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Investments accounted for using equity method

A summary of The Company’s financial information for investments accounted for using the equity
method at the reporting date is as follows:

December 31, December 31,
2022 2021
Subsidiaries $ 550,660 631,689
Associates - 2,260
$ 550,660 633,949

(i)  Subsidiaries
Please refer to the consolidated financial statements for the year ended December 31, 2022.
(il)) Associates

The Company’s financial information for investments accounted for using equity method that
are individually insignificant was as follows:

December 31, December 31,
2022 2021
The carrying amount of the equity interests in all $ - 2,260
individually insignificant joint ventures

For the years ended December 31

2022 2021
Shares attributable to the Company are as follows:
Profit from countinuing operation $ (1,946) -
Other comprehensive income (loss) - -
Total comprehensive income $ (1,946) -

(ii1) The Company disposed of all the ordinary shares of its associate, Shengming construction co.,
1td.during 2022 at a disposal price amounting to $38 thousand, which is recognized as loss on
disposal of investments amounting to $742 thousand, which is accounted for under "Other
gains and losses".

(iv) Pledge to secure

As of December 31, 2022 and 2021, the investments accounted for using equity method were
not pledged as collateral for long term borrowings and financing facilities.

(Continued)
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The cost, depreciation, and impairment of the property, plant and equipment of the Company for the
years ended December 31, 2022 and 2021 were as follows:

Cost or deemed cost:
Balance at January 1, 2022 $
Additions

Balance at December 31, 2022 $

Balance at January 1, 2021 $
Additions

Balance at December 31, 2021 $

Depreciation and impairment
losses:

Balance at January 1, 2022 $

Depreciation

Balance at December 31, 2022 $

Balance at January 1, 2021 $

Depreciation

Balance at December 31, 2021 $

Book value:
Balance at December 31, 2022 $

Balance on January 1,2021  §

Balance on December 31, 2021$

Buildings and Office Leasehold Transportation
Land Construction  equipment improvements equipment Total
695,942 170,615 4,867 34,656 5,562 911,642
- - 1,335 - - 1,335
695,942 170,615 6,202 34,656 5,562 _ 912,977
695,942 170,615 2,759 34,656 - 903,972
- - 2,108 - 5,562 7,670
695,942 170,615 4,867 34,656 5,562 _ 911,642
- 22,191 2,492 26,561 154 51,398
- 3,368 1,036 8,095 928 13,427
- 25,559 3,528 34,656 1,082 64,825
- 18,756 1,712 15,767 - 36,235
- 3.435 780 10,794 154 15,163
- 22,191 2,492 26,561 154 51,398
695,942 145,056 2,674 - 4,480 _ 848,152
695,942 151,859 1,047 18,889 - 867,737
695,942 148,424 2,375 8,095 5,408 _ 860,244

Please refer to Note 8 for the property, plant and equipment pledged to secure bank loans as of
December 31, 2022 and 2021.

Right-of-use assets

The Company leases many assets including superficies,land, buildings and vehicles.
Information about leases for which the Company as a lessee is presented below:

Cost:
Balance at January 1, 2022
Maturity year
Additions
Balance at December 31, 2022

Buildings and  Transportation

Superficies Land Construction equipment Total
$ 1,112,170 18,826 9,167 3,784 1,143,947
- (11,787) - - (11,787)
21,992 14,855 - 3,573 40,420
$ 1,134,162 21,894 9,167 7,357 1,172,580
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Balance at January 1, 2021
Maturity year

Additions

Early termination

Balance at December 31, 2021

Accumulated depreciation and
impairment losses:

Balance at January 1, 2022

Maturity year

Depreciation for the year

Balance at December 31, 2022

Balance at January 1, 2021

Maturity year

Depreciation for the year

Early termination

Balance at December 31, 2021
Book value:

Balance at December 31, 2022

Balance at December 31, 2021

Balance at January 1, 2021

32

Buildings and  Transportation
Superficies Land Construction equipment Total
$ 1,112,170 39,563 16,206 - 1,167,939
- (12,469) (7,039) - (19,508)
- 7,039 - 3,784 10,823
- (15,307) - - (15,307)
$ 1,112,170 18,826 9,167 3,784 1,143,947
$ 73,950 13,585 2,751 946 91,232
- (11,787) - - (11,787)
25,219 6,172 916 1,461 33,768
$ 99,169 7,970 3,667 2,407 113,213
$ 49,256 25,013 6,166 - 80,435
- (12,469) (7,039) - (19,508)
24,694 14,221 3,624 946 43,485
- (13,180) - - (13,180)
$ 73,950 13,585 2,751 946 91,232
$_ 1,034,993 13,924 5,500 4,950 1,059,367
$ 1,038,220 5,241 6,416 2,838 1,052,715
$_ 1,062,914 14,550 10,040 - 1,087,504

As of December 31, 2022 and 2021, he right-of-use asset were pledged as collateral for long term

borrowings, please refer to Note 8.

For the aforementioned impairment assessment of superficies, the discount rates adopted for the
years ended December 31, 2022 and 2021 were 6.60% and 6.625%, respectively to reflect the
specific risks of the relevant cash-generating unit. The value of the financial forecast represents
management’ s assessment of future operational results, while taking into account of historical

information from internal and external sources.

Based on the impairment assessment for the years ended December 31, 2022 and 2021, no
impairment losses were recognized as the recoverable amount of the CGU was higher than its

carrying value.
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Investment property
Investment property including assets owned by the Company.

The cost and accumulated depreciation of the investment property for the years ended December 31,
2022 and 2021, were as follows:

Owned property
Land and Buildings and  Construction
improvements improvements in progress Total
Cost or deemed cost:
Balance at January 1, 2022 $ 224,756 42,078 455,402 722,236
Additions - - 197,041 197,041
Disposal (46,157) (42,078) - (88,235)
Balance at December 31, 2022 S 178,599 - 652,443 831,042
Balance at January 1, 2021 $ 224,756 42,078 385,282 652,116
Additions - - 93,726 93,726
Disposal - - (23,6006) (23,6006)
Balance at December 31, 2021 $ 224,756 42,078 455,402 722,236
Depreciation and impairment losses:
Balance at January 1, 2022 $ 139,243 17,024 - 156,267
Depreciation for the year - 438 - 438
Disposal (10,644) (17,462) - (28,106)
Balance at December 31, 2022 $ 128,599 - - 128,599
Balance at January 1, 2021 $ 139,243 16,273 - 155,516
Depreciation for the year - 751 - 751
Balance at December 31, 2021 $ 139,243 17,024 - 156,267
Carrying amounts:
Balance at December 31, 2022 $ 50,000 - 652,443 702,443
Balance at December 31, 2021 S 85,513 25,054 455,402 565,969
Balance at January 1, 2021 $ 85,513 25,805 385,282 496,600
Fair value (note):
Balance at December 31, 2022 $ 50,000
Balance at December 31, 2021 $ 130,873
Balance at January 1, 2021 $ 130,873

Note: The above fair value does not include the unfinished construction of the superificies in the
Changchun Section.
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The Company entered into a real estate contract and acquired land with Huang Jingiu on July 31,
2000 of approximately 3,106.07 ping in Milan, Tamsui District (Sankong Spring Section). The total
contract price was$178,599 thousand and $50,000 thousand of it was paid from mortgage pledged by
the land owner, Huang Jinqiu using the land as collateral to CHINA UNITED TRUST &
INVESTMENT CORPORATION;then, the debtor’s rights were transferred to the Company. In
addition to the paid amount of $128,599 thousand, the remaining $50,000 thousand is part of the
debtor’s right not yet transferred (equivalent amounts are accounted for under investment property
and other non-current liabilities - other). The land ownership was transferred to the Company in May
2001 but it was classified as farm land and registered in the name of another person for the moment.
The trust deed was entered and an equivalent amount of land price was pledged as collateral to the
Company.

The Company sold the land and buildings in Sanchong District, New Taipei City for the year ended
December 31, 2022 and completed the transfer of the property in August of the same year, the gain
on disposal of property amounting to $18,745 thousand was recognized and accounted for as other
gains and losses. Please refer to Note 6(x) for details.

The fair value of investment property held by the Company is based on a valuation by an
independent evaluator who has certified professional qualification and related valuation experience
in locations/types of the valuated investment property. Under the valuation techniques for financial
instruments measured at fair value, the inputs are categorized at level 3.

Fair value is evaluated using the market value and income approach and the comparative approach.
In the absence of a current quoted price from an active market, the evaluation then takes into account
the estimated aggregate cash flows expected to be received from the lease of the real estate and is
discounted by the rate of return reflecting the inherent specific risks of the net cash flow to
determine the value of the property. The range of interest rates for the Years Ended December 31,
2021 was 1.40%.

As of December 31, 2022 and 2021, the investment properties were pledged as collateral for short-
term notes and bills payable, please refer to Note 8.

For the years ended December 31, 2022 and 2021, please Note 6(x) for details of the interest
capitalization of the unfinished construction of the investment properties (superficies) of the
Company.

Other financial assets and incremental costs of obtaining a contracts

December 31, December 31,
2022 2021
Other current financial