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To the Sole Member of The Hong Kong Mortgage Corporation
Limited

(incorporated in Hong Kong with limited liability)
Opinion
What we have audited

The consolidated financial statements of The Hong Kong Mortgage
Corporation Limited (the “Company”) and its subsidiaries (the “Group”)
set out on pages 117 to 232, which comprise:

o the consolidated statement of financial position as at 31 December
2020;

o the consolidated income statement for the year then ended;

o the consolidated statement of comprehensive income for the year
then ended;

] the consolidated statement of changes in equity for the year then
ended,

o the consolidated statement of cash flows for the year then ended;
and

o the notes to the consolidated financial statements, which include
a summary of significant accounting policies.

Our opinion

In our opinion, the consolidated financial statements give a true and
fair view of the consolidated financial position of the Group as at 31
December 2020, and of its consolidated financial performance and
its consolidated cash flows for the year then ended in accordance
with Hong Kong Financial Reporting Standards (“HKFRSS") issued by
the Hong Kong Institute of Certified Public Accountants (“HKICPA”")
and have been properly prepared in compliance with the Hong Kong
Companies Ordinance.

Basis for Opinion

We conducted our audit in accordance with Hong Kong Standards on
Auditing ("HKSAS") issued by the HKICPA. Our responsibilities under
those standards are further described in the Auditor’'s Responsibilities
for the Audit of the Consolidated Financial Statements section of our
report.
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We believe that the audit evidence we have obtained is sufficient and
appropriate to provide a basis for our opinion.

Independence

We are independent of the Group in accordance with the HKICPA's
Code of Ethics for Professional Accountants (“the Code”), and we have
fulfilled our other ethical responsibilities in accordance with the Code.

Key Audit Matters

Key audit matters are those matters that, in our professional judgment,
were of most significance in our audit of the consolidated financial
statements of the current period. These matters were addressed in the
context of our audit of the consolidated financial statements as a whole,
and in forming our opinion thereon, and we do not provide a separate
opinion on these matters.

Key audit matters identified in our audit are summarised as follows:

o  IRESHREKZ .
s  RRAHNGHITE .

o FLERMABRITYTHAD BEFRES
TR EsBERNMREERITR )

REHITEM
Key Audit Matter

Impairment allowances on loan portfolios
Measurement of insurance contract liabilities

100% Guarantee Product under the SME Financing Guarantee
Scheme (“100% SFGS")

FATHY = T a0y 4k BB oS 4R B T B I
How our audit addressed the Key Audit Matter

BRAESHREKE
Impairment allowances on loan portfolios

SEHLTHEAEMSRENMES -

Refer to note 18 to the consolidated financial
Statements.
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As at 31 December 2020, the Group recorded
loan impairment allowances of HK$2,456,000
relating to the gross mortgage loan portfolio of
HK$4,093,019,000 and the gross non-mortgage loan
portfolio of HK$2,966,316,000 (2019: HK$1,588,000,
HK$4,910,217,000 and HK$2,019,416,000 respectively).

BNAERENTRRASNTHER S RIHEFAEL =T
REFERETHInA

Our audit procedures in relation to management’s ECL
assessment on the loan portfolios included the following:

o  THIMMISUHETRRERTRBEXNNIBEE

Understanding and evaluating the internal controls
relating to the measurement of ECL;

o  NWEEEMAMMGEERZMZEH NI

Testing of the controls that management has established
over the valuation of collateral;
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REHITEY
Key Audit Matter
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How our audit addressed the Key Audit Matter
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The Group built an expected credit losses (“ECL")
model for estimating impairment allowances
on its loan portfolio. The Group also established
governance process and controls for the
measurement of impairment allowances of the loan
portfolio.
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Impairment allowances on the loan portfolios
represent management'’s best estimate of the
expected losses within the loan portfolios as at the
balance sheet date. Allowances for impairment are
made for loans with significant increase in credit risk
since initial recognition and for loans that are credit
impaired with reference to the life time expected
credit losses. Allowances for impairment are made
for performing loans with reference to the 12-month
expected credit losses. These allowances are
based on reasonable and supportable information
about past events, current conditions and forecasts
of future events and economic conditions at the
reporting date.

Wi E S FRERER S BRETSA
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The audit focused on loan impairment allowances
because both the determination of the expected
impairment and the underlying calculations are
inherently subject to significant judgement by
management.

EAITEERBEE S & NI EERMALLE - X
RIRmEERITRINERRSE

Performing independent sample checking of the
collateral’s value to various external independent
valuation quotes to the extent available;

X T B AT A E KB AR INE TR RN RAER
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For loans with significant increase in credit risk since
initial recognition and for loans that are credit impaired,
assessing a sample of these loans for timely identification
and for testing the corresponding impairment calculation,;
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BN -

Assessing the overall reasonableness of the ECL as at 31
December 2020.

BNAERZBTIHETMARENERZHM - RRGHEXE
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We found that management’s judgements used in calculating
the expected impairment were supported by the evidence
obtained.

AV E R E R AITETR R R FURE R FORE MR
& REVGHEREIUE S

We also found that the models and assumptions used in
calculating the impairment allowances on the loan portfolios
were supported by the available evidence.
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REAGRITE
Measurement of insurance liabilities
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Refer to note 26 to the consolidated financial
statements.
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HKMC Annuity Limited (a wholly-owned subsidiary of
the Company) has launched the HKMC Annuity Plan
(the “Plan”) in July 2018 and it has issued insurance
contracts with premiums amounting to HK$2,538
million for the year ended 31 December 2020 (2019:
HK$1,631 million). The issuance of the policies
under the Plan has given rise to the recognition of
insurance contract liabilities on the consolidated
statement of financial position of the Group based on
HKFRS 4 “Insurance Contracts” and the Hong Kong
insurance regulatory requirements. The liabilities
recognised amounted to HK$8,138 million (2019:
HK$5,027 million), being approximately 10% of the
total consolidated liabilities of the Group as at 31
December 2020 (2019: 10%).

BATRE A ORIt EMEHNF IR F 2 TIIUA -

Our audit procedures in relation to the measurement of
insurance contract liabilities included the following:

o  HEAFRRAEANGAEREIENRIIZS)

Evaluating the internal controls over the actuarial process
of the valuation of life insurance contract liabilities.

EBEFAEL T AESHBETRNS5T  RIIRKA
DREHT T A TR -

With the involvement of our PWC actuarial experts, we have
carried out the following procedures in relation to the insurance
contract liabilities:

. THEARAN T EZREREBBRREEERK ;
Assessing the appropriateness of the methodologies

adopted against the Hong Kong insurance regulatory
requirements;
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REHITEY
Key Audit Matter
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How our audit addressed the Key Audit Matter
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The valuation of insurance contract liabilities requires
the use of appropriate actuarial methodologies, and
also various investments return and operational
assumptions that are subject to a high degree
of management'’s judgement. Therefore, this is
identified as a key audit matter in our audit. There
are inherent uncertainties in the estimation of
future policyholder benefits as at the balance sheet
date. The key assumptions used in measuring the
insurance contract liabilities related to the Plan
include valuation interest rates and mortality rates.

WEREAMNEZHRER(BREENERIECTE)NEE
- AREEZRAIEAM AR : &

Assessing the reasonableness of the key assumptions
used including the valuation interest rate and mortality
rates, and management'’s rationale for the judgment
applied; and

R A ONRBEH AN -

Evaluating the overall reasonableness of the insurance
contract liabilities.

REFECTRNIE  BAVUARNRREHAGRGEEMAHEER
B’RITEAYIERS -

Based on the work performed, we considered the key
assumptions and methodologies appropriate for the valuation
of the insurance contract liabilities.
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100% Guarantee Product under the SME
Financing Guarantee Scheme (“100% SFGS")

SERTHEAMSRENMEA RHHE7 -

Refer to note 4 and note 17 to the consolidated
financial statements.
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During the year, the Group introduced the 100%
SFGS. Under this scheme, eligible loans originated
by the participating lenders are sold to the Group,
and The Government of Hong Kong Special
Administrative Region (the “Government”) provides
a financial guarantee to the Group on these loans.
The participating lenders continue to provide loan
servicing services. The net amount of interest
received from these loans less the relevant costs
incurred by the Group in operating the 100% SFGS
would be passed to the Government.
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As at 31 December 2020, the carrying amount of
these loans under the 100% SFGS amounted to
HK$36,085 million, representing 37% of the total
assets of the Group. The loans are measured at
amortised cost under Hong Kong Financial Reporting
Standard 9 Financial Instruments (‘HKFRS 9”).
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For the purpose of our evaluation of the appropriateness of
management’s assessment of the accounting treatments of the
100% SFGS under the HKFRS, we have reviewed the relevant
contracts entered into between the Group and the participating
lenders and between the Group and the Government, analysed
the transaction structures and the terms and conditions of
these contracts, discussed the 100% SFGS with management to
understand the substance of the transactions as well as their
bases of assessment on the accounting treatments applied.

ZNEHEEEER A BT/ NERERRITIOSITLE
HA @

We have evaluated management’'s assessment of the
accounting treatment of the 100% SFGS, including:

s SHBRZANZHALSH REHTEZEMSZRK
MRLIEFINZERHHEE S - AfkfE - BAIEE
B REHREEBRIZEFRRIANERENE LHBF
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BHRUE -

o The appropriateness that the arrangement with the
Government did not cause the Group to de-recognise the
loans from its consolidated statement of financial position.
Specifically, we have considered whether the Group has
transferred the contractual rights to receive the cash
flows of the loans, or whether the Group retained the
contractual rights to receive the cash flows but assumed
a contractual obligation to remit the cash flows to the
Government without material delay.
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REHITEY
Key Audit Matter
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How our audit addressed the Key Audit Matter
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Management has formulated the accounting
treatment of the 100% SFGS, which has involved a
number of complex accounting considerations that
required judgments, namely:

s RABNZASHFZEHNRZHEMELHIAAS
SH BRI KA TR

° Whether the loans purchased from the
participating lenders should be de-recognised
as a result of the arrangement with the
Government;

o TFEESITLEN  #RENE258775 &
SHAZRMELORBRS SREFZBENEY
—HEE R

° Whether the contracts between the
participating banks and the Group and the
contract between the Government and the
Group should be considered together in the
determination of accounting treatments; and

e ZFERFNANIATRERSE [RAIXNAEE
RFE]-

° Whether the contractual cash flow of the loans
represent “solely payments of the principal and
interest” (“SPPI").
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We considered this as a key audit matter because
of its complexity of accounting considerations,
the extent of management judgments required,
and the significance of the impacts on the Group'’s
consolidated financial statements.
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o The appropriateness that the contracts between the
participating banks and the Group in respect of the sales
of loans to the Group and the contract between the
Government and the Group in respect of the financial
guarantee provided to the Group are considered together
in the determination of accounting treatments under
HKFRS. Specifically, we have analysed the key terms and
conditions of these contracts and the substance of the
transactions on a collective basis.

o  RBEREFERRDEEBTEMSHEENZE S U TRMEHAK
AT ERAWES K - Bk E - HANBEHEE NI
MERBAVANINAERMNE - RESERNTRLH
—B - EMmARENERS HAEAEITREMEE -

. The appropriateness of the classification of the loans into
the amortised cost measurement model under HKFRS 9.
Specifically, we have assessed whether the contractual
cash flows are SPPI and are consistent with a basic
lending arrangement, any modification of time value of
money, and other factors.

BREZMNEZKNIE  BNLAETEERBE BRI ERA
BRITO 2B FEN R REABRE-T-_TF+—
A=t—BLFEENFAMFHREMEBEES -

Based on our work performed, we considered management’s
assessment of the accounting treatment in respect of the 100%
SFGS to be appropriate for the purpose of the preparation of
the consolidated financial statements of the Group for the year
ended 31 December 2020.
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Other Information

The directors of the Company are responsible for the other information.
The other information comprises all of the information included in the
annual report, other than the consolidated financial statements and our
auditor’s report thereon.

Our opinion on the consolidated financial statements does not cover
the other information and we do not express any form of assurance
conclusion thereon.

In connection with our audit of the consolidated financial statements,
our responsibility is to read the other information and, in doing so,
consider whether the other information is materially inconsistent with
the consolidated financial statements or our knowledge obtained in the
audit or otherwise appears to be materially misstated.

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.

Responsibilities of Directors and the Audit
Committee for the Consolidated Financial
Statements

The directors of the Company are responsible for the preparation of
the consolidated financial statements that give a true and fair view in
accordance with HKFRSs issued by the HKICPA and the Hong Kong
Companies Ordinance, and for such internal control as the directors
determine is necessary to enable the preparation of consolidated
financial statements that are free from material misstatement, whether
due to fraud or error.

In preparing the consolidated financial statements, the directors are
responsible for assessing the Group'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 liguidate the Group or to cease operations, or have no realistic
alternative but to do so.

The Audit Committee is responsible for overseeing the Group'’s financial
reporting process.
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Auditor’s Responsibilities for the Audit of the
Consolidated Financial Statements

Our objectives are to obtain reasonable assurance about whether the
consolidated 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. We report our opinion solely to you, as
a body, in accordance with Section 405 of the Hong Kong Companies
Ordinance and for no other purpose. We do not assume responsibility
towards or accept liability to any other person for the contents of this
report. Reasonable assurance is a high level of assurance, but is not
a guarantee that an audit conducted in accordance with HKSAs will
always detect a material misstatement when it exists. Misstatements
can arise from fraud or error and are considered material if, individually
or in the aggregate, they could reasonably be expected to influence the
economic decisions of users taken on the basis of these consolidated
financial statements.

As part of an audit in accordance with HKSAS, we exercise professional
judgment and maintain professional scepticism throughout the audit.
We also:

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

o Obtain an understanding of internal control relevant to the audit
in order to design audit procedures that are appropriate in the
circumstances, but not for the purpose of expressing an opinion
on the effectiveness of the Group's internal control.

o Evaluate the appropriateness of accounting policies used and the
reasonableness of accounting estimates and related disclosures
made by the directors.

114  The Hong Kong Mortgage Corporation Limited Annual Report 2020



s NEFEXRABSZEX ARG IEIE
HE e o RIFARIA = 1T EIE - BER
BFESFEMABENB ROERTHENL -
MMEIRESEN BEENIHLRETED
FEBERER - MREANVANAFEEAT
FREME - WA KB EEZHIDIRE IR ®
REIBRGAMSIRERPVERIE - B
ERRNWENRE  WHEMNNZRRIET
REBN - BN E L RE T RADIRE
B I PREVS B & 1T AEIE © 24T - ARRFIN

HBERAESH SREHTERSLTE -

o INEZEEMSMEROEMIIRADRN - 44
AR > BIERE  URFEaVFSHREE
BPERRIZFE -

o 3 BREHANIAERLFZEINMSER
REFER  @HNFIHEIL - WEXNZE
MERREKRBNL - HAAT REHAT
TTETT A~ BEEMHBIT - JATA=ILEL
HFAE S ETUE o

BREMEDN  BAISFITRASDE TN
FiTEE -~ HREZH EXFITRAE - BREH
AT 1R IR R A BB IE B0 (AT B AR

BNERFUHERARRER - WHRBNETA
BRMIZMHER T W ERENR - H 5178
BRIEAEMBIAN 2B VRSB PTA <
EMEAMED - LREEAOBERT - BAEER
IR ST = A D HITT Bk SR ERHI BT SE R B ©

MNEFTRRALENEIT - FABEBLS
TN ARG EMS RO FITZANES - EfA
PR IT R o BATEZHUDIRE PR X Lk
B BRADEEEM T AT AT R B X LRI
FERMFILNERT - MR EIHERATR
& A R TS ) U fE R P AR QAR
M - FADRE SRR S FODRIZEY

o Conclude on the appropriateness of the directors’ 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 Group’s
ability to continue as a going concern. If we conclude that a
material uncertainty exists, we are required to draw attention in
our auditor’s report to the related disclosures in the consolidated
financial statements or, if such disclosures are inadequate, to
modify our opinion. Our conclusions are based on the audit
evidence obtained up to the date of our auditor’s report. However,
future events or conditions may cause the Group to cease to
continue as a going concern.

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

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

We communicate with the Audit Committee 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 the Audit Committee 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, actions taken to eliminate threats or safeguards applied.

From the matters communicated with the Audit Committee, we
determine those matters that were of most significance in the audit
of the consolidated financial statements of the current period and
are therefore the key audit matters. We describe these matters in our
auditor’s 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.
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HEARM R IRENEITIME Ak AR The engagement partner on the audit resulting in this independent

BT o auditor’s report is Wong Kin Lap.
FERKELITMESFT PricewaterhouseCoopers
Holb =110 Certified Public Accountants
55 —FE—FRA+=ARH Hong Kong, 12 May 2021
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