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11371229

Report of the Directors

The Directors of Artmax 43 Cornmarket Street Limited (the "Company") present their annual report and the audited
financial statements (the "financial statements") for the year ended 31 December 2022.

Background

The Company was incorporated in United Kingdom on 18 May 2018 and commenced activities on 18 May 2018. The
Company Is a closed ended no fixed life investment company and is registered under the provisions of the United
Kingdom Company Law.

Principal activities

The principal activities of the Company is property investment with the objective of providing ordinary shareholders with an
attractive level of income along with the prospect of income and capital growth from investing in a diversified UK
commercial property portfalia.

Results and dividends

The results for the year are set out in the Statement of Comprehensive Income on page 10. The Directors do not
recommend the payment of a dividend in respect of the year ended 31 December 2022 (2021: £Nil).

Directors
The following persons were directors of the Company during the year and up to the date of this report:

Kristoffer Erik Andreas Ultenius (resigned 7th July 2022)
Carmen Wong
Ming Wai Lau

Directors' interests

Ming Wal Lau is the counterparty to the loans payable by the Company.

Statement of directors' responsibilities

The directors are responsible for preparing financial statements for the year which give a true and fair view, in accordance
with applicable United Kingdom Company Law and International Financial Reporting Standards, of the state of affairs of
the Company and of the profit or loss of the Company for that year. In preparing those financial statements, the Directors
are required to:

. select suitable accounting policies and then apply them consistently;
. make judgements that are reasonable and prudent;
. state whether applicable accounting standards have been followed, subject to any material departures disclosed

and explained in the Financial Statements; and

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

The Directors have complied with the above requirements thoughout the period and subsequently.

The Directors are responsible for keeping proper accounting records, which disclose with reasonable accuracy at any
time, the financial position of the Company and to enable them to ensure that the financial statements comply with United
Kingdom Company Law. They are also responsible for safeguarding the assets of the Company and hence for taking
reasonable steps for the prevention and detection of fraud error and non compliance with law and regulations.
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(continued)

Going concern

The Directors have received written confirmation of financial support, from the ultimate parent undertaking, for a period of
12 months from the date of approval of these financial statements. The Company has access to the considerable financial
resources of its ultimate parent.

After making enquiries, the Directors have a reasonable expectation that the Company has adequate resources to
continue in operational existence for the forecasted period to 30 September 2024 and concluded there are no material
uncertainties. Accordingly, they continue to adopt the Gaing Concern basis in preparing these financial statements.

Further details are included in note 3(b).

Disclosure of information to auditor

So far as the Directors are aware, there is no relevant audit information of which the Company auditors are unaware, and
each Director has taken all the steps that he or she ought to have taken as a director in order to make himself or herself
aware of any relevant audit information and to establish that the Company's auditors are aware of that information.

The Directors have confirmed that they have complied with the above requirements throughout the period and
subsequently.

Independent auditors

The independent auditors, BDO LLP, have indicated their willingness to accept appointment and a resolution proposing
that they be re-appointed will be put forward at the Annual General Meeting.

Qualifying third party indemnity provisions

The Company made no qualifying third party indemnity provisions for the benefit of the Directors during the year ended 31
December 2022 (2021: £Nil).

Political contributions

The Company made no political contributions during the year ended 31 December 2022 (2021: £Nil).

Small companies' note

in preparing this report, the Directors have taken advantage of the small companies exemptions provided by 415A of the
Companies Act 2006.

This report was approved by the Board of Directors on 20 September 2023 and signed on its behalf by:

Director

Carmen Wong

20 September 2023
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Report of Independent Auditors to the members of Artmax 43 Cornmarket Street Limited

Opinion on the financial statements
In our opinion, the financial statements:

» give a true and fair view of the state of the Company's affairs as at 31 December 2022 and of its loss for the year then
ended;

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

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

We have audited the financial statements of Artmax 43 Cornmarket Street Limited (“the Company”) for the year ended 31
December 2022 which comprise the statement of financial position, the statement of comprehensive income, the
statement of changes in equity, the statement of cash flows and notes to the financial statements, Including a summary of
significant accounting policies. The financial reporting framework that has been applied in their preparation is applicable
law and international accounting standards in conformity with the requirement of the Companies Act 2006.

Basis for opinion

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

Independence

We are Independent of the Company in accordance with the ethical requirements that are relevant to our audit of the
financial statements in the UK, including the FRC's Ethical Standard and we have fulfilled our other ethical responsibilities
in accordance with these requirements.

Conclusions relating to going concern

In auditing the financial statements, we have concluded that the Directors' use of the going concern basis of accounting in
the preparation of the financial statements is appropriate.

Based on the work we have performed, we have not identified any material uncertainties relating to events or conditions
that, individually or collectively, may cast significant doubt on the Group or Parent Company's ability to continue as a going
concern for a period of at least twelve months from when the financial statements are authorised for issue.

Our responsibilities and the responsibilities of the Directors with respect to going concern are described in the relevant
sections of this report.

Other information

The Directors are responsible for the other information. The other Information comprises the information included in the
Annual Report, other than the financial statements and our auditor's report thereon. Our opinion on the financial
statements does not cover the other information and, except to the extent otherwise explicitly stated in our report, we do
not express any form of assurance conclusion thereon.

Our responsibility is to read the other information and, in doing so, consider whether the other information is materially
inconsistent with the financial statements or our knowledge obtained in the course of the audit or otherwise appears to be
materially misstated. If we identify such material inconsistencies or apparent material misstatements, we are required to
determine whether this gives rise to a material misstatement in the financial statements themselves. If, based on the work
we have performed, we conclude that there is a material misstatement of this other information, we are required to report
that fact.

We have nothing to report in this regard.
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(continued)

Report of Independent Auditors to the members of Artmax 43 Cornmarket Street Limited
(continued)

Other Companies Act 2006 reporting
In our opinion, based on the work undertaken in the course of the audit:

« the information given in the Directors' report for the financial year for which the financial statements are prepared is
consistent with the financial statements; and
« the Directors' report have been prepared in accordance with applicable legal requirements.

In the light of the knowledge and understanding of the Company and its environment obtained in the course of the audit,
we have not identified material misstatements in the Directors’ report.

We have nothing to report in respect of the foliowing matters in relation to which the Companies Act 2006 requires us to
report to you if, in our opinion:

» adequate accounting records have not been kept, or returns adequate for our audit have not been recelved from
branches not visited by us; or

» the financial statements are not in agreement with the accounting records and returns; or

« certain disclosures of Directors’ remuneration specified by law are not made; or

+ we have not received all the information and explanations we require for our audit; or

» the Directors were not entitled to prepare the financial statements in accordance with the small companies regime and
take advantage of the small companies’ exemptions in preparing the Directors’ report and from the requirement to
prepare a Strategic report.

Responsibilities of Directors

As explained more fully in the Directors' Report, the Directors are responsible for the preparation of the financial
statements and for being satisfied that they give a true and fair view and for such internal control as the Directors
determine is necessary to enable the preparation of financial statements that are free from material misstatement, whether
due to fraud or error.

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

Auditor’s 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
ISAs (UK) will always detect a material misstatement when it exists. Misstatements can arise from fraud or error and are
considered material if, Individually or in the aggregate, they could reasonably be expected to influence the economic
decisions of users taken on the basis of these financial statements.

Extent to which the audit was capable of detecting irregularities, including fraud

Irregularities, including fraud, are instances of non-compliance with laws and regulations. We design procedures in line
with our responsibilities, outlined above, to detect material misstatements In respect of irregularities, including fraud. The
extent to which our procedures are capable of detecting irregularities, including fraud is detailed below:

Non-compliance with laws and regulations

Based on: :

¢ Our understanding of the Company and the industry in which it operates;
»  Discussion with management and those charged with governance; and
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(continued)

Report of Independent Auditors to the members of Artmax 43 Cornmarket Street Limited
(continued)

Auditor’s responsibilities for the audit of the financial statements (continued)

¢ Obtaining an understanding of the Company's policies and procedures regarding compliance with laws and
regulations

We considered the significant laws and regulations to be international Financial Reporting Standards as adopted by the
European Union and the Companies Act 2006.

The Company is also subject to laws and regulations where the consequence of non-compliance could have a material
effect on the amount or disclosures in the financial statements, for example through the imposition of fines or litigations.

Our procedures in respect of the above included:

¢ Review of minutes of meeting of those charged with governance for any instances of non-compliance with laws and
regulations;

» Review of correspondence with tax authorities for any instances of non-compliance with laws and regulations;

* Review of financlal statement disclosures and agresing to supporting documentation; and

+ Review of legal expenditure accounts to understand the nature of expenditure incurred.

Fraud
We assessed the susceptibility of the financial statements to material misstatement, including fraud. Our risk assessment
procedures included:
e Enquiry with management and those charged with governance regarding any known or suspected instances of fraud;
¢  Obtaining an understanding of the Company’s policies and procedures relating to:
°  Detecting and responding to the risks of fraud; and
° Internal controls established to mitigate risks related to fraud.
+ Review of minutes of meeting of those charged with governance for any known or suspected instances of fraud;
» Discussion amongst the engagement team as to how and where fraud might occur in the financial statements; and
» Performing analytical procedures to identify any unusual or unexpected relationships that may indicate risks of
material misstatement due to fraud.

Based on our risk assessment, we considered the areas most susceptible to fraud to be management override of controls
and the valuation of the investment properties.

Our procedures in respect of the above included:

+ Testing a sample of journal entries throughout the year, which met a defined risk criteria, by agreeing to supporting
documentation; and

* Assessing significant estimates made by management for bias in the valuation methods, assumptions used and the
inputs and judgements adopted therein in valuing the investment property.

We also communicated relevant identified laws and regulations and potential fraud risks to all engagement team members
who were all deemed to have appropriate competence and capabilities and remalined alert to any indications of fraud or
non-compliance with laws and regulations throughout the audit.

Our audit procedures were designed to respond to risks of material misstatement in the financial statements, recognising
that the risk of not detecting a material misstatement due to fraud is higher than the risk of not detecting one resulting from
error, as fraud may involve deliberate concealment by, for example, forgery, misrepresentations or through collusion.
There are inherent limitations in the audit procedures performed and the further removed non-compliance with laws and
regulations is from the events and transactions reflected in the financial statements, the less likely we are to become
aware of it.

A further description of our responsibilities is available on the Financial Reporting Council’'s website at:
https://iwww.frc.org.uk/auditorsresponsibllities. This description forms part of our auditor's report.
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(continued)

Report of Independent Auditors to the members of Artmax 43 Cornmarket Street Limited
(continued)

Use of our report

This report is made solely to the Company’s members, as a body, in accordance with Chapter 3 of Part 16 of the
Companies Act 2006. Our audit work has been undertaken so that we might state to the Company's members those
matters we are required to state to them in an auditor's report and for no other purpose. To the fullest extent permitted by
law, we do not accept or assume responsibility to anyone other than the Company and the Company's members as a
bady, for our audit work, for this report, or for the opinions we have formed.

DocuSigned by:
Ewuﬁ
TATEFERFAE (Senior Statutory Auditor)
For and on behalf of BDO LLP, Statutory Auditor

London, UK
Date: 20 September 2023

BDO LLP is a limited liability partnership registered in England and Wales (with registered number OC305127).

[
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2022 2021
Notes £ £
ASSETS
Non-current assets
Investment properties 7 3,900,000 5,800,000
3,900,000 5,800,000
Current assets
Trade and other receivables 8 435,907 46,622
Cash and cash equivalents 9 212,463 334,611
648,370 381,233
Total assets 4,548,370 6,181,233
LIABILITIES -
Current Liabilities
Intercompany loan payables 10 6,140,890 6,140,890
Interest payable on intercompany loan 22,553 8,738
Deferred income 109,304 108,998
Current tax liabilities 5 28,218 32,430
Trade and other payables 11 56,425 47,309
6,357,390 6,338,365
Non-current liabilities
Borrowings 10 3,169,540 3,152,944
Deferred tax liability 5 11,634 9,600
3,181,174 3,162,544
Total liabilities 9,538,564 9,600,909
EQUITY
Issued capital 12 1 1
Non-distributable reserves 13 (6,100,000) (4,200,000)
Retained earnings 1,109,805 880,323
Total equity {4,990,194) (3,319,676)

These financial statements have been prepared with the provisions applicable to companies subject to the small
companies regime within part 15 of the Companies Act 20086.

These financial statements on pages 9 to 26 were approved and authorised for issue by the Board of directors on 20
September 2023 and were signed on its behalf by:

Director

Carmen Wong

The notes on pages 13 to 26 form an integral part of these financial statements
9
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2022 2021
Notes £ £

Income
Rental and rent free income 465,000 465,000
Insurance income 3,699 3,938
Total income 468,699 468,938
Expenses
Praperty expenses (4,708) (4,218)
Administration fees (14,174) (11,200)
Audit fees 19 (6,563) (5,234)
Professional fees (47,120) (45,649)
Unrealised loss of fair value of investment property 7 (1,900,000) (4,200,000)
Total expenses (1,972,565) (4,266,301)
Finance costs - net
Bank interest received 560 25
Loan interest expense (96,262) (67,860)
Amortisation of financing fees (16,595) (16,595)
Bank charges (235) (279)
Exchange losses (451) (333)
Total Finance costs (112,983) (85,042)
Loss before tax (1,616,849) (3,882,405)
Income tax expense 5 (53,669) (60,342)

(1,670,518) (3,942,747)

Loss for the year attributable to equity holders of the company

All ltems dealt with in arriving at the loss for the year attributable to equity holders of the Company relate to continuing

operations.

There are no items related to other comprehensive income.

The notes on pages 13 to 26 form an integral part of these financial statements
10 '
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Non-
distributable Retained
Issued capital reserves earnings Total
£ £ £ £
Balance as at 01 January 2022 1 (4,200,000) 880,323 (3,319,676)
Loss for the year attributable to equity holders of the
company - - (1,670,518) (1,670,518)
Reserve movement - (1,900,000) 1,900,000 -
Total comprehensive loss for the year ended 31
December 2022 - (1,900,000) 229482 _ (1,670,518)
Balance as at 31 December 2022 1 (6,100,000) 1,109,805 (4,990,194)
Non-
distributable Retained
Issued capital reserves earnings Total
£ £ £ £

Balance as at 01 January 2021 1 - 623,070 623,071
Loss for the year attributable to equity holders of the
company - - (3,942,747) (3,942,747)
Reserve movement - (4,200,000) 4,200,000 -
Total comprehensive loss for the year ended 31
December 2021 - (4,200,000) 257,253 (3,942,747)
Balance as at 31 December 2021 1 (4,200,000) 880,323 (3,319,676)

The notes on pages 13 to 26 form an integral part of these financial statements
11
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2022 2021

Cash flows from operating activities Notes £ £
Cash generated from operations 14 16,147 420,782
Income tax paid 5 (55,847) (54,589)
Net cash (used in) / generated from operating activities (39,700) 366,193
Cash flows from financing activities
Repayment of shareholder loan 10 - (400,000)
Interest paid on intercompany loan 10 (82,448) (71,159)
Net cash used in financing activities (82,448) (471,159)
Net decrease in cash and cash equivalents (122,148) (104,966)
Cash and cash equivalents at the beginning of the year 334,611 439,577
Cash and cash equivalents at end of year 9 212463 ___ 334,611

The notes on pages 13 to 26 form an integral part of these financial statements

12
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1 General information

Artmax 43 Cornmarket Street Limited (the 'Company') carries out the business of property investment through a portfolio of
freehold and leasehold investment properties located in the United Kingdom. The Company is a limited liability company
whose principal place of business is 6/F Craven House, 119 - 123 Kingsway, London, United Kingdom, WC2B 6PA and
was incorporated and domiciled in United Kingdom. These audited financial statements have been approved for issue by
the Board of Directors on 20 September 2023.

2 Statement of compliance

The financial statements of the Company have been prepared in compliance with International Financial Reporting
Standards (IFRS) and IFRS Interpretations Committee (IFRS IC) interpretations as adopted by the European Union
applicable to companies reporting under IFRS and the Companies Act 2006.

3 Summary of significant accounting policies

The principal accounting policies applied in the preparation of these financial statements are set out below. These policies
have been consistently applied throughout the year, unless otherwise stated.

(a) Basis of preparation

The financial statements are prepared on a going concern basis, under the historical cost convention, except for
investment property which is measured at fair value.

Critical accounting estimates

The preparation of the financial statements in conformity with generally accepted accounting principles requires the use of
certain critical accounting estimates. It also requires management to exercise its judgement in the process of applying the
Company's accounting policies.The areas involving a higher degree of judgement or complexity, or areas where
assumptions and estimates are significant to the financial statements, are disclosed in note 6.

(b) Going concern

The Directors have considered the financial position of the Company in preparing these financial statements and note that
it has current net liabilities of £5,709,020 at 31 December 2022 (2021: £5,957,132).

The Directors have obtained confirmation that the £4,500,000 (2021: £4,500,000) shareholder loan will not be called in
unless the Company is in a position to do so for 12 months from the date of approval of the financial statements. The
Directors have therefore concluded that there is a reasonable expectation that the Company will have adequate resources
to meet its liabilities as they fall due and continue in operational existence for the forecasted period to 30 September 2024,
being at least twelve months from the date of this report. The financial statements have therefore been prepared on a
going concern basis.

The Directors have reviewed the current political situation between Russia and Ukraine, which requires continued
assessment as it evolves. The Company has no affiliations with any person or company on the sanctioned entity list as at
the date of signing these financial statements, and the Directors do not anticipate the Company's principal activities to be
impacted in the forseeable future.

13
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(continued)

3 Summary of significant accounting policies (continued)

(c) New accounting standards and interpretations
(i) New standards and interpretations adopted by the Company

The Company applied for the first time certain standards and amendments, which are effective for annual periods
beginning on or after 1 January 2022, as set out below:

Change in Standard or Interpretation
s IFRS 3 Business Combinations (Amendment - Definition of Business);
* Annual Improvements to IFRS: 2018-2020 Cycle);

s IAS 37 Provisions, Contingent Liabilities and Contingent Assets (Amendment - Onerous Contracts - Cost of Fulfilling a
Contract);

e |AS 16 Property, Plant and Equipment (Amendment - Proceeds before Intended Use); and

+ Interest Rate Benchmark Reform - Phase 2: Amendments to [FRS 9, [AS 39, IFRS 7, IFRS 4 and IFRS 16.
The amendments noted abave do not have a significant impact on the Company's financial statements.

(ii) New standards and interpretations not yet adopted

At the date of authorisation of these Financial Statements, the Company has not applied the following new and revised
IFRS Standards that have been issued but are not yet effective:

o IFRS 17 Insurance Contracts.

o Amendments to IAS 1: Classiﬁcation of Liabilities as Current or Non-current.

+« Amendments to IAS 8: Definition of Accounting Estimates.

« Amendments to IAS 1 and IFRS Practice Statement 2: Disclosure of Accounting Policies.

« Amendments to IAS 12; Deferred Tax related to Assets and Liabilities arising from a Single Transaction.

« |IFRS 10 and |IAS 28 (amendments) Sale or Contribution of Assets. between an Investor and its Associate or Joint
Venture.

« Amendments to IFRS 16: Lease Liabllity in a Sale and Leaseback.

(d) Foreign currency translation
(i) Functional and presentation currency

Items included in the financial statements are measured using the currency of the primary economic environment in which
it operates ("the functional currency"). The financial statements are presented In Pound Sterling ("£"), which is the
Company's functional and presentation currency.

(i) Transactions and balances

Foreign currency transactions are translated into the functional currency using the exchange rates prevailing at the dates
of the transactions. Foreign exchange gains and losses resulting from the settlement of such fransactions and from the
translation at year-end exchange rates of monetary assets and liabilities denominated in foreign currencies are recognised
in the Statement of Comprehensive Income.

14
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(continued)

3 Summary of significant accounting policies (continued)

(e} Financial instruments

(1) Classification

The Company classifies its financial assets and financial liabilities in the following measurement categories:
¢ those to be measured subsequently at fair value; and

o those to be measured at amortised cost.

Financial Assets Classification / Measurement
Trade and other receivables Amortised cost
Cash and cash equivalents Amortised cost
Financial Liablilities Classification / Measurement
Borrowings Amortised cost
Trade and other payables Amortised cost

The classification depends on the Company's business model for managing the financial instruments and the contractual
terms of the cash flow. : ‘

Assets measured at fair value are Financial Assets at Fair Value through Profit or Loss (FVPL) and Financial Assets at
Fair Value through Other Comprehensive Income (FVOCI), gains and losses of which will be recorded in profit or loss or
QOCl! respectively. For investments in equity instruments that are not held for trading, this will depend on whether the
Company has made an irrevocable election at the time of initial recognition to account for the equity investment at FVOCI.

The Company reclassifies debt investments when and only when its business model for managing those assets changes.
(i) Recognition and initial measurement

Financial assets and financial liabilities are recognised when the Company becomes a party to the contractual provisions
of the financial instrument and are measured initially at fair value adjusted for transaction costs, except for those carried at
fair value through profit or loss which are measured initially at fair value.

(iii) Subsequent measurement of financial assets
Debt instruments

Subsequent measurement of debt instruments depends on the entity’s business model for managing the asset and the
cash flow characteristics of the asset. There are three measurement categories into which the entity classifies its debt
instruments:

« Amortised cost: Assets that are held for collection of contractual cash flows where those cash flows represent solely
payments of principal and interest are measured at amortised cost. Interest income from these financlal assets is
included in finance income using the effective interest rate method. Any gain or loss arising on derecognition is
recognised directly in profit or loss and presented in other gains/(losses) together with foreign exchange gains and
losses. Impairment losses are presented as separate line item in the Statement of Comprehensive Income.

s FVOCI: Assets that are held for collection of contractual cash flows and for selling the financial assets, where the
assets' cash flows represent solely payments of principal and interest, are measured at FVOCI. Movements in the
carrying amount are taken through OCI, except for the recognition of impairment gains or losses, interest income and
foreign exchange gains and losses which are recognised in profit or loss. When the financial asset is derecognised,
the cumulative gain or loss previously recognised in OCl is reclassified from equity to profit or loss and recognised in
other gains/(losses). Interest income from these financial assets is included In finance income using the effective
interest rate method. Foreign exchange gains and losses are presented in other gains/(losses) and impairment
expenses are presented as a separate line item in the Statement of Comprehensive Income.

o . FVPL: Assets that do not meet the criteria for amortised cost or FVOCI are measured at FVPL. A gain or loss on a
debt investment that is subsequently measured at FVPL is recognised in profit or loss and-presented net within other
gains/(losses) in the year in which it arises.

15
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{continued)

3 Summary of significant accounting policies (continued)

(e} Financial instruments (continued)

Equity instruments

The Company subsequently measures all equity investments at fair value. Where the entity's management has elected to
present fair value gains and losses on equity investments in OCI, there is no subsequent reclassification of fair value gains
and losses to profit or loss following the derecognition of the investment. Dividends from such investments continue to be
recognised in profit or loss as other income when the entity's right to receive payments is established.

Changes in the fair value of financial assets at FVPL are recognised In other gains/(losses) in the Statement of
Comprehensive Income as applicable. impairment losses (and reversal of impairment losses) on equity investments
measured at FVOCI are not reported separately from other changes in fair value.

(iv) impairment
The Company assesses on a forward-looking basis the expected credit loss associated with its debt instruments carried at

amortised cost and FVOCI. The impairment methodology applied depends on whether there has been a significant
increase In credit risk.

For trade recelvabies, the entity applies the simplified approach permitted by IFRS 9, which requires expected lifetime
losses to be recognised from initial recognition of the receivables.

-

{v) Derecognition

Financial assets are derecognised when the contractual rights to the cash flows from the financial asset expire, or when
the financlal asset and substantially all the risks and rewards are transferred. A financial liability is derecognised when it is

extinguished, discharged, cancelled or expires.

16
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(continued)

3 Summary of significant accounting policies (continued)

() Revenue recognition
Revenue is recognised as follows:
(i) Property Disposals

Where revenue is obtained by the sale of properties, it is recognised when the significant risks and returns have been
transferred to the buyer. This will normally take place on exchange of contracts unless there are significant conditions
attached. For conditional exchange, sales are recognised when these conditions are satisfied.

(ii) Rental income

The Company's rental revenue is generated through operating leases, which provide tenants a right to use the underlying
asset and require the Company to provide common area maintenance and other services. The Company exercises
judgement in determining which of its revenue streams that arise from lease agreements are in the scope of IFRS 15 and
which are not. Specifically, the Company considers whether a revenue stream related to a lease agreement is for the
lease of an asset (“lease component”) or is for the provision of a distinct service (“non-lease component”). Base rents and
recoveries for insurance and operating costs that are not incurred in connection with tenant services are allocated to the
lease component and accounted for pursuant to IAS 17,

Recoveries for operating costs incurred in connection with tenant services, such as common area maintenance recoverles
and other administrative recoveries, are considered to be non-lease components and accounted for within the scope of
IFRS 15.

Revenue from base rents is recognised on a straight-line basis over the lease term and is net of amortisation of lease
incentives provided to tenants. Lease incentives are accounted for in accordance with SIC Interpretation 15 'Operating
Leases - Incentives' (“SIC 15") over the lease term as an adjustment to rental income.

Recoveries of operating costs for lease components are recognised in the year in which the related operating costs are
incurred and recoverable under the lease agreement.

Revenue from services rendered to tenants are recognised as the performance obligations are satisfied over time as they
are provided during the period of occupancy and only to the extent that it is highly probable that a significant amount of the
cumulative revenue recognised for a contract will not be reversed. Surrender premiums received by the Company
following the break of a lease are recognised as rental income to the extent that there are no obligations directly related to
that surrender, for example where the payment Is received in relation to dilapidations.

(iii) Interest income

Interest iIncome is recognised on a time proportion basis using the effective interest method.

(g) Current and deferred income tax

The current income tax charge is calculated on the basis of the tax laws enacted or substantively enacted at the date of
the Statement of Financial Position.

Deferred income tax is provided for in full, using the liability method, on temporary differences arising between the tax
bases of assets and liabilities and thelr carrying amounts In the financial statements. Deferred income tax is determined
using tax rates (and laws) that have been enacted or substantially enacted by the balance sheet date and are expected to
apply when the related deferred income tax asset is realised or the deferred income tax liability is settled.

Deferred income tax assets are recognised to the extent that it is probable that future taxable profit will be available
against which the temporary differences can be utilised.

(h) Freehold investment property

Freehold investment properties are initially recognised at cost, being the fair value of the consideration given, including
transaction costs associated with the acquisition of the investment property.
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(continued)

3 Summary of significant accounting policies (continued)

(h) Freehold investment property (continued)

After initial recognition, freehold investment properties are measured at fair value, with movements in the unrealised gains
and losses recognised in the Statement of Profit and Loss and Other Comprehensive Income. Fair value is based upon
the market valuations of the properties as provided by the directors, at the balance sheet date, suitably adjusted to
account for unamortised tenant lease incentives.

(i) Expenses

All expenses are accounted for on an accruals basis. The investment management and administration fees, formation and
set up costs, finance and related set up costs (including interest on the bank facility and the finance cost of the
redeemable preference shares) and all other expenses are charged through the Statement of Profit and Loss and Other
Comprehensive Income as and when incurred.

Costs Incurred directly in the arranging of new leases are capitalised and amortised over the average lease length on the
property. incentives paid to new tenants are amortised over the length of the lease being agreed.

Surrender premiums paid to tenants following the break of a lease are recognised immediately in the Statement of Profit
and Loss and Other Comprehensive Income.

Property operating expenses are expensed as Incurred and any property operating expenditure not recovered by tenants
through service charge is charged through the Statement of Profit and Loss and Other Comprehensive Income as
incurred.

(i) Cash and cash equivalents

Cash and cash equivalents are defined as cash in hand, demand deposits, and highly liquid investments readily
convertible within three months or less to known amounts of cash and subject to insignificant risk of changes in value.

(k) lIssued share capital

Ordinary shares are classified as equity.

4 Financial risk management

Financial risk factors

The Company's activities expose it to a variety of financial risks: market risk (including currency risk, fair value interest rate
risk, cash flow interest rate risk and price risk), credit risk and liquidity risk. The Company's overall risk management
programme focuses on the unpredictability of financial markets and seeks to minimise potential adverse effects on the
Company's financial performance.

The board provides written principles for overall risk management, as well as written policies covering specific areas, such
as foreign exchange risk, interest rate risk, credit risk, use of derivative financial instruments and non-derivative financial
instruments, and investment of excess liquidity.

(a) Market risk
The Company's exposure to market risk is comprised of the following risks:

(i) Foreign exchange

As at the year end, the Company is not exposed to material foreign exchange risk, as the majority of the Company's
transactions are in Pound Sterling which is the Company's functional and presentation currency. It is also the Company's
policy not to enter into any currency hedging transactions.
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(continued)

4 Financial risk management (continued)
(i) Price risk

The Company is exposed to property price and property rentals risk. The Company has leased the investment property
from 2006 to 2026 and is therefore not exposed to short-term fluctuations relating to property price and property rentals
risk.

The Company is not exposed to the market risk with respect to financial instruments as it does not hold any equity
securities.

(iii) Cash flow and fair value

The Company's interest rate risk arises from intercompany loan payable (note 10). Loans issued at variable rates expose
the Company to cash flow interest rate risk.

Sensitivity

Profit or loss is sensitive to higher/lower interest expense from intercompany loans as a result of changes in interest rates.
Interest expense Impact on post-tax loss

Interest rates - increase in LIBOR by 70 basis points * 118,423 (21,768)

Interest rates - decrease in LIBOR by 100 basis points * 64,193 32,462

*Holdlng all other varlables canstant

(b) Credit risk

Credit risk is the risk that a counter party will be unable to meet its obligations that it has been entered into with the
Company which will cause a financial loss for the Company.

The financial assets of the Company comprise of cash and cash equivalents and trade and other receivables. The
Company's cash balances are held with Bank of East Asia with Moody's credit rating of A3 and Citibank NA, London
Branch with Moody's credit rating of Aa3. The Directors monitor the credit rating on an ongoing basis.

The Directors monitor the quarterly rent payments and covenant strength of the tenant on an ongoing basis.

(c) Liquidity risk

Liquidity risk is the risk that the Company will encounter in realising assets or otherwise raising funds to meet its financial
commitments. Investments in property are relatively illiquid; however, the Company has tried to mitigate the associated
risk by investing in desirable properties in prime locations.

A summary table with maturity of financial assets and liabilities presented below is used by key management personnel to
manage liquidity risks:

As at 31 December 2022

Less than 1
Assets year 1-5years Over5 years Total
Trade and other receivables 433,811 - - 433,811
Cash and cash equivalents 212,463 - - 212,463
646,274 - - 646,274
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4 Financial risk management (continued)

Liabilities

Intercompany loan

Interest payable on intercompany loan
Trade and other payables

As at 31 December 2021

Assets
Trade and other receivables
Cash and cash equivalents

Liabilities

Intercompany loan

Interest payabie on intercompany loan
Trade and other payables

5 Income tax expense

The corporation tax is calculated at a rate of 19% of taxable loss for the year.

UK corporation tax

Current tax on taxable loss for the year
Deferred tax

Current tax charge

6,140,890 3,169,540 - 9,310,430
22,553 - - 22,553
56,425 - - 56,425

6,219,868 3,169,540 - 9,389,408

Less than 1
year 1-5years Overb5 years Total
44,832 - - 44,832
334,611 - - 334,611
379,443 - - 379,443
6,140,890 3,152,944 - 9,293,834
8,738 - - 8,738
47,309 - - 47,309
6,196,937 3,152,944 - 9,349,881
2022 2021
£ £
51,635 58,179
2,034 2,163
53,669 60,342
53,669 60,342

The tax on the Company's loss before tax differs from the theoretical amount that would arise using the tax rate on the

applicable loss as follows:

Loss before income tax
Taxable loss

Tax calculated at 19%
Fair value adjustment
Capital allowances

Total current tax liability

20

2022 2021
£ £
(1,616,849) _ (3,882,405)
(1,616,849) __ (3.882,405)
(307,202) (737,657)
361,000 798,000
(2,163) (2,164)
51,635 58179
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5 Income tax expense (continued)

2022 2021
£ £
Income tax liabilities
Current tax liability brought forward 32,430 28,839
Current income tax expense for the year 51,635 58,180
Payment on account for the year (29,927) (26,767)
Tax paid during the year (25,920) (27,822)
Current tax liability carried forward
28,218 32,430
2022 2021
£ £
Deferred tax
As at the beginning of the year 9,600 7,437
Charged to statement of comprehensive income 2034 2,163
11,634 9,600

The Finance (No.2) Act 2015 reduced the main rate of UK corporation tax to 19%, effective from 1 April 2017. A further
reduction in the UK corporation tax rate to 17% was expected to come into effect from 1 April 2020 (as enacted by Finance
Act 2016 on 15 September 2016). However legislation introduced in the Finance Act 2020 (enacted on 22 July 2020)
repealed the reduction of the corporation tax rate, thereby maintaining the current rate of 19%. Deferred taxes on the
statement of financial position have been measured at 25% (2021: 19%) which represents the future corporation tax rate
that was enacted at the balance sheet date.

The UK Budget 2021 announcements on 3 March 2021 included measures to support economic recovery as a result of
the ongoing COVID-19 pandemic. These included an increase to the UK's main corporation tax rate to 25%, which is due
to be effective from 1 April 2023. These changes were substantively enacted at the balance sheet date and hence have
been reflected in the measurement of deferred tax balances at the period end.

6 Critical accounting estimates and judgements

The preparation of the Company's financial statements in conformity with IFRS requires the Directors to make judgements,
estimates and assumptions that affect the application of accounting policies and the reported amounts of assets and
liabilities, income and expenses. Although these estimates are based on the Directors' best knowledge of the events and
amounts involved, actual resuits ultimately may differ from those estimates.

The Directors have made the following judgments, which have the most significant effect on the amounts recognised in the
Company's financial information:

(a) Fair valuation of investment property

The market value of investment property is determined to be the estimated amount for which a property should exchange
on the date of the valuation in an arm's length transaction. Properties have been valued on an individual basis at the
period end. The valuation experts use recognised valuation techniques and the principles of IFRS 13.

The critical assumptions of the valuation have been disclosed in note 7.
(b) Operating lease contracts the Company as lessor

The Company has acquired investment properties which have commercial property leases in place with tenants. The
Company has determined, based on an evaluation of the terms and conditions of the arrangements, particularly the lease
terms and minimum lease payments, that it retains all the significant risks and rewards of ownership of these properties
and so accounts for the leases as operating leases.
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7 Investment properties

2022 2021

£ £

Market value at the beginning of the year 5,800,000 10,000,000
Net loss from fair value adjustment on investment property {1,900,000) (4,200,000)
3,900,000 5,800,000

In accordance with IAS 40, the carrying value of the investment property is its fair value.

The Company's investment property were valued by an independant professionally qualified valuer in accordance with the
Appraisal & Valuation Standards of the Royal Institution of Chartered Surveyors ("RICS"), on the basis of market value.

The valuation of property assets uses market evidence and also includes assumptions regarding income expectations and
yields that investors would expect to achieve on those assets over time. Many external economic and market factors, such
as interest rate expectations, bond yields, the availability and cost of finance and the relative attraction of property against
other asset classes, could lead to reappraisal of the assumptions used to arrive at current valuations. In adverse
conditions, this reappraisal can lead to a reduction in property values and a loss in net asset value.

The valuations have been prepared on the basis of market value which is defined in the RICS Valuation Standards, as:
"The estimated amount for which a property should exchange on the date of valuation between a willing buyer and a willing
seller in an arm's length transaction after proper marketing wherein the parties had each acted knowledgeably, prudently
and without compulsion”.

Market value as defined in the RICS Valuation Standards is the equivalent of fair value under IFRS.

At 31 December 2022, there were no restrictions on the realisability of investment property or the remittance of income and
proceeds of disposal.

There is a charge over the property held by Citibank N.A. in relation to a loan agreement with the Company's fellow
subsidiary Artmax Financing (UK) Limited.

Fair Value Hierarchy

The following table provides the fair value measurement hierarchy for investment property:

As at December 2022 : Level 1 Level 2 Level 3 Total

£ £ - £ £
Assets
investment properties - - 3,900,000 3,900,000
Total Assets - - 3900000 _ 3,900,000
As at December 2021 Level 1 Level 2 Level 3 Total

£ £ £ £
Assets
Investment properties - : - 5,800,000 5,800,000
Total Assets - - 5,800,000 5,800,000
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7 Investment properties (continued)

There have been no transfers between Level 1 and Level 2 during the year, nor have there been any transfers between

Level 2 and Level 3 during the year.

The inputs to the valuation are the rental income and yields for similar properties.

The valuation would increase with an increase in rent or reduction in yield. The valuation would decrease with a reduction

in rent or an Increase in yield.

8 Trade and other receivables

Amount receivable from the Property Manager

Amount owed from tenant - National Westminster Bank Arrears
Prepayments

Unpaid share capital

Amounts receivable from Artmax 86-88 Market Street Limited
Amounts receivable from Artmax Property Limited

As of 31 December 2022, trade receivables of £433,811 (2021: £44,832) were fully performing.

For terms and conditions relating to related party receivables, refer to note 17.

9 Cash and cash equivalents

Cash at bank

10 Borrowings

Current
Intercompany loan to Artmax Financing (UK) Limited
Amounts payable to Artmax Development Limited

Total current borrowings

Non-current
Intercompany loan payable to Artmax Financing (UK) Limited
Capitalised financing costs

Total non-current borrowings

23

2022 2021
£ £
36,804 42,945
- 1,886
2,096 1,790
1 1
200,000 -
197,006 -
435,907 46,622
2022 2021
£ £
212,463 334,611
2022 2021
£ £
1,640,890 1,640,890
4,500,000 4,500,000
6,140,890 6,140,890
3,190,000 3,190,000
(20,460) (37,056)
3,169,540 3,152,944
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(continued)

10 Borrowings (continued)

On the 27 March 2019, the Artmax Financing (UK) Limited entered into a £61,000,000 interest bearing loan facility with
Citibank N.A., of which £4,830,890 was allocated to the Company as an intercompany loan. The principal loan amaount
carried interest at 1.55% plus 3 month LIBOR. The Company incurred a financing fee of £81,550 which is being amortised
over the term of the loan. The loan facility matures on 25 March 2024,

On the 5 August 2021, the loan facility with Citibank N.A., London Branch was reallocated within the Artmax group, of
which £1,640,890 was reallocated to this Company and was classed as part of current barrowings. Also, with effect from
30 September 2021, the reference rate for interest was changed from LIBOR to SONIA. During the year ended 31
December 2022, a total amount of £82,448 (2021: £67,860) of interest was accrued and a total of £96,263 (2021:
-£71,159) of interest was paid.

The intercompany loan relates to a non-interest bearing unsecured loan from Ming Wai Lau. The purpose of the loan was
provided to purchase the property and is repayable on demand. This intercompany loan was transferred from Ming Wai
Lau to Artmax Development Limited on 2 December 2021. A repayment of £nil (2021: £400,000) was made during the
period.

11 Trade and other payables

2022 2021
£ £

Trade payables 9,427 -
Accrued expenses 13,193 13,764
Amounts payable to Artmax 86/88 Market Street Limited 12,171 12,171
VAT payable 21,634 21,374

56,425 47,309
For terms and conditions relating to related party payables, refer to note 17.
12 Issued capital

2022 2021

£ £
Ordinary Shares
Authorised
1 ordinary share of £1 each 1 1
Allotted, called up and fully paid
Issued 1 ordinary share of £1 each 1 1
Total issued capital . 1 1
13 Reserves
The following describes the nature and purpose of each reserve within equity:
Reserve Description and purpose
Share capital The number of shares issued and fully paid.
Retained earnings All other net gains and losses and transactions with owners (e.g. dividends)

not recognised elsewhere.

Non distributable reserves Gains/losses arising on the revaluation of the company investment property
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14 Cash flow from operating activities

Loss before tax
Unrealised loss on fair value of investment property
Amortisation of financing fees
Interest on intercompany loan to Artmax Financing (UK) Limited
Deferred income
Movement in trade and other receivables
Movement in trade and other payables

Cash generated from operations

15 Operating lease commitments

Lessor
The future minimum rent receivables under non-cancellable operating leases are as
follows:

Within one year
Between two and five years

16 Directors remuneration

The Directors did not receive any remuneration during the year (2021: £Nil).

17 Related party transactions

(a) Related entities

2022 2021
£ £
(1,616,849)  (3,882,405)
1,900,000 4,200,000
16,596 16,596
96,263 67,860
306 (518)
(389,285) 6,227
9,116 13,022
16,147 420,782
2022 2021
£ £
465,000 465,000
1,141,479 1,606,749
1,606,479 2,071,749

The Company is controlled by Artmax Development Limited incorporated in Hong Kong, which as at 31 December 2022

owns 100% of the issued ordinary shares of the Company.

In 2021, the Company received a refund of £1,489 from Artmax Financing (UK) Limited owned wholly by Ming Wal Lau, in
excess of its funding of the interest payment due on the Citibank loan. On 5th August 2021, the loan facility with Citibank
NA, London Branch was re-allocated within the Artmax group, of which £1,640,890 was re-allocated from the Company

and Is payable to Artmax Financing (UK) Limited.

Artmax AB, a Swedish company owned wholly by Ming Wai Lau, charged £43,587 (2021: £44,185) in relation to
management fees and professional fees for the year ended 31 December 2022. The balance outstanding as at the year

end was £Nil (2021: £Nil).

The Company has an amount of £200,000 (2021: £nll) receivable from Artmax 86-88 Market Street Limited.

The Company has an amount of £197,006 (2021: £nil) receivable from Artmax Property Limited.
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17 Related party transactions (continued)

(b) Material contracts with related parties
()  Contracts with the Directors

The Company has a loan payable of £4,500,000 (2021: £4,500,000) with Ming Wai Lau, a director of the Company, which
is unsecured and Is repayable on demand. The Company's property and loan were transferred from an entity controlled by
Ming Wai Lau.

On 2 December 2021, the loan payable outstanding was transferred from Ming Wai Lau to Artmax Development Limited.

The Company has an intercompany loan payable of £1,640,890 (2021: £1,640,890) with Artmax Financiang (UK) Limited
which relates to the loan principal and loan interest payable as at the year ended 31 December 2022.

18 Ultimate controlling party
The ultimate controlling party is Ming Wai Lau.

19 Audit fees

During the period, the Company was charged audit fees of £6,563 (2021: £5,234) of which £6,563 (2021: £5,234) was
outstanding at the year end. No non-audit services were provided.

20 Staff costs
The Company has no employees (2021: Nil).

21 Contingent liabilities

The Company and its fellow subsidiaries are jointly and severally liable to bank borrowings of a fellow subsidiary. At the
period end the amount covered by this agreement is £61,000,000.

22 Events after the reporting period

Subsequent to year end, the following transactions happened in relation to intercompany loan payable to Artmax
Financing (UK) Limited:

1) On 30 January 2023, the loan facility with Citibank N.A., London branch (see Note 10) was partially repaid for
£31,000,000. The terms and conditions of this loan were unchanged.

2) On the same day as above, the Artmax Financing (UK) Limited has taken out a related party loan with Artmax IOM
Limited amounting to £31,000,000 to fund the partlal repayment of loan facility. The related party loan Is repayable on
demand and is non-interest bearing.

3) Consequently, the intercompany loan payable to Artmax Financing (UK) Limited (see Note 10) was reduced by
£1,621,148 and was replaced by reallocated intercompany loan payable to Artmax IOM Limited. The intercompany loan
payable to Artmax IOM Limited via Artmax Financing (UK) Limited amounting to £1,621,148 is repayable on demand and
is non-interest bearing.
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