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Part 1 - BUSINESS AND GENERAL INFORMATION
Item 1. BUSINESS

1. 1. Brief Description and Recent Developments

Filinvest Land Inc. (“FLI” or “the Parent Company”) is one of the leading real estate developers in the
country, providing a wide range of real estate products to residential and commercial customers. FLI
(including its predecessor’s operations) has over 50 years of real estate expertise and has developed
over 2500 hectares of land, having provided home/home sites for over 200,000 families.

FLI is one of the largest nationwide residential developers in 53 cities and towns in 19 provinces in
the Philippines. It is also one of the largest mid-rise building (MRB) developers in the country today
and a market leader in the affordable and middle-income residential segments. It currently owns land
bank of 1,753 hectares for sustainable future growth.

The Parent Company and its subsidiaries (collectively referred to as “the Group”) offer a range of real
estate products from socialized and affordable housing to middle-income and high-end housing,
various types of subdivision lots, medium-rise residential buildings, farm estates, industrial parks,
residential resort projects, condotels, and condominium buildings. The Group also leases out
commercial and office spaces in Muntinlupa City, Makati City, Pasay City, Cebu City, Tagaytay City,
Cavite, and Clark Mimosa, its major locations for leasing.

Filinvest Axis Tower 2, located in Northgate Cyberzone Alabang, was completed in 2019 adding
39,341 square meters of GLA to the office portfolio. FLI now operates 31 office buildings totaling
523,902 square meters. For retail, FLI has 243,215 square meters GLA in the retail portfolio in 2019
from 242,127 square meters in 2018.

With a more diversified portfolio, FLI expects to generate stable recurring revenue from its retail and
office investment properties. These recurring revenues can, in turn, be used to provide internally
generated funding for other projects. FLI is not and has never been a subject of any bankruptcy,
receivership, or similar proceedings.

19.2-hectare South Road Properties

In July 2015, FLI, Cyberzone Properties, Inc. and Filinvest Alabang Inc. (collectively referred to as
Filinvest Consortium) won the bidding for a 19.20-hectare lot in Cebu’s SRP. Thereafter, on August
7, 2015, Filinvest Consortium entered into a Deed of Sale on Installment (DSI) with the Cebu City
Government. In a letter dated January 6, 2017, the Cebu City Mayor questioned the validity of the
sale and gave the buyers the option to withdraw from the sale at buyer’s discretion. In a letter to the
Cebu City Mayor dated February 7, 2017 (the Letter), Filinvest Consortium expressed its intention to
rescind the DSI. Under the DSI, Cebu City undertook to comply with several covenants, undertakings
and obligations no later than February 7, 2016 (or 180 days from execution of the DSI). The Letter
pointed out that as of February 7, 2017, the said covenants, undertakings and obligations have not
been complied with and it does not appear that these will be complied with within a foreseeable
reasonable period of time.

The rescission of the DSI shall only take effect upon return by Cebu City of the down payment and
installment payments made to Cebu City by Filinvest Consortium, plus interests, within ninety (90)
days from receipt of the Letter in accordance with Section 5.7 of the DSI. Pending receipt of such

payments, the DSI shall remain valid and subsisting by and among the parties.

As of February 27, 2019, such payment has not been received and no formal and definitive legal
proceeding has been undertaken by the parties on this matter. Consequently, as of said date, the DSI
remains valid and Filinvest Consortium has the sole and rightful claim over the property.

The 19.2-hectare property mentioned above is a separate property from the other two properties
within the SRP which were acquired from Cebu City: a) the 40-hectare property under a joint venture
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undertaking with Cebu City; and b) the 10-hectare property which was already paid in full by FLI to
Cebu City.

On August 2, 2019, Filinvest Consortium informed Cebu City that the payments will be judicially
consigned in accordance with law considering that to date, Cebu City has not yet returned the
payments with interest, thus, the conditional rescission has already expired. In response, Cebu City
issued a letter dated October 4, 2019 to FLI Consortium and insisted that the latter has no longer any
debt to Filinvest Consortium as the DSI was effectively rescinded. Cebu City reiterates its
willingness to restitute the Filinvest Consortiun of the amount it has already paid prior the rescission.

The Cebu City Government and Filinvest Consortium came to a resolution on January 8, 2020 with
the full payment and the signing of the Deed of Absolute Sale. The Filinvest Consortium paid on
December 17, 2019 the full amount of the purchase price of the lot plus the accumulated interest for
the unpaid installments since 2017. Accordingly, the matter has been resolved.

The carrying value of the property amounted to R1.86 billion as of December 31, 2019.

1.2. Form and Date of Organization

FLI was incorporated in the Philippines on November 24, 1989 as Citation Homes, Inc. and later
changed its name to FLI on July 12, 1993. It started commercial operations in August 1993 after
Filinvest Development Corporation (FDC), the Parent Company, spun off its real estate operations
and transferred all related assets and liabilities to FLI in exchange for shares of stock of FLI. FLI was
listed on the PSE on October 25, 1993.

As of December 31, 2019, FDC owns 65% of Common Stock and 100% of Preferred Stock of FLI.
FDC is the holding company for real estate and other business activities of the Gotianun Family. FDC
traces its origin to the consumer finance business established by Mr. Andrew Gotianun Sr. and his
family in 1955. The shares of FDC and FLI are both listed in the Philippine Stock Exchange. The
ultimate parent company of FLI is A. L. Gotianun, Inc.

1.3. Subsidiaries

The consolidated financial statements include the accounts of the Parent Company and the following
subsidiaries. The nature of business and the corresponding percentages of ownership over these
entities as at December 31, 2019, 2018 and 2017 are as follows. The voting rights held by the Group
in these subsidiaries are in proportion to its ownership interest.

Subsidiaries Nature of Business 2019 2018 2017
Filinvest All Philippines, Inc. (FAPI) Real estate developer 100% 100% 100%
Filinvest BCDA Clark, Inc. (FBCI) * Real estate developer 55% 55% 55%
FCGC Corporation (FCGCC) Real estate developer 100% 100% 100%
Gintong Parisukat Realty and Development Real estate developer 100% 100% -
Inc. (GPRDI)

Homepro Realty Marketing, Inc. (Homepro) Real estate developer 100% 100% 100%
Cyberzone Properties, Inc. (CPI) Leasing 100% 100% 100%
Filinvest Asia Corporation (FAC) Leasing 60% 60% 60%
Filinvest Cyberparks, Inc. (FCI) Leasing 100% 100% 100%
Filinvest Cyberzone Mimosa, Inc. (FCMI) Leasing 100% 100% 100%
Festival Supermall, Inc. (FSI) Property management 100% 100% 100%
Filinvest Lifemalls Corporation (FLC) Property management 100% 100% 100%
Filinvest Lifemalls Mimosa, Inc. (FLMI) Property management 100% 100% 100%
Filinvest Lifemalls Tagaytay, Inc. (FLTI) Property management 100% 100% 100%
Pro-Excel Property Managers, Inc. Property management 33% 74% 74%

(Pro-Excel) ?

(Forward)



Subsidiaries Nature of Business 2019 2018 2017
ProOffice Works Services, Inc. (ProOffice)® Property management 100% - -
Property Specialist Resources, Inc. (Prosper) Property management 100% 100% 100%
FSM Cinemas, Inc. (FSM Cinemas) * Theater operator 60% 60% 60%
Philippine DCS Development Corporation District coo!mg 60% 60% 60%
systems, builder and
(PDDC)
operator
Timberland Sports and Nature Club, Inc. Recreational Sports and 98% 98% 97%
(TSNC) ® Natures Club
Dreambuilders Pro, Inc. (DPI) Construction 100% 100% 100%
ProMixers Aggregates Corp. (PMAC) ° Construction 100% - -
Leisurepro, Inc. (Leisurepro) Marketing 100% 100% 100%
Proleads Philippines, Inc. (PPI) Marketing 100% 100% 100%
Property Leaders International Limited Marketing 100% 100% 100%
(PLIL)
Property Maximizer Professional Corp. Marketing 100% 100% 100%
(Promax)
Realpros Philippines, Inc. (RPI) Marketing 100% 100% 100%

1. FBCl is owned indirectly through FCGCC.

2. Deconsolidated in 2019. CPI and FCI sold its ownership in Pro-Excel to FAI. The effective ownership interest of the
Parent Company was reduced to 33%.

3. ProOffice is owned indirectly through CPI and FCI.

4. FSM Cinemas is owned indirectly through FSI.

5. In 2018 and 2017, the Parent Company acquired noncontrolling interest in TSNC representing additional 1% and 5%
ownership interest, respectively, for a total consideration of 16.09 million and £138.85 million, respectively.

6. PMAC is owned indirectly through DPI.

Detailed discussion of each subsidiary follows:

e FAPI was incorporated on September 25, 2006 to develop the TSNC and Phase 2 of Timberland
Heights

e FCGCC was incorporated on February 11, 2016 to undertake the development of the Clark Green
City Project under the Joint Venture Agreement with Bases Conversion and Development
Authority (BCDA). On March 16, 2016, Filinvest BCDA Clark, Inc. (FBCI), a joint venture
company with BCDA, was incorporated to handle the aforementioned development. FBCI is
55%-owned by FCGCC and 45%-owned by BCDA. As of December 31, 2019, FCGCC and
FBCI have not started commercial operations.

e OnJanuary 19, 2018, FLI entered into a Share Sale and Purchase Agreement to purchase 100% of
the total outstanding shares of GPRDI for a total consideration of R1.71 billion. The primary
purpose of GPRDI is to hold, purchase, lease, contract of otherwise acquire any and all real and
personal properties. GPRDI has not started its commercial operations as of December 31, 2019.

o Homepro incorporated on March 25, 1997 and started commercial operations on January 1, 2004.

o CPI was incorporated on January 14, 2000 and began commercial operations on May 1, 2001. CPI
is registered with the PEZA as an Economic Zone Facilities Enterprise, which entitles CPI to
certain tax benefits and non-fiscal incentives such as paying a 5% tax on its modified gross
income in lieu of payment of national income taxes. CPI is also entitled to zero percent
value-added tax on sales made to other PEZA-registered enterprises. CPl owns and operates the
IT buildings in Northgate Cyberzone, located in a 10-hectare parcel of land within Filinvest City.
Its day-to-day operations are handled by FAI. CPI also leases a parcel of land measuring 2,831 sq.
m. located in EDSA on which CPI built a 5-storey BPO building with a total GLA of 7,358 sg. m.

e FAC was incorporated on January 22, 1997 and as at date of this report is 60%-owned by FLI and
40%-owned by Reco Herrra Pte.Ltd. (RHPL). RHPL is 100% beneficially owned by the
Government of Singapore Investment Corporation Pte. Ltd (GIC). FAC owns 50% of the



52-storey PBCom Tower, which is strategically located at the corner of Ayala Avenue and V. A.
Rufino Streets in the Makati City Central Business District. FAC owns 36,000 sg. m. of leasable
office space. The remaining 50% of PBCom Tower is owned by the Philippine Bank of
Communications.

The PBCom Tower is registered as an information technology building by PEZA. Consequently,
tenants occupying space in PBCom Tower are entitled to avail of certain fiscal incentives, such as
a 5% tax on modified gross income in lieu of the regular corporate income tax of 30%, income tax
holidays and vat exemption in certain cases.

Leases at the PBCom Tower are typically for periods ranging from three to five years, with the
lease agreements generally requiring tenants to make a three-month security deposit. Rent is paid
on a fixed rate per square meter basis depending on unit size and location.

FCI was incorporated on February 4, 2014. Its primary purpose is to acquire by purchase, lease,
donate and/or to own, use, improve, develop, subdivide, sell, mortgage, exchange, hold for
investment and deal with real estate of all kinds.

FCMI was incorporated on January 23, 2017. Its primary purpose is to acquire by purchase, lease
except financial leasing, donation or and hold for investment or otherwise deal in real estate of all
kinds, nature, purpose and/or any interest or right therein. During the first quarter of 2017, FCMI
started the construction of its first BPO Office, the Filinvest Cyberzone Mimosa Building 1.
FCMI started its commercial operations in May 2018.

FSI is the property manager of Festival Supermall and other commercial centers of the Group.
FSI also owns 60% equity interest in FSM Cinemas, Inc. which is engaged in theater operations.
The transaction was accounted for using the pooling of interest method wherein the assets and
liabilities of the combining entities are reflected in the consolidated financial statements at their
carrying amounts.

FLC, formerly Whiluc Realty & Mgt., Inc., is organized to invest in, purchase, hold, use, develop,
lease, sell, assign, transfer mortgage, enjoy or otherwise dispose of, as may be permitted by law,
all properties of every kind, nature and description and wherever situated, of any corporation.

FLMI was incorporated on January 23, 2017. Its primary purpose is to acquire by purchase, lease
except financial leasing, donation, or otherwise, and/or to own, use, improve, develop, subdivide,
sell, mortgage, exchange, lease, develop and hold for investment or otherwise deal in real estate
of all kinds, nature and purpose and/or any interest or right therein. FLMI has not started its
commercial operations as of December 31, 2019.

FLTI was incorporated on November 20, 2017. Its primary purpose is to acquire by purchase,
lease (except financial leasing), donation or otherwise, and to own, use, improve, develop,
subdivide, sell, mortgage, exchange, lease, develop and hold for investment or otherwise deal in
real estate of all kinds in order to develop, conduct, operation, lease, and maintenance of retail and
commercial space for rent, restaurants, function halls, amusement centers, movie or cinema
theaters within the compound to premises of the shopping centers. FLTI started its commercial
operations in March 2018.

On December 26, 2019, CPI and FCI, wholly owned subsidiaries of the Parent, entered into a
Deed of Assignment to sell its ownership in Pro-Excel to FAI. The sale resulted in a loss of
control in Pro-Excel and deconsolidation by the Group. The remaining ownership of the Parent
Company in Pro-Excel is 33%. Subsequently after disposal, the investment in Pro-excel is
accounted as investment in associate under the equity method.



ProOffice was incorporated on March 18, 2019 to engage in the business of administration,
maintenance and management of real estate developments and projects. ProOffice started
commercial operations in August 2019.

Prosper was incorporated on June 10, 2002 and started commercial operations on

January 01, 2004. Prosper is engaged in the purchase, lease and management of hotel and resort
properties, and is currently managing the condotel operations of a high-rise condominium (Grand
Cenia) and hotel project (Quest Hotel) of the Parent Company. Prior to Prosper’s condotel and
hotel management business, Prosper was engaged in the business of real estate marketing.

FSM Cinemas was incorporated on April 23, 1998 to engage in servicing, booking, and arranging
of films, programs, shows, plays, and movies of all kinds, types, makes, and colors for movie
houses, theaters, or cinemas and to exhibit, lease, rent, run or operate movie houses, theaters,
cinemas, as well as, supply equipment, machines and accessories needed in cinemas, theaters or
movie houses. FSM Cinemas is owned indirectly through FSI.

On April 15, 2015, FLI and Engie Services Philippines (ENGIE) entered into a joint venture
agreement to establish PDDC. On July 31, 2015, PDDC was registered with the SEC to engage in
the business of building and operating a district cooling system within existing and future
buildings at Northgate Cyberzone Area, Filinvest City, Alabang, Muntinlupa City. PDDC is 60%
owned by FLI and 40% owned by ENGIE.

On July 18, 2018, the SEC approved TSNC’s application on voluntary revocation of its secondary
registration which allowed TSNC to proceed with the transition to its new business model. On
November 15, 2018, the Board of Directors (BOD) approved the amendment to change the
primary purpose of the Club from an exclusive recreational sports club to a for profit commercial
facility. On July 24, 2019, TSNC submitted its Amended Avrticles of Incorporation to SEC. The
amendments include (a) change of the primary purpose of TSNC from that of an exclusive
recreational sports club to a real estate development Company; (b) change of TSNC’s principal
address from No. 173 P. Gomez Street, San Juan, Metro Manila to Timberland Heights, Barangay
Malanday, San Mateo Rizal; (c) converting of TSNC’s capital stock from no par value club shares
to par value shares; (d) removal of provisions which characterizes TSNC as an exclusive non-
profit association; and (e) removal of paragraphs which relate to the operations of an exclusive
recreational sports club. On August 1, 2019, the SEC approved TSNC’s application for voluntary
revocation of its secondary registration. On August 18, 2019, the SEC approved TSNC’s
Amended Articles of Incorporation.

DPI was incorporated on January 11, 2017 to engage in and carry on a general construction
business. DPI started its commercial operations in February 2017.

PMAC was incorporated on October 11, 2019 mainly to operate concrete batching plant,
manufacture and supply of precast and construction equipment supply and rental. PMAC has not
started commercial operations as of December 31, 2019.

Leisurepro was incorporated on April 21, 2004 and started commercial operations on
January 1, 2006.

PPI was incorporated on March 29, 2017 to provide management, organizational, and other
administrative services and training. PPI started its commercial operations in November 2017.

PLIL, a company limited by shares, was registered at the territory of the British Virgin Islands on
February 7, 2017. PLIL has not started its commercial operations as of December 31, 2019.

Promax was incorporated on October 3, 1997. It is engaged in real estate marketing business and
handle the marketing and sale of socialized, affordable, middle income, high-end and farm estate
property development projects of FLI.



e RPI was incorporated on August 3, 2017 to provide administrative support services and skills
training primarily through the use of information technology, licensed software, and systems. RPI
has started its commercial operations in November 2017.

1.4. Equity Investments in CTI, Pro-Excel, FAl and FMI

CTI

As of December 31, 2018, investment in Corporate Technologies, Inc. (CTI) was reported under
“Other noncurrent assets” due to pending SEC approval and issuance of amended articles of
incorporation. In 2019, the 30% interest in CTI of the Parent Company was classified as an
investment in associate. CTI is primarily involved in information technology service management.

Pro-Excel

On December 26, 2019, CPI and FCI, wholly owned subsidiaries of the Parent, entered into a Deed of
Assignment to sell ownership in Pro-Excel to FAI. The sale resulted to a loss of control in Pro-Excel
and deconsolidation by the Group. As of December 31, 2019, the remaining ownership of the Parent
Company in Pro-Excel is 33%. No significant transaction transpired between the date of sale and
reporting date resulting in no share in net earnings of Pro-Excel for the year ended December 31,
2019. Pro-Excel is engaged in the business of administration, maintenance and management of real
estate development, controlled development projects and subdivision projects.

FAI

FAI was incorporated on August 25, 1993 and started commercial operations in October 1995. FLI
has a 20% equity interest in FAI. FAI’s current project is the master-planned development of
Filinvest City, a 244-hectare premier satellite city development project which has been designed using
modern and state of the art, ecological, urban planning with a mixed-use integrated development with
office, retail, residential, institutional, leisure and hospitality projects in southern Metro Manila.
Located at the southern end of Metro Manila and adjacent to the South Expressway, Filinvest City is
approximately 16 kilometers south of Makati, the central business district in Manila and 10 kilometers
from the Ninoy Aquino International Airport. Filinvest City is surrounded by over 2,800 hectares of
developed high-end and middle-income residential subdivisions and commercial developments. The
said project is under a joint venture agreement with the Government.

FMI

FMI was incorporated on March 31, 2016 and started commercial operations in June 2016. FLI has a
47.5% equity interest in FMI. FMI entered into a long-term lease of the Mimosa Leisure Estate after
it bagged the rights to lease, develop and operate the 202 hectare estate development. There was an
operating hotel with 303 rooms and 34 villas together with a 36-hole golf course.

1.5. Business Groups, Product Categories, Target Markets and Revenue Contribution

As a result of the recent business developments, FLI is now composed of two business segments with
corresponding product categories, target markets and revenue contributions as follows:

1.5.1 Real Estate Sales Segment
FLI’s main real estate activity since it started operations has been the development and sale of

residential property, primarily housing units and subdivision lots; in certain cases, provision of
financing for unit sales.



Residential Projects

FLI is able to tap the entire residential market spectrum with the following range of housing units
catering to various income segments:

° Socialized housing: These developments are marketed and sold under FLI’s Pabahay brand and
consist of projects where lots typically sell for B160,000 or less per lot and housing units
typically sell for B580,000 or less per unit. Buyers for these projects are eligible to obtain
financing from the Government-mandated PAGIBIG Fund. Maximum sale prices for the
Company’s specialized housing products do not exceed the Government-mandated ceiling of
B580,000 per unit. Any income realized from the development and improvement of socialized
housing sites are exempt from taxation.

e  Affordable housing: These developments are marketed and sold under FLI’s Futura Homes
brand and consist of projects where lots are typically sold at prices ranging from above
R160,000 to 750,000 and housing units from above 580,000 to R1,500,000. FLI designs and
constructs homes in this sector with the capacity and structural strength to give the owner the
option to place an additional storey, which can double the available floor area. Affordable
housing projects are typically located in provinces bordering Metro Manila, including Bulacan,
Laguna, Batangas and Cavite, and in key regional cities and provinces such as Tarlac, Cebu,
Davao, Palawan, Bacolod and Koronadal. Construction of a house in this sector is usually
completed approximately six months from the completion of the required down payment.

. Middle-income housing: These developments are marketed and sold under FLI’s Aspire brand
and consist of projects where lots are typically sold at prices ranging from above
B750,000 to B1,200,000 and housing units from above B1,500,000 to B4,000,000. Middle-
income projects are typically located within Metro Manila, nearby provinces such as Rizal,
Cavite, Pampanga and Laguna, and major regional urban centers in Cebu, Davao, and
Zamboanga.

. High-end housing: Marketed under Filinvest Prestige brand, these developments consist of
projects where lots are sold at prices above B1,200,000 and housing units for above B4,000,000.
FLI’s high-end projects are located both within Metro Manila and in areas immediately outside
Metro Manila.

Other Real Estate Projects

In order to achieve product and revenue diversification, FLI has added the following projects so as to
cater to other market niches:

a. Townships

Townships are master-planned communities to include areas reserved for the construction of anchor
facilities and amenities. FLI believes that these facilities and amenities will help attract buyers to the
project and will serve as the nexus for the township’s community. Anchor developments could
include schools, hospitals, churches, commercial centers, police stations, health centers and some
other government offices

Filinvest at New Clark City

This 288-hectare property will be transformed into a vibrant business metropolis that is in harmony
with its natural setting. The BCDA, FLI’s partner in the development, is fast-tracking the construction
of access roads that will connect the project to SCTEX and to Clark Freeport Zone. New Clark City
will be built around four pillars: world center, multi-gen metropolis, eco-efficient capital and strategic
base — a cohesive fusion that creates a globally-competitive city. It will be shaped around the existing
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terrain, with meandering waterways and a Loop Park to connect the pedestrian-friendly districts.
Green pathwalks, bike lanes, e-transport systems and other innovative features are expected to set the
benchmark for future planning in the Philippines. The development will have 100 hectares of
industrial space, 30 hectares of residential communities, 80 hectares of open spaces and the balance
will be mixed commercial establishments.

Filinvest Mimosa+ Leisure City

As the winning bidder in the privatization of the Mimosa estate in Pampanga, Filinvest is currently
developing the 201-hectare property under Filinvest Mimosa, Inc., a new company formed by the
consortium of FLI and FDC. FLI will handle the retail, office and residential components while FDC
will undertake the hospitality, leisure and gaming segments. Envisioned to be a top-of-mind, year-
round business and leisure destination, the sprawling Filinvest Mimosa+ Leisure City is being
transformed into a vibrant and green central township that is home to various industries such as BPO,
hospitality, retail, real estate, golf and gaming. Its location in Clark Freeport Zone allows FLI to take
advantage of the growing interest of tourists and investors in the progressing Clark City. In addition to
the renowned golf course, its components include a lifestyle and retail strip, a pavilion and grounds
for events and an office campus called Workplus. This business hub will be composed of eight mid-
rise buildings with fiber-optic facilities, podium parking and ground retail area. Also part of the
design is a lovely promenade that will connect all buildings and serve as a place for employees to
enjoy the serene outdoor environment of Mimosa. To complement the business and commercial
district, the Quest Hotel and Conference Center Clark will be joined by a residential area of mid- to
high-rise buildings for investment or end-use. The existing green resort environment will be further
enhanced with parks, walking paths and bike trails to encourage wellness through nature and outdoor
activities

Ciudad de Calamba

Ciudad de Calamba is a 350-hectare development located in Calamba, Laguna. This township project
is anchored by the Filinvest Technology Park-Calamba which is a PEZA-registered special economic
zone. Ciudad de Calamba provides both industrial-size lots and ready-built factories to domestic and
foreign enterprises engaged in light to medium non-polluting industries. FLI also donated to the city
government of Calamba a parcel of land located within the Ciudad de Calamba, which will be used
for a city health center and police station. The Parent Company also intends to develop the Ciudad de
Calamba Commercial Center as part of this township project.

Havila

Havila, or formerly, Filinvest East County is a 335-hectare township along the eastern edge of Metro
Manila, which traverses the municipalities of Taytay, Antipolo and Angono. It is anchored by two
educational institutions: San Beda College — Rizal and the Rosehill School. The master plan for
Havila provides for a mix of affordable, middle-income and high-end subdivisions on rolling terrain
overlooking Metro Manila at an elevation of 200 meters above sea level.

Timberland Heights

Timberland Heights is a 677-hectare township project anchored by the Timberland Sports and Nature
Club. It is located in the municipality of San Mateo, which is just across the Marikina river from
Quezon City, and has been designed to provide residents with leisure facilities and resort amenities
while being located near malls, hospitals and educational institutions located in Quezon City.

City di Mare

Inspired by the world’s best-loved coastal cities, City di Mare, or “City by the Sea”, spans across
50.6 hectares at Cebu’s South Road Properties.



It is a master-planned development composed of different zones catering to a wide array of lifestyles
and activities - Il Corso, the 10.6-hectare waterfront lifestyle strip; the 40-hectare residential clusters;
and The Piazza, nestled at the heart of the residential enclaves puts lifestyle essentials such as school,
church, shops, and restaurants within the neighborhood. City di Mare is envisioned to be a destination
in itself, takes full advantage of the coastal ambience featuring seaside shopping, dining, beach and
water sports and more, right by the water’s edge.

The 10.6-hectare retail development known as Il Corso shall have a gross leasable area of
approximately 32,000 square meters. City di Mare has four resort-themed residential enclaves
inspired by world-class resorts, with each 10-hectare development flaunting a distinct architectural
character. With over 65% of the property allocated for wide, open areas and landscaped greens, City
di Mare provides the generous amenity of breathing space and a refreshing dose of nature throughout
the site. Residences are spread out over the sprawling development, maximizing the abundant sunlight
and allowing the invigorating sea air to circulate freely.

b. Leisure projects

FLT’s leisure projects consist of its residential farm estate developments and residential resort
development.

1. Residential farm estates

FLI’s residential farm estate projects serve as alternative primary homes near Metro Manila to
customers, such as retirees and farming enthusiasts. Customers can purchase lots (with a minimum
lot size of 750 square meters) on which they are allowed to build a residential unit (using up to 25.0%
of the total lot area). The remaining lot area can be used for small-scale farm development, such as
fish farming or vegetable farming. Residential farm estates are sold on a lot-only basis, with buyers
being responsible for the construction of residential units on their lots. To help attract buyers, FLI
personnel are available on site to provide buyers with technical advice on farming as well as to
maintain demonstration farms.

At present, FLI has three residential farm estates:

e  Nusa Dua Farm Estate (“Nusa Dua”) located in Cavite province just south of Metro Manila.
The amenities at the Nusa Dua development include a two-storey clubhouse and a 370 square
meter swimming pool.

o Mandala Residential Farm Estate (“Mandala ) located in Rizal province as part of the FLI’s
Timberland Heights township project. It offers hobby farmers generous lot cuts and Asian-
inspired homes that complement the mountain lifestyle.

o Forest Farms Residential Farm Estate (“Forest Farms”) located in Rizal province as part of
Company’s Havila township project. It is an exclusive mountain retreat and nature park, nestled
between the hills of Antipolo and forested area of Angono.

2. Residential resort development

Kembali Coast on Samal Island, Davao is a beachfront residential resort development. This 50-hectare
Asian-Balinese inspired island getaway offers low-density exclusivity and comes with a 1.8 km beach
line that offers unobstructed view of the sea.

Laeuna de Taal (“Laeuna ) is located in Talisay Batangas with a view of the Taal lake and a lakeside
residential community, about a ten-minute drive from the popular tourist destination of Tagaytay.
Laeuna is an Asian Tropical-inspired community which offers three (3) residential enclaves (Arista,
Bahia and Orilla) with a range of property choices for every family. Located on the water front is the
Lake Club, a lakeside amenity designed for wellness, recreation and celebration.



¢. Medium Rise Buildings

Medium Rise Buildings (MRB) projects are five-storey to ten-storey buildings clustered around a
central amenity area. The buildings occupy 30% to 35% of the land area, providing a lot of open
spaces. FLI currently has the following MRB projects:

Project Name Location
Metro Manila/ Luzon
Asiana Oasis Paranaque City
Bali Oasis Pasig City
Bali Oasis 2 Pasig City
Capri Oasis Pasig City
For a Tagaytay
Fortune Hill San Juan City
Futura East Cainta, Rizal
Maui Oasis Sta. Mesa, Manila
One Oasis Ortigas Pasig City
One Spatial Pasig City
Panglao Oasis Taguig
Sorrento Oasis Pasig City
The Signature Balintawak, Quezon City
Verde Spatial Quezon City
Alta Spatial Valenzuela City
Centro Spatial Manila
Belize Oasis Muntinlupa
Visayas
Amalfi Oasis City di Mare, Cebu
Marina Spatial Dumaguete
One Oasis Cebu Mabolo, Cebu City
One Spatial lloilo loilo
San Remo Oasis City di Mare, Cebu
Umi Garden City di Mare, Cebu
Mindanao
Centro Spatial Davao City
Eight Spatial Maa, Davao
One Oasis Cagayan de Oro Cagayan de Oro
One Oasis Davao Davao City
Veranda Resort Condos Davao
Maldives Aspire Davao

d. High Rise Buildings

The Linear

The Linear, a master-planned residential and commercial hub in Makati City. Two-L-shaped towers,
each 24-storeys high, comprise this dynamic condominium community that perfectly caters to the
needs of young urban professionals.

Studio City
Studio City is a community composed of five-tower residential condominium complex within the

Filinvest City to serve the demand for housing of the growing number of professionals working within
Filinvest City and in the nearby Madrigal Business Park.

Since it is located within the Filinvest City, residents will enjoy proximity to Festival Supermall,

Westgate Center, Northgate Cyberzone, Asian Hospital and Medical Center, and other commercial,
educational and medical institutions. The development consists of 18-storeys per building with
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commercial units at the ground floor. All residential floors will have 25 studio units per floor. Studio
Tower 5 is under construction.

The Levels

Located at one of the highest points of Filinvest City at around 23 meters above sea level, The Levels
is a one-block, four-tower residential condominium development that features laidback suburban
living inside a fast-paced business district. The residential development is set in a tropical landscape,
with four towers uniquely designed with terracing levels, giving it a castle-effect look. The high-rise
sections will be set in lush greenery, providing residents with views of the gardens. The second tower
has just been launched.

Vinia Residences

Vinia is a 25-storey condominium development located along EDSA in Quezon City, right across
TriNoma and just steps away from the MRT-North Avenue station. With its coveted location, it
offers a world of ease and convenience to yuppies and families looking for quality homes, as well as
budding entrepreneurs who want to start a home-based business at the heart of the city.

Studio Zen

Studio Zen is a 21-storey condominium development located along Taft Avenue in Metro Manila.
Student-oriented amenities, Zen-inspired features, and functional building facilities makes it an ideal
residence for students living independently and a great investment opportunity for entrepreneurs who
want to take advantage of the ready rental market in the area.

Studio A

Studio A is a single tower 34-storey hi-rise residential condominium located in Loyola Heights in
Quezon City. A community conveniently situated near premier universities, the LRT 2 line and other
commercial establishments.

100 West

100 West is a single tower 38-storey high-rise commercial and residential condominium with office
spaces located in Gen. Gil Puyat Avenue corner Washington St. in Makati City. 100 West is in the
Makati Business District and accessible to both north and south of Metro Manila.

Studio 7

Studio 7 is a mixed-use development that will have office and residential towers complemented with
retail outlets, located in Quezon City along EDSA very close to the GMA-Kamuning MRT station.
Studio 7 will have studios as well as one-bedroom residential units.

Activa

Activa is a mixed use development with residential, office, retail and hotel components.

It is entrenched in the heart of Quezon City's busiest and liveliest district, Cubao. Situated at the
crossroads of two of the metro's most vital thoroughfares. Activa connects to the north and south via
EDSA, and to the east and west via Aurora Boulevard. It also has direct access to the MRT and LRT
lines, and accessible by various modes of transportation like buses and jeepneys.
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Analysis of Real Estate Sales

The table below shows a comparative breakdown of FLI’s journalized real estate sales by product
categories for the years ended December 31, 2019 and 2018 (in Thousands).

Years ended December 31
Category 2019 2018
Amount % to total Amount % to total

Residential Lots and
House & Lot Packages

Socialized B345,195 2.03% B274,178 1.90%

Affordable 5,415,691 31.83% 4,770,513 33.12%

Middle Income 9,432,647 55.44% 7,847,275 54.48%

High-end & Others 1,477,759 8.69% 1,249,249 8.67%
Industrial Lots - 0% 48,278 0.34%
Residential Farm Lots 278,006 1.63% 156,380 1.09%
Leisure 63,822 0.38% 58,328 0.40%
Total P17,013,120 100.00% B14,404,201 100.00%

Analysis of Cost of Sales
The table below shows a comparative breakdown of FLI’s journalized cost of sales into various
categories for the years ended December 31, 2019 and 2018 (in thousands):

2019 2018

Land acquisition cost P2,491,305 P1,926,515
Land development and construction cost 7,362,566 6,412,693
P9,853,871 P8,339,208

1.5.2. Leasing Segment
FLI’s investment properties are categorized as retail and office segments.

Commercial Retail Leasing Properties

Festival Mall Alabang

The landmark project, Festival Mall Alabang, carries on its position as the prime destination for
recreation and retail in southern Metro Manila. With more ‘firsts’ on its offerings and a better
shopping ambiance, the mall has altered the retail experience in the south. It is one of the country’s
largest shopping malls with more than 1,500 shops.

As the existing mall continued to have major improvements undertaken for its facilities, architectural
works that gave the mall a refreshed look and modernized ambiance complementing the opening of its
expansion. Festival Mall opened its doors for Decathlon, a French sporting goods retailer with
approximately 5,000 sg. m of leasable space, which added to the roster of anchors pulling in drove of
shoppers from catchments all over Luzon.

Simultaneously, the tenants of the mall expansion with over 46,000 sg. m of gross leasable area have
gradually opened beginning 2017 bringing in a mix of fashion and food concepts. Another French
sports retail giant opened the first ever Go Sport store in Southeast Asia with an area close to

1,000 sg. m.

The introduction of new and unique food establishments has made Festival a gastronomic destination
ushering in new markets and strengthening traffic of its core target market. Festival Mall Expansion’s
new supermarket and department store partner anchor, Landmark, occupying around 50,000 sg. m of
floor area, opened during the second half of 2017, further made the mall and Filinvest City’s traffic
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more dynamic. Festival patrons are also enjoying the Water Garden, a distinctly refreshing outdoor
amenity and convergence zone.

Before end of 2017, two new additional malls, Fora in Tagaytay and Main Square in Bacoor, have
opened which contributed more than 50,000 sg. m of leasable space.

Fora Mall

Conveniently located right by the city's landmark, Tagaytay Rotunda is Fora Mall, the first regional
mall in the area fronting a mixed-use leisure development consisting of a condotel and residential
buildings. This prime retail destination provides about 31,000 sg. m of leasable space amidst nature,
open spaces, and a beautifully-landscaped amphitheater, primarily serving the strengthening local
market and burgeoning tourist influx from the city and neighboring towns. A number of local and
popular food concepts, coupled with national brands, have initially opened. A strong wellness
category is also in place and junior anchors such as Ace Hardware, Abenson and La Sedia. Super
Metro, its anchor, opened in June 2017 with the first hypermarket format operating for 24 hours. The
four digital cinemas launched last November 2017 is now the locals’ go to place for recreation.

Main Square

With a smaller format of over 18,000 sq. m leasable area, Main Square is the first and only mall along
Bacoor Blvd, close to Bacoor City Hall and fronting Princeton Heights. Positioned as the reliable one-
stop hub for neighboring gated villages of Bacoor, it provides basic shopping, wellness, service and
convenience offerings from partner brands such as Anytime Fitness, Watson’s, Ace Hardware,
Western Appliances, Japan Home, and DIY. The mall’s supermarket anchor for this development is
Robinsons Supermarket, which has become the most convenient basic shopping destination in the
area.

Il Corso

Il Corso is a planned retail development with an estimated 35,000 sq. m of leasable area when fully
completed. It currently has four operating restaurants and one bank. The cinema has also opened.
Other areas are expected to be operational within the year.

Commercial Office Properties

As of December 31, 2019, the Group owns commercial office spaces for lease to several BPO and
other office locators. Primarily, they are located in Northgate Cyberzone in Filinvest City, Alabang,
Muntinlupa. Northgate is an 18-hectare PEZA zone that enjoys developer incentives. Among the
Group’s portfolio is the PBCom tower where FLI owns 60.0% through FAC, which owns 50.0% of
the 52-storey PBCom Tower in the Makati CBD. PBCom Tower is a Grade A-PEZA-registered,
IT/office building on Ayala Avenue, Makati City with a GLA of 35,148 sq.m.

The Group also owns several completed office developments, in Bay City, Pasay, EDSA near Ortigas
MRT station, Clark Mimosa and Cebu IT Park. A summary of the GLA is set forth below:

Number of GLA
Location Buildings (sg. m.)
Northgate Cyberzone, Filinvest City 19 327,553
Metro Manila outside of Filinvest City 7 122,668
Outside Metro Manila 4 73,697
Total 30 523,918

The office buildings of Filinvest are mainly located in business parks or in mixed-used complexes
highly accessible to public transport. The Group believes its business park model, wherein the Group
builds on areas specifically suited for business and industrial establishments supported, in certain
cases, by incentives from the Government, gives it a competitive advantage as business parks are the
preferred site of major BPO tenants. Being located in a major business park allow the tenants
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assurance of expansion options within close proximity thereby giving the Group an advantage over
stand-alone developments.

Northgate Cyberzone, an 18-hectare, PEZA-registered IT park located in Filinvest City in
Alabang. The office buildings of the Group sit within the 10-hectare parcel of land in the
Northgate district owned by FLI.

Mimosa Workplus, an office village that is comprised of eight buildings set amidst the lush
natural environment of the Filinvest Mimosa+ Leisure City.

Cebu Cyberzone and Filinvest IT Park are two distinct developments on two separate Build-
Transfer-Operate (BTO) arrangements with the Cebu Province. The two parcels of land totaling
2.9 hectares are 