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CORPORATE INFORMATION (CONTINUED)
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FINANCIAL HIGHLIGHTS
Bt 3% B E

Year Ended 31 March
BE=A=1+—HLFE

2021 2020

—E-—F ZEEF

Revenue WA FRCKFER IO HK$2,372.1 million
314.8BEETT 2,372 1AEEBTT

Profit attributable to owners of the parent & A &HEH A FE(5 % K HK$466.7 million HK$457.3 million
466.7THEE T 457 3B BB TT

Basic earnings per share AR E AR E R HK3.07 cents HK3.01 cents

3.07%10 3.01781

Year Ended 31 March
BE=HA=t—HLEE

2021 2020

—E-—fF —E_TF

Total assets BEE GRCOPIEREGTHIT W HK$8,738.4 million
10,203. 1B &8 T 8,738 4HEETT

Net assets BEFE S LEFORZEN T HK$4,715.9 million
5,034.3EEE T 4,715,908 8E T

Net asset value per share SREEFE HK$0.33 HK$0.31
0.337% T 0.31%&7T

Gearing ratio BEKREX 77.1% 53.9%

REVENUE PROFIT ATTRIBUTABLE TO OWNERS
A OF THE PARENT
HKS milion B A RHEE AERRF
BEBL HK$ million
BB
21 0100 S 28318 -~ (200

1,808.5
2,500 --------mmseooe- - 23724 -------

1,500 ~-------- e
2,000 --------mmseone- -
1,500 -------4,3518- - Q& --------- 1,000 -------- ke
1,000 --------- -

500 5003 4573 466.7 .
200 s BB R 8 I I

' 38.8
o _H B = I

2017 2018 2019 2020 2021 2017 2018 2019 2020 2021
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FINANCIAL HIGHLIGHTS (CONTINUED)
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CHIEF EXECUTIVE OFFICER’S STATEMENT

DEAR SHAREHOLDERS,

On behalf of the board of directors of Wang On Properties Limited
(the “Company”, together with its subsidiaries, the “Group”), |
am pleased to present the annual results of the Group for the year
ended 31 March 2021 (the “Financial Year”).

PERFORMANCE REVIEW

Under the challenges of COVID-19 pandemic, the global and
local economies have been adversely affected in varying degrees.
The Group continues to monitor and balance its real estate
development and investment strategies for achieving stable
business performance. For the Financial Year, the Group’s
revenue and profit attributable to shareholders amounted
to approximately HK$314.8 million and HK$466.7 million,
respectively. The profit amongst was mainly attributable to the
completion and delivery of jointly developed property projects,
“maya” in Yau Tong and “Altissimo” in Ma On Shan. The Group
actively replenished its land bank with approximately 228,000
square feet of the aggregate gross floor area.

In terms of the Group’s commercial property, it includes our
wholly-owned “LADDER Dundas” at No. 575-575A Nathan
Road in Mongkok, retail podiums of “Lake Silver” in Wu Kai Sha
and “The Parkside” in Tseung Kwan O which partnered with an
investment fund.

FRABRA

Gross revenue for the year

Profit attributable to the owners BREHEE AR

of the parent

—E_—fF

HK$314.8 million
314.8EEETT
HK$466.7 million
466.7HEBTT

THRARSE

HBNURER

R ARER R Wang On Properties LimitedZ= 22 i Z
ERAG([RAT]  EREMBAR @ HE [F
£BESFE  MAREAKEHE-ZT=_—F
ZA=T—HIE(XMBREE]) 2 2FEE -

RAEDRE

FRRIERE  2REERABLEEHYZETH
BEFE AEERBEERLTHHEMEZRRE
MIEERE  NEREBRRFE - RAMK
FE  AEEZBARBREEGENSBIO5
314,800,000 7t % 466,700,000/ 7T * & 1 % A
FEREERBERYEEBREN mayaB = | &
Bl (BB I 2B TR - RAMREE @ K
EEEGHT TG Gt EEEEER
F&#9228,0005F 7R ©

AEEETHEYE T BEETZ2EERDN
it A REES75-575A5% [ LADDER Dundas | + A
NEFERSEEMNERD [IRH o KIE |75
&G EMR [The Parkside |Fg15 %18 H -

Year ended 31 March
BE=HA=1t—HLEE
2021 2020 2019
—ETF —ZE-NF

HK$2,372.1 million
2,372 1BEBT
HK$457.3 million

457 38 BETT

HK$3,735.6 million

HK$2,831.8 million
2,831.8B&ETT
HK$500.3 million

500.3B&EB T

HK$3,553.9 million

Gross contract sales AHEESRE HK$2,572.9 million
2,572.958E T
Average price per square feet FHRE HK$24,517

24517% T

3,735.6 A BB T
HK$19,454
19,4547 7T

3,553.9A BB T
HK$18,107
18,1078 7T




10 Wang On Properties Limited Annual Report 2021

CHIEF EXECUTIVE OFFICER’S STATEMENT (CONTINUED)

THREIKS (H)

The Group has placed emphasis on branding and quality for
residential development, endeavoring to offer homebuyers quality
dream home with high practicality. In 2010, the Group successfully
launched “The Met.”, a boutique residential brand series, which
have been much sought after by single people, branch families
and young homebuyers. To celebrate the 10" anniversary of the
brand in 2021, the Group upgrades the brand and will launch “The
Met. Azure”, a boutique residential project at No. 8 Liu To Road,
Tsing Yi, it is expected to be well-received by homebuyers. The
Group has incorporated trendy designs and provided clubhouse
facilities such as glamping area, gamelab, etc. in “The Met. Azure”
project. The project offers 320 residential units, most of which
are studio apartments with a saleable area of approximately
200 square feet. and 3.5 meters floor head-room, meeting the
needs of the branch families in the neighborhood and the young
homebuyers.

To suit varying needs of different homebuyers, the Group
has launched a luxury residential brand series “NOUVELLE”
in recent years, developing mid-size quality apartments. The
Group together with CIFI Holdings (Group) Co. Ltd. (“CIFI”) has
developed “maya” at No. 8 Shung Shan Street and No. 15 Sze
Shan Street, Yau Tong, which was officially delivered in the last
quarter of 2020. An aggregate of 294 units of “maya” were sold
with contracted sales of approximately HK$3.6 billion as at the
date of the annual report. The Group owns 50% interest in the
development project.

Besides, the “Altissimo” in Pak Shek at No. 11 Yiu Sha Road,
Ma On Shan, which the Group co-developed with Country
Garden Holdings Company Limited and China State Construction
International Holdings Limited. The property project was delivered
in the Financial Year, an aggregate of 505 units were sold with
contracted sales of approximately HK$5.3 billion as at the date of
the annual report. The Group owns 40% interest in the property
development project.

AEEFEREHEZERELREE  BHAE
EEITHEEE NS EALZEEER - AEER
—E-TERIITE [The Met. IIBREZTRBRE
B REAHEUKR—BEFZESAL  2ER
FENFREEEESN - AT ——F > HEM
BRIHEHNTEAF - AEBERGEHELRE 2R
Fthx [The Met. Azure® & | (S XK EMLIKE8YR)IE
MIEEEE  EHEEESEEEE - A£KER
[The Met. Azure€ % |JHE @ A8 7 R ®ARET
FRENSERELERNESERES ST -
THHIRH320k D EEEEMN - T EFRAEBEL
200F 5 R « RAEISKEFEEEENHMRAER
F BRI YRENFERELETE -

BUAETRBEEETE  AEBAEFITETRE
m 2 [NOUVELLE | %% - A EFR T EEF
FEN c ERASEEEEZER(SE)BRAF
([FB¥E |) £ R 2 E A M IE [mayaf& = | ClRES L
F8E L MILA155R) FEEMNR T _TFH
WEEEARN - WEFANBEBRE  BEERN
FHRAH - [mayalZ = |EE T BE294(K - BEFT
40355 € %4 493,600,000,000/8 70 - AEEER
ZEETIB B M50% R o

SO AEBHEEEERERARRPEE
ZEBREEERAAERERE URBAAN
[AltissimoBAE (AL A B & ILBRADEAI15%) - B
X¥ERAVBRFEHETRNMN EEAFHREE -
HE HKEHRS05M@EEN - CAIAEESBOBE
5,300,000,000/8 7T - NEBE B Z W EEEIE
H H40% S °
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CHIEF EXECUTIVE OFFICER’S STATEMENT (CONTINUED)

Land Bank

For long-term development of its business, the Group is always
committed to building up its land bank by way of bidding for
government land and project acquisitions, favouring sites with
convenient transportation and comprehensive community
facilities.

In the Financial Year, the Group and CIFI have repeatedly
cooperated to acquire the entire equity interest of No. 101 and
No. 111, King’s Road in Fortress Hill, Hong Kong at a total
consideration of HK$1.88 billion. The Group owns 40% interest in
the development project.

In addition, through old building acquisition, the Group has
successfully acquired the sites located at 50-62 Larch Street and
6-8 Lime Street, Tai Kok Tsui and Nos. 120-126, Main Street, Ap
Lei Chau. The Group keeps exploring potential redevelopment
projects to restock land banks and is currently in possession of
three projects with over 80% ownership secured.

THREIKS (H)

+ 3t i 48

REEXRBERR  AKE-ERG2EREEHGT
HEZ T RERE R WE - BN
WA BT EMEARLETZMIRAERER

RAMBREE  ALBEHRBEBREAE  UER
B 7% 1,880,000,00078 7T AKX T W BE (12 1A B 7B 18
BIIEZB101HE L1115 2 230k - NEEE
EZERIERNA0%ER

pEoN  REEBBWIEERE - KRB R AEF
M A 50-625% -« =42 476-85% & B8 5l M X 5 120-
1265% 88 - AEBTNEIRREEMEEEE M
WIS - BRHEE = (A A BB80%EL
HIEE o

g8 8RR

\DAY DAY FR;E SH
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CHIEF EXECUTIVE OFFICER’S STATEMENT (CONTINUED)

THREIKS (H)

Interest

attributable Approximate

Project name BEHEZHE to the Group gross floor area
AEEELER BAREERER
(square feet)
(FARR)
The Met. Azure E=3-1 100% 90,000
Nos.120-126, Main Street, Ap Lei Chau BS BRI K #7120-1265% 100% 37,100
No. 101 and No. 111, King’s Road, BELEZEI01 RI115] 40% 129,400
Fortress Hill
Nos. 86A-86D Pokfulam Road SEHR M IE86A-86D 70% 28,500
50-62 Larch Street and 6-8 Lime Street, N AR FRAE50-6255 & 100% 61,500
Tai Kok Tsui E R H6-85%
Redevelopment projects with over 80% BR800 % AR 100% 175,000
ownerships EEBH
Total 48 3t 521,500

With the theme of multi-storey Ginza type commercial complexes,
the Group established the “LADDER” brand. LADDER Dundas,
a trendy commercial building located at Nos. 575-575A Nathan
Road, has become an iconic building in Mong Kok. The Group
also invested in shops and office building to secure the recurring
income.

Through the asset-light strategy, the Group has also cooperated
with business partners to bring the Group’s brand advantages
and commercial asset management expertise into full play, so
as to vigorously develop commercial properties and speed up
capital circulation. Partnered with Kohlberg Kravis Roberts &
Co. L.P. (“"KKR”), one of the largest investment companies in
the United States, the Group invested and operated two retail
podiums, "Lake Silver” and “The Parkside”. Each of the Group
and KKR owns 50% equity interests in these two projects. As at
the date of this annual report, the occupancy rates of these two
projects are 100% and over 85% respectively.

REEUREXZERHERFEREET [LADDER]
ThhE o S AEE AR BUES75-575A 2 Bk e B IA
B [LADDER Dundas | @ pXIN4T iR AR /A & i
2o AREENAREEBMESTENERLSE T
A o

AEENEBEEERRE  HAEBHEE %
BEASENREELINEXEEETRER B
EREREEAYE  MRESHER - AEBHEX
Bl i KA & A ] 2 —Kohlberg Kravis Roberts &
Co. LP.([KKR])&1E » &RE RKE 4R o X
& | % [The Parkside |REZERHIEE - AN&
B EKKREFMEEE 250%#am - RAFHRA
B MEEEBEH5IHAET100% Kk#85% 2
MHEmE -



CHIEF EXECUTIVE OFFICER’S STATEMENT (CONTINUED)

The Group continues to seek suitable property investment
opportunities in community, so as to increase rental income
by diversifying business segment. During the year, the Group
acquired a property project with huge potential and much
attention drawn in the market, namely the Parkville which is
located at Ground Floor and 1t Floor, No. 88, Tuen Mun Heung
Sze Wui Road, Tuen Mun. The Parkville project is our third local
commercial podium which will be refurbished and upgraded for
the needs of the local neighborhood. Such project is at the city
center of Tuen Mun with excellent transport links. The Group
currently owns 50% equity interests in this project.

The Group has also started building up treasury investment
portfolio by investing in bonds and funds. The investment strategy
and portfolio is cautiously monitored by the Group.

OUTLOOK

In view of the general performance of the global economy, market
uncertainties remain as COVID-19 pandemic is still very fluid.
Under the epidemic, buyers pay more attention to life and health.
The residential projects developed by the Group keep pace with
the times, and will continue to use ingenuity in design. With the
current trend of increasingly mature technology, the Group will
also focus on the design and infusion of smart home facilities when
building residential projects to enhance the quality of life of buyers.
We expect that after the epidemic, the economic environment of
Hong Kong will stabilize. The Group will pay close attention to
changes in the overall environment, keep optimistic outlook but be
ready for adversity and capture market opportunities. In response
to changes in the market, the Group will strive for shareholders’
solid returns.

GIVING BACK TO COMMUNITY

The Group is active in giving back to our communities and fulfilling
our corporate social responsibility amid the severe pandemic,
while protecting its shareholders’ values. For years, the Group has
been supporting social welfare organizations to address the needs
of underprivileged groups. In respect of elderly-care, the Group
partnered with Wai Yuen Tong Medicine Holdings Limited in 2020
to offer over 1,200 mooncakes from Chi Lin Nunnery to residential
care homes for the elderly under Tung Wah Group of Hospitals,
sharing love and care to them. Also, the Group paid visits to low-
income families and seniors, offering those in need blessing of rice
and anti-pandemic supplies, caring for the socially disadvantaged
groups.

THREIKS (H)

AEEREERIBESKAEMERERE
BARERERAIENES WA - FA - AEH
WRESRAZREN REXTSEINRESE (T
REMBESESHFM TR —18)  ERERR
EERMENFE=[EEE - REEHSBHITR
MERARERE - BEMRHEMATHL » R
BERE  ARBERERESZAEN50% % ©

AEENCHIGREBSRES  BPEVEE
BIREMEA - AREREEREARERB LA

RE

REBRMEERE  URFTERBEDARE <
MSFENEEN RETERHLEMERE
AIE - ARBEBRNETHERB BEIWE - NR
FAEREEELR - ERSBRBHKABE
T AEEITEEEHRAROEEEREA
BRRRXEHNRE  ARABREEEER - KA
HEERR  ABREREEEOE - AEEE
ZIBBERRRE(L FERZET MEMSH
B TEEAEMSEE  RRRFREERR -

Bt

EERENZET  AEEEEERREERE
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FRESFLBHEE  KOBLLENTE
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CHIEF EXECUTIVE OFFICER’S STATEMENT (CONTINUED)

THREIKS (H)

For supporting education, the Group has established Academic
Excellence Scholarship for Students of the Hang Seng University
of Hong Kong to recognize and honor academically outstanding
students and encourage them to keep on learning hard, wishing
benefited students to give back to community with gratitude.
During the year, the Group joined “Project WeCan”, so as to
empower those secondary school students who participate the
plan with opportunities, as well as nurture their confidence and
inspire them in their life planning through programmes that will
engage them through appropriate programmes, so as to better
equip them for further studies and career in the future.

At merely 8 degrees Celsius on new year’s eve in 2020, the
Group offered 250 fleece blankets in total to subdivided unit
households and elderly homes to act on our corporate vision of
“The Cornerstone To Build the Future; A Passion for Tomorrow”,
sharing a passion with Hong Kong citizens for tomorrow. This
year, in order to welcome the Lunar New Year, the Group has
mobilized its staff members to participate in Po Leung Kuk CNY
Charity Walk along Shing Mun River in Shatin for Po Leung Kuk’s
fund raising.

APPRECIATION

The Group has been focusing on its core real estate business,
and will adopt a more prudent approach towards business
development and financial policies in such challenging
circumstances amid uncertainty during the COVID-19 pandemic.
Last but not least, | would like to extend my appreciation to all
staff members for their dedicated efforts and devoted service, | do
hope we could ride out difficult times together and strive to grow
for a better future.

Mr. Tang Ho Hong
Executive Director and Chief Executive Officer
Hong Kong, 28 June 2021

REHEHE  A5SEREBSELERNEKEER
MBERTEES  URBRBEATEHNEELER
FEMMEHEE  HpRTEBAEREE—
BREANODEELE - AEEAREFHFZBLM
[Project WeCanZ2 X&) |51 8] + AL HETEIH
PELREREKS  WHEBEYMNIEE 55
LA EL - MEMPREAL - BEEH
BB IELT AR -

TECEFABRSIEAMEBRRBESE  AEEM
BEFREREIRES H250REE - UITHE
RINEBEAESL  ARRERINLERS - BHE
BR—BEE ¢ AKX - SF AUBERENT
MEIR  AEBESHELXNBRREBEMR [FET
KB |BEHTERES  WEHRRBHEN [1&K
5% HIRPTA IBRAR - SERO PR ER B P ATERR o
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MANAGEMENT DISCUSSION AND ANALYSIS

EEREBN®RDMN

FINANCIAL RESULTS

For the financial year ended 31 March 2021, the Group’s revenue
and profit attributable to owners of the parent amounted to
approximately HK$314.8 million (2020: approximately HK$2,372.1
million) and approximately HK$466.7 million (2020: approximately
HK$457.3 million), respectively. The profit for the year was mainly
attributable to the completion and delivery of jointly developed
property projects and share of profits recognized from joint
ventures. In the last financial year, the revenue and profit was
mainly contributed by a wholly owned property development
project, The Met. Acappella.

DIVIDEND

The Board has recommended the payment of a final dividend of
HKO0.74 cent (2020: a final dividend of HKO0.72 cent) per ordinary
share for the year ended 31 March 2021 to shareholders whose
names appear on the register of members of the Company as of
Friday, 3 September 2021. The final dividend will be paid on or
around Tuesday, 14 September 2021, subject to shareholders’
approval at the forthcoming annual general meeting of the
Company to be held on Wednesday, 25 August 2021.

BUSINESS REVIEW

Revenue recognized in this business segment during the
year amounted to approximately HK$301.3 million (2020:
approximately HK$2,369.6 million) which was mainly attributable
to the delivery of the remaining stocks of The Met. Acappella.

In the second half of financial year 2021, two joint venture
projects, namely maya and Altissimo were completed and
handed over to buyers, and net profit of approximately HK$569.1
million was recognized.

“maya”, which is located on No. 8 Shung Shan Street and No.
15 Sze Shan Street in Yau Tong was developed by the Group
together with CIFI Holdings (Group) Co. Ltd (“CIFI”). As at the
date of this report, 294 out of 326 units have been sold and 269
units were handed over to buyers, and the aggregate contracted
sales of the units sold and delivered amounted to approximately
HK$3.6 billion and approximately HK$3.2 billion, respectively. The
Group owns 50% equity interest in this development project and is
responsible for project management.

R E S

HE-_ZT-_—F= H +—BLEMBRFE
AEBZBRARSRGIHAE AEE S D
A 49 % 314,800,000 B L (Z T =T F : 4
2,372,100,0007% 7t ) & % &466,700,0007% 7T (=
T T4 : 49457,300,00058 70 ) © AEFEm A E
EREHFRBEWHEIBE 2R T RIFTAREMN
AENEZHEF - REBPRFEE - WA KR
FERE—FA2EHBNMEZREREEES -

;@5

EEeERNEE T —FAA=ZH(EHRH)
ZHARRBREM BRI ENBEE—_ZS=——F
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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)

The Group’s Whitehead project (No.11 Yiu Sha Road, Ma On
Shan), “Altissimo”, is co-developed with Country Garden
Holdings Company Limited and China State Construction
International Holdings Limited, and has been delivered to buyers
in the fourth quarter of 2020. As at the date of this report, 505
of the 547 units have been sold and 474 units were handed over
to buyers, and the aggregate contracted sales of the units sold
and delivered amounted to approximately HK$5.3 billion and
approximately HK$4.4 billion, respectively. The Group owns 40%
equity interest in this development project.

The new “The Met.” project located at the junction of Liu To Road
and Hang Mei Street, Tsing Yi (Tsing Yi Town Lot No. 192) was
formally named as The Met. Azure in May 2021. The project has
a site area of approximately 14,400 square feet with an expected
total permitted residential floor area of approximately 80,000
square feet. It is situated in an easy-accessed location, within
only a several-minutes ride from the Tsing Yi MTR Station, and
is also connected with major highways, including the Tsing Ma
Bridge, the Tai Lam Tunnel, and the Ting Kau Bridge of Tuen Mun
Road. The Met. Azure has a low-density design with a total of
320 units. Approximately 80% of the units are studio flats and the
others are one-bedroom and special units. The Group believes
The Met. Azure can meet different demands of single people,
young families, and investors. It is expected that the pre-sale will
be taken place in the third quarter this year.

In January 2021, the Group has successfully completed the
acquisition of the site located at 50-62 Larch Street and 6-8 Lime
Street Tai Kok Tsui through compulsory sales. The gross floor area
is approximately 61,500 square feet and the site is currently under
demolition work.

EERENWERDN(E)
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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)
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In October 2020, the Group and CIFI formed a new joint venture
group (the “dV Group”), in which CIFI and the Group own 60%
and 40% equity interest, respectively. The JV Group has acquired
101 and 111 King’s Road, Fortress Hill for a total sum of HK$1.88
billion. The total site area is approximately 12,400 square feet.
Situated between North Point commercial area and Victoria Park
in Causeway Bay, the sites of King’s Road are positioned at a
convenient location within only a few minutes’ walk to Fortress
Hill MTR Station. The sites are planned to be redeveloped into
a residential project with commercial space. Demolition work is
expected to be commenced in year end.

In July 2020, the Group successfully acquired a new
redevelopment site in Ap Lei Chau (Nos.120-126, Main Street,
Ap Lei Chau). The site is adjacent to MTR Lei Tung Station with
convenient and fast access to the South Island Line which travels
to and from central business districts in Hong Kong and Kowloon.
The total attributable gross floor area upon redevelopment is
approximately 37,100 square feet. Foundation work is currently
undergoing at the site.

In April 2018, an indirect non wholly-owned subsidiary of the
Group, has completed the acquisition of all the 16 properties
located at Nos.86A-86D Pokfulam Road, Hong Kong. The site
is located at a traditional luxury residential area with easy access
to Central. It will be redeveloped into luxurious properties and is
undergoing the foundation works. The Group owns 70% equity
interest in this property development project.

RZZEZZF+A - AEEEBEKLHEES
E([6&EE])  BERAEESBIHEE60% &
40% M o & & 5 B LA 48%81,880,000,000%
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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)
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As at 28 June 2021 (i.e. the date of this report), the Group’s WZE-——F XA+ N\B(BIAKREHE) @ &

development land portfolio is as follows:

SEZERAMASIT ¢

Approximate Anticipated Interest
Approximate gross floor year of attributable
Location site area area Intended usage completion to the Group
A 8 B4 BRI S ]
i 2 [ BEEERE HTRZR FE bR
(Square feet) (Square feet)
(FAR) (FAR)
86A - 86D Pokfulam Road 28,500 28,500 Residential 2023 70%
B MIEB6A-86D: £
Junction of Liu To Road and 14,400 90,000  Residential and Commercial 2022 100%
Hang Mei Street FEREE
(Tsing Yi Town Lot No. 192)
EHEETEEIR
(BRMHERFE192%)
Nos. 120-126 Main Street, 3,600 37,100  Residential and Commercial 2023 100%
Ap Lei Chau FEREE
BRRRIN A 47120-126%
50-62 Larch Street and 6,800 61,500  Residential and Commercial 2024 100%
6-8 Lime Street, Tai Kok Tsui FEREE
A AR ERE50-6257 &
E1R1H6-85%
101 and 111, King’s Road 12,400 129,400  Residential and Commercial 2025 40%
H2E101 K115 FEREE

The Group is currently in possession of three urban redevelopment ZAEEEBFI#EAE = HMEERIBE - EEEHRB
projects with over 80% ownerships secured. Applications to  80% M ¥# - FIEBEIE B ERIBEE B EHF
the court are being made in respect of all these projects for 545& ( T (B E IR gl E = ) EF) A%
compulsory sale orders under the Land (Compulsory Sale for [riR2HHFREIHES o T EZFEXRES -
Redevelopment) Ordinance (Chapter 545 of the Laws of Hong ZA&EEsiE LK ZEEZEAEETRERE - EF
Kong). In the event that no court order is granted, the Group may  Z¥E Qe BVSHIE B 2 S 89T o &
not be able to complete the consolidation of the ownership for — #TE R &M E(GEEE &L 175,000 F F R -

redevelopment. Redevelopment can only be implemented upon
acquisition of the full ownership of the relevant projects. The total
attributable gross floor area upon redevelopment is approximately
175,000 square feet.
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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)
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As at 31 March 2021, the Group’s portfolio of investment
properties comprised of commercial and industrial units located in
Hong Kong with a total carrying value of approximately HK$571.2
million (31 March 2020: approximately HK$654.1 million).

During the reporting year, the Group received gross rental income
of approximately HK$13.5 million (2020: approximately HK$3.7
million), representing an increase of approximately HK$9.8
million over last year. The increase in gross rental income was
primarily attributable to new leases entered into with tenants and
completion of rent-free period during the reporting year.

The Group has partnered with KKR to own two commercial
accommodations, known as “Lake Silver” located at No. 599
Sai Sha Road, Ma On Shan, Sha Tin, New Territories, Hong Kong
and “The Parkside” located at No.18 Tong Chun Street, Tseung
Kwan O, New Territories, Hong Kong. The Group has 50% equity
interest in each project. The Group has refurbished the property,
improved the tenant mix and enhanced the rental yield. As at the
date of this report, Lake Silver is fully let and The Parkside gets
an occupancy rate over 85%.

On 30 March 2021, the Group and an independent third party
(the “Parkville Partner”) formed a new joint venture group (the
“Parkville JV”), in which the Group owns 50%. The Parkville JV
has entered into a preliminary agreement for sale and purchase
on the same date (the “Acquisition”) with an independent third
party in respect of 11 shop units and certain lift, lift lobby(ies) and
staircase(s) on the ground floor and first floor of THE PARKVILLE,
No.88 Tuen Mun Heung Sze Wui Road, Tuen Mun, New Territories
for a consideration of HK$300.0 million. On 21 June 2021, the
Group and the Parkville Partner entered into a supplemental
binding term sheet with two independent third parties (the “New
Investors”). Subject to the completion of the Acquisition and bank
consent, the shareholdings of the Group, the Parkville Partner and
the New Investors will become 64%, 30% and 6%, respectively.
The Acquisition was completed on 25 June 2021. Details of the
transaction were set out in the joint announcement published by
the Company and Wang On Group Limited (“WOG”) dated 30
March 2021 and 21 June 2021.

RZE-_—F=ZA=+—H AEBZREWE
BEBEMNRES2EARTEREN  BEA
B4 A571,200,0008 L(ZE=TF=A=+—
H : #9654,100,000/& 7T ) °

RAFREFE  AEBURzBHSWADNE
13,500,000/ 7L (ZZ = Z 4F : #J3,700,000/8
J0)  BREFIENN499,800,000/8 7T © AEEIA
#NEBHRERF S HHEL K EH R AR
EEERBRTE -

REBEKKREE - EEMIBREERAT - B R
BEREFALPBSEILADIKE095RH [RM o X
RN EATAKEREELETI18HA [ The
Parkside | - "EB NS IB B HEAS0% s © A
SEEBTZYE  REHPEAKRESHESME
o MAIREBE - [RH o« Xig|E2IAEH -
[ The Parkside |1 8 & B #85% °

R-ZE-—F=A=+0 AEBE-ZBFIE
—H(REBB# DR INEEEE([RERE
BhE|) ERAEEBEES0%ED o KEEA
BOEER—ZEYTE=FE B H R
MWESIELSPAREE M TR —E 211 ERBUES
TFFBEME - FHERERE RAEBEI P B E Wk
(Mg =EE|) - K18 /4300,000,00087T c N
T-—FRNA-+—H AEBRREEBHE
MEBYE =5 ([FREE DERITELOR IO
FIERHBPE - FUBEEEARBRITRER
AEE REBBHERIBREENREE DA
64% - 30% K 6% - WHESEENR =T =—F<A
ZTARAHZEK RPZHBENRERBRELE
EERAG(RRDTEAHE T _—F=A
=t+HER-_ZE_—FRA-t+—HHBAERAMH -



MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)

The Group will keep looking for opportunities to expand its
investment properties portfolio through both self-acquisition and
strategic partnership. By utilizing the Group’s expertise in asset
management, it would seek to secure its existing the recurring
rental and asset management income and explore strategic
expansion opportunities for additional recurring income and
capital appreciation.

Reference is also made to the prospectus of the Company dated
30 March 2016, in which it was stated that as at 21 March 2016,
WOG and its subsidiaries (excluding the Group) owned a total
of 48 residential investment properties (“Excluded Properties”)
which were not injected into the Group as part of the spin-off
listing of the Company in April 2016. The Company has been
informed by WOG that 39 out of these 48 Excluded Properties had
been sold as of 31 May 2021.

LIQUIDITY AND FINANCIAL RESOURCES

As at 31 March 2021, the Group’s total assets less current
liabilities were approximately HK$7,994.6 million (2020:
approximately HK$7,198.9 million) and the current ratio was
approximately 2.4 times (2020: approximately 2.5 times). As at
31 March 2021, the Group had cash and cash equivalents of
approximately HK$826.5 million (2020: approximately HK853.6
million).

Aggregate bank borrowings as at 31 March 2021 amounted
to approximately HK$4,696.9 million (2020: approximately
HK$3,370.2 million). The gearing ratio was approximately 77.1%
(2020: approximately 53.9%), calculated by reference to the
Group’s total bank borrowings net of cash and cash equivalents
and the equity attributable to owners of the parent. As at 31 March
2021, the Group’s property, plant and equipment, investment
properties, properties under development and properties held
for sales, with carrying value of approximately HK$84.6 million,
HK$571.2 million, HK$4,892.5 million and HK$580.0 million
(2020: approximately HK$87.9 million, HK$633.1 million,
HK$3,448.4 million and HK$660.0 million) were pledged to secure
the Group’s general banking facilities.

EERENWERDN(E)
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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)
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The Group’s capital commitment as at 31 March 2021 amounted
to approximately HK$516.0 million (2020: approximately
HK$486.7 million). In addition, the Group’s share of joint ventures’
own capital commitments amounted to approximately HK$145.0
million (2020: approximately HK$251.4 million). The Group has not
given guarantee to banks in connection with facilities granted to
its joint ventures as at 31 March 2021 (2020: three joint ventures
up to approximately HK$1,617.6 million and were utilized to the
extent of approximately HK$1,090.5 million). Save as disclosed
herein, the Group had no significant contingent liabilities as at the
end of the reporting period.

The Group strengthens and improves its risk control on a
continual basis and adopted a prudent approach in its financial
management. Financial resources are under close monitoring
to ensure the Group’s smooth operation, as well as flexibility to
respond to market opportunities and uncertainties. Management
of the Group is of the opinion that the Group’s existing financial
structure and resources are healthy and sufficient for the Group’s
needs in the foreseeable future.

DEBT PROFILE AND FINANCIAL PLANNING

As at 31 March 2021, interest-bearing debt profile of the Group
was analysed as follows:

R-_ZBE-—F=A=+—H AEFZENR
A & 47516,000000 8 T (ZFE_ZFF : 4
486,700,000/ 7T) ° D - REESHEEBE
" B A B NFE¥E#)145,000,0008 L ( —E =&
F 1 #9251,400,0008 L) c RZE - —F = A
=t—8" $$ljrfk?dcﬁﬁmﬁ%“:.%ﬁ¥uﬂ
BMRITELRER(ZZ2ZF : EREBART
—HAEERERZ1,617,600,0008 T KA
FARLE 2 B/ 1,090,500,000787T) © BN A Fr
WEIN  AEERBERRTEEARAREE -

AEEFENRMAERBRIES  YETERRZ
MBEEWE  BUERPBER  BESEE
LEIRE MEFRSBEEMEERETSHE LT
BENE AKEEEERR AKEREHUBR
BRERRR RABRNAKERAIRREZE

BRI 52 Bt 75 45

RIZBE-_—F=ZA=+—0 rEBZHEEK
RS :

31 March 2021 31 March 2020

—E-—F —ETF
=A=+—HBH =A=+—H
HK$’000 HK$’000
FHExT THT

Bank loans repayable: AR TRBEREZRITER
Within one year or on demand —FRHRIZENREE 1,953,857 1,093,677
In the second year F_4F 1,036,292 1,039,056
In the third to fifth year, inclusive F=FRFRFE(BEEREME) 1,706,787 1,237,479
4,696,936 3,370,212

Other loans repayable ARUTHEEECEMER
In the second year B _F 202,270 =
In the third to fifth year, inclusive FoFEFAF(BREEEMRT) - 198,970
4,899,206 3,569,182

The effective interest rate of bank loans was approximately 1.8%
per annum (2020: approximately 3.7%) and other loans carried at
a fixed interest at 6.0% (2020: 6.0%) per annum.

RITERZERFNROR/I1BE(ZT_FF :
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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)

TREASURY POLICY

The Group’s treasury policy includes diversifying the funding
sources. Internally generated cash flow and interest-bearing bank
borrowings during the year which are the general source of funds
to finance the operation of the Group. The Group regularly reviews
its major funding positions to ensure that it has adequate financial
resources in meeting its financial obligations.

The Group has entered into interest rate swap contracts for the
purpose of converting part of the Group’s borrowings from floating
rates into fixed interest rate in order to mitigate the interest rate
risk.

FOREIGN EXCHANGE

Management of the Group is of the opinion that the Group has
no material foreign exchange exposure. All bank borrowings are
denominated in Hong Kong dollars. The revenue of the Group,
being mostly denominated in Hong Kong dollars, matches the
currency requirements of the Group’s operating expenses. The
Group therefore has not engaged in any hedging activities during
the year.

SIGNIFICANT INVESTMENTS HELD,
MATERIAL ACQUISITIONS AND DISPOSALS
OF SUBSIDIARIES AND FUTURE PLANS
FOR MATERIAL INVESTMENTS OR CAPITAL
ASSETS

Save as disclosed above, during the year, the Group did not have
any other significant investments held, material acquisitions and
disposals of subsidiaries and future plans for material investments
or capital assets.

EERENWERDN(E)
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EMPLOYEES AND REMUNERATION POLICIES

As at 31 March 2021, the Group had 136 (2020: 126) employees
in Hong Kong. The Group remunerates its employees mainly
based on industry practices and individual performance and
experience. In addition to salaries, we provide discretionary
bonuses based on individual performance and our business
performance, medical insurance coverage and a wide range of
leave entitlements. The Group also provides a defined contribution
to the Mandatory Provident Fund as required under the Mandatory
Provident Fund Schemes Ordinance (Chapter 485 of the Laws of
Hong Kong) for our eligible employees in Hong Kong.

SUSTAINABLE DEVELOPMENT

Facing the continuous challenges brought by the COVID-19
pandemic, more stringent test and quarantine guidelines have
been implemented at our properties, office, and construction sites
to safeguard the health of customers, tenants, employees and
working partners. The Group has also provided rental relief and
other forms of support to its tenants whose businesses have been
affected.

The Group has taken measures to promote environmental-
friendliness of the workplace by encouraging paper-recycling
culture and energy-saving culture within our Group. The Group
also participated in the BEAM Plus assessment scheme, a
comprehensive environmental assessment scheme for buildings
recognized by the Hong Kong Green Building Council, for the
development of some of our properties by engaging a third-party
consultancy company for the provision of services in respect of
BEAM Plus Certification and other environmental assessments.
The Group also includes green elements into project planning
and design and oversees the environmental performances of
contractors during the construction phase.

For all development projects, the design and specifications of
the Mechanical, Electrical and Plumbing (MEP) systems conform
to latest Building Energy Codes. The Group also outsourced all
of the construction-related work for our property development
projects to independent construction companies. Our contractors
in relation to our property development business are subject
to various environmental laws and regulations, including those
relating to waste disposal, water pollution control, air pollution
control, drainage control and noise control. They are also required
to submit for approval and to subsequently implement Waste
Management Plan for all construction sites of the development
projects to ensure the compliance.
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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)

RISK FACTORS

The Group’s businesses, financial condition, results of operations
and growth prospects may be affected by risks and uncertainties
directly or indirectly pertaining to the Group’s businesses,
including the following highlighted risks:

° our business is dependent on the economic conditions in
Hong Kong, particularly the performance of the property
market in Hong Kong;

° we may not be able to identify and acquire land bank which
is suitable and desirable for our future development;

° we generate revenue principally from the sale of properties,
which depends on a number of factors including the
schedule of our property development and the timing of
property sales. Our profitability may fluctuate significantly
between different periods, as our financial performance for a
particular period depends on the mix of properties available
for sale;

° we may be unable to obtain, or may suffer material delays in
obtaining, the relevant government approvals or be unable
to take possession of the land parcels for our property
development projects;

° we rely on external construction companies for the
construction-related works of our property development
projects and these construction companies may fail to
provide satisfactory services which adhere to our quality and
safety standards and in a timely manner, or at all;

° our results of operations may be adversely affected by labour
shortages and/or the increase in the costs of labour; and

° we are subject to certain restrictive covenants and risks
normally associated with borrowings which may limit or
otherwise materially and adversely affect our business,
results of operations and financial condition.
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PROSPECTS

Hong Kong real GDP resumed appreciable year-on-year growth
of 7.9% in the first quarter of 2021, led by very strong growth of
exports of goods. However, the overall economic activity remained
below the pre-recession level, as the COVID-19 pandemic
continues to hit individual segments of the economy. The Sino-
US trade relationship and quantitative easing policy also introduce
uncertainty to the recovery of the local economy.

The rolling out of a free vaccination programme launched by the
Hong Kong government and the increased awareness of people
are expected to ease the local pandemic situation. With the
support of low-interest rate environment and concrete demands
on residential units, the property sector is expected to remain
resilient over the long term.

The Group has achieved approximately HK$1.3 billion contracted
sales amount of residential properties as at the date of this report.
It secures and stabilizes the profit and development of the Group.
With the expected commencement of the pre-sales of The Met.
Azure, the growth momentum and branding of the Group are
expected to be further improved. The Group will continue to seek
to replenishes its land bank by participating in public tender, old
building acquisition and land use conversion.

In the asset management and property investment sector, the
Group will keep seeking new opportunities to broaden our portfolio
for a stable recurring income base.

The Group is cautiously optimistic on the property market and will
continue to monitor market changes closely whilst keep looking for
and evaluating available opportunities in property acquisition and
collaboration with strategic partners to strengthen the real estate
business.
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BOARD OF DIRECTORS AND SENIOR MANAGEMENT

BOARD OF DIRECTORS

Mr. Tang Ho Hong, aged 34, has been appointed as an executive
Director since 3 December 2015 and was appointed as the chief
executive officer and authorised representative of the Company
on 8 February 2021. He was also appointed as the chairman
of the executive committee and a member of the remuneration
committee and the nomination committee of the Company.
Mr. Tang is primarily responsible for the overall management
and supervision of operations of the Group, including overseeing
property sales and leasing, asset management and investment,
and strategic planning on long and short term development.
Mr. Tang has over ten years of experience in property and land
matters. Prior to joining the Company, Mr. Tang worked with
WOG in January 2011 as assistant general manager where he
focused on property acquisition in Hong Kong and acquired
his experience in the property development, management and
investment businesses. Mr. Tang graduated from The University
of Washington with a degree of Bachelor of Arts in Business
Administration. Mr. Tang is a member of the Henan Provincial
Committee of The Chinese People’s Political Consultative
Conference. He is also a director of certain subsidiaries of the
Group and a son of Mr. Tang Ching Ho, the controlling shareholder
of the Company.

Ms. Ching Tak Won Teresa, aged 39, has been appointed as an
executive Director since 25 June 2019. She was also appointed
as a member of the executive committee of the Company.
Ms. Ching is currently the general manager of the Group’s
property development division and is responsible for the sales
and marketing of the Group. She obtained a degree of Bachelor
of Business Administration in Marketing and Management of
Organisations from The Hong Kong University of Science and
Technology and a degree of Master of Science in Real Estate
from The University of Hong Kong. She has more than 16 years of
experience in the property industry in Hong Kong. Prior to joining
the Group in 2016, Ms. Ching joined WOG in 2008 and acted
as the assistant general manager (sales and marketing) of WOG.
Ms. Ching is also a director of certain subsidiaries of the Group.
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Ms. Wong Chin Han, aged 48, has been appointed as an
executive Director since 1 October 2019. She is also appointed
as an authorised representative and a member of the executive
committee of the Company. Ms. Wong is currently the financial
controller and the company secretary of the Company. Ms. Wong
has over 24 years of experience in corporate finance, professional
accounting, internal control and/or company secretarial matters
in Hong Kong. She graduated from The Hong Kong University of
Science and Technology with a degree of Bachelor of Business
Administration. She is a member of the American Institute of
Certified Public Accountants. Prior to joining WOG in 2008,
Ms. Wong worked for another listed company and an international
accountancy firm. Ms. Wong is also a director of certain
subsidiaries of the Group.

Mr. Li Wing Sum Steven, aged 64, has been appointed as
an independent non-executive Director since 17 March 2016.
He is also appointed as the chairman of the audit committee
and a member of the remuneration and nomination committees
of the Company. Mr. Li was admitted as an associate of The
Association of Chartered Certified Accountants in April 1986
and subsequently a fellow member in April 1991. He was also
admitted as an associate of the Hong Kong Institute of Certified
Public Accountants in May 1986 and subsequently a fellow
member in December 1993. Mr. Li has over 34 years of experience
in auditing, accounting, taxation, financial management and
corporate secretarial. Mr. Li worked for an international accounting
firm and held senior posts as group financial controller in various
companies. He was an independent non-executive director of
Xinjiang Xinxin Mining Industry Co., Ltd., the shares of which are
listed on the Main Board of the Stock Exchange, and is currently
an independent non-executive director of Allied Sustainability and
Environmental Consultants Group Limited, the shares of which
are listed on the GEM of the Stock Exchange, and is the company
secretary of Shanghai Fudan Microelectronics Group Company
Limited, the shares of which are listed on the Main Board of the
Stock Exchange.
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Mr. Sung Tze Wah, aged 75, has been appointed as an
independent non-executive Director since 17 March 2016. He is a
member of the audit committee and the remuneration committee
of the Company. Mr. Sung was appointed as the chairman of the
nomination committee of the Company on 8 February 2021. He
has extensive experience in the surveying sector for over 34 years.
Mr. Sung was elected as a professional associate of the Royal
Institution of Chartered Surveyors in November 1972, a fellow of
The Hong Kong Institute of Surveyors in March 1997, a member
of The Singapore Institute of Surveyors and Valuers in April 1989,
and was admitted as an associate of The Chartered Institute of
Arbitrators in April 1984. Mr. Sung was appointed as the executive
estates officer by the Housing & Development Board of the
Singapore government from October 1984 to July 1990. He was
then promoted to senior estates officer during the period of August
1990 and March 1992. Mr. Sung established LDS International
Group Limited and Lawson David & Sung Surveyors Limited in
Hong Kong in 1992 and 1996 respectively and is currently a
director of Lawson David & Sung Surveyors Limited.

Sr Dr. Leung Tony Ka Tung, aged 72, has been appointed as an
independent non-executive Director since 17 March 2016. He is
the chairman of the remuneration committee and a member of the
audit and nomination committees of the Company. He has over
44 years of experience in the property and hotel industry through
his prior employments with the Lands Department of the Hong
Kong government from January 1977 to June 1978, and from the
1980’s onwards, with various prominent property developers as
well as a leading surveyor company in Hong Kong. In 1994, Dr.
Leung founded TL Property Consultants International Limited and
he is currently the chairman of the TL Property Group companies.
Dr. Leung has been appointed as an independent non-executive
director of Chi Kan Holdings limited, a company listed on the Main
Board of the Stock Exchange, since July 2020.
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Dr. Leung acted as an independent non-executive director of
South China Holdings Company Limited, a company listed on
the Main Board of the Stock Exchange, and South China Assets
Holdings Limited (formerly known as South China Land Limited),
a company listed on the GEM of the Stock Exchange, for the
period from December 2012 to June 2017. Dr. Leung obtained
a degree of Doctor of Philosophy in Business Administration
from Empresarial University in November 2002 through distance
learning, a degree of Master of Science in International Real Estate
(with Distinction) from The Hong Kong Polytechnic University in
November 2004, and a degree of Bachelor of Social Science
(Hons) in Economics and Business Administration from Chung
Chi College of The Chinese University of Hong Kong in December
1976. Dr. Leung was registered as a professional surveyor (GP/
PD/PFM) in Hong Kong respectively in January 2006 (GP) and April
2014 (PD and PFM). He was also admitted as a fellow member of
The Hong Kong Institute of Surveyors in February 2012, a fellow
member of The Royal Institution of Chartered Surveyors in June
2008 and a fellow member of Hong Kong Institute of Real Estate
Administrators in November 1985. He is currently the immediate
past president of the Hong Kong Institute of Surveyors, a member
of Audit Committee of the Hong Kong Housing Society, a member
of Appeal Tribunal Panel of HKSAR, a member of the Panel of
Advisors on Building Management Disputes of Home Affairs
Department and a member of the Planning Sub-committee of
the Land and Development Advisory Committee of the Planning
Department.

Mr. Yeung Yiu Man, is the director of the quantity surveying
division of the Group. Mr. Yeung is responsible for managing
various property developments of the Group, and has overall
responsibility for all aspects of cost and quality control of
construction works. Mr. Yeung obtained a degree of Master
of Science in Management from the Hong Kong Polytechnic
University. He was admitted as a member of the Chartered
Institute of Building in May 1992 and elected as a member of
the Royal Institution of Chartered Surveyors in November 2008.
Mr. Yeung possesses a wide spectrum of experience in the
property industry and has been active in property developments
for more than 35 years, in which 11 years was gained from a major
Hong Kong listed property developer prior to joining the Group.
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Mr. Ip Shu Pui, is the legal counsel of the Group. Mr. Ip obtained
a Bachelor of Laws with Honours Degree from The City University
of Hong Kong. He has been qualified as a solicitor in Hong Kong
since December 1996. Mr. Ip worked in WOG since 2005 prior to
joining the Group in 2016.

Mr. Chan Cheong Shing, Bryan, is the director of the project
planning division of the Company. Mr. Chan is responsible
for managing the planning, design and works of property
developments projects of the Group. Mr. Chan obtained a Degree
of Bachelor of Arts (Architectural Studies) in 1993 and a Degree
of Master of Architecture in 1996 respectively from the University
of Hong Kong. He is a registered architect of Hong Kong, a
member of the Hong Kong Institute of Architects, as well as an
authorized person in Building Department’s Register under the list
of architects. He has also obtained the qualification of People’s
Republic of China Class | Registered Architect. Mr. Chan has more
than 24 years of experience in property development projects and
he was the director of an architect’s firm prior to joining the Group
in 2016.

Mr. Wut Koon Wah, Edmund, joined the Group in August 2019
as the head of asset management. Mr. Wut is currently oversees
the leasing and management of Hong Kong commercial properties
of the Group. He obtained a Degree of Bachelor of Business
Administration, a Master of Science Degree in Real Estate and
a Degree of Master of Business Administration. Mr. Wut is a
professional member of Royal Institution of Chartered Surveyors.
He has over 21 years of experience in property leasing.
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CORPORATE GOVERNANCE PRACTICES

The Company recognises the importance of corporate governance
and is committed to achieving a high standard of corporate
governance within a sensible framework with a strong emphasis
on transparency, accountability, integrity and independence. The
Board believes that good corporate governance practices are
fundamental and essential to the success of the Company and the
enhancement of its effectiveness and corporate image.

The Company adopted the principles and complied with the
code provisions of the “Corporate Governance Code” (the “CG
Code”) set out in Appendix 14 to the Listing Rules. The Board had
reviewed periodically the compliance of the CG Code and is of the
view that throughout the year ended 31 March 2021, the Company
had complied with the applicable code provisions set out in the
CG Code.

The Board continues to review periodically the compliance of
the CG Code so as to safeguard and maximise the benefit of the
stakeholders of the Company.

CODE FOR SECURITIES TRANSACTIONS BY
DIRECTORS AND RELEVANT EMPLOYEES

The Company has adopted the Model Code for Securities
Transactions by Directors of Listed Issuers, as amended from time
to time, (the “Model Code”) set out in Appendix 10 to the Listing
Rules as its own code of conduct regarding securities transactions
by the Directors. All Directors have confirmed, following a specific
enquiry by the Company, that they have complied with the
required standards set out in the Model Code throughout the year
under review.

The Company also adopted a code of conduct regarding
securities transactions on no less exacting terms than the Model
Code by the relevant employees of the Group who are considered
likely to be in possession of unpublished price sensitive
information in relation to the Company or its securities pursuant to
code provision A.6.4 of the CG Code. To the best knowledge and
belief of the Directors, all relevant employees have complied with
the required standards of such code.
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BUSINESS MODEL AND CORPORATE
STRATEGY

The Group is principally engaged in the businesses of developing
residential and commercial properties for sale and investing in
commercial and industrial properties for investment return and
capital appreciation. The Group’s strategy for generating and
preserving the shareholders’ value in the long run is to invest
prudently in projects and opportunities which maximise return
to the shareholders. With respect to property development, the
Group actively explores opportunities and increases its land
portfolio which forms the basis for generating gain in the property
development. To cope with the dynamic and uncertain property
market conditions, the Group mainly focuses on projects with
shorter development cycle in order to provide greater turnover
cycle, flexibility and reduction of business risk. On the other
hand, the Group continues to maintain a balanced portfolio of
property investments, regularly review its tenant mix, with an aim
to maximise rental yield and secure a stable stream of income
to support the recurring operations of the Group. Overall, the
Group adopts a proactive and prudent approach in developing its
business.

In short-term, the Group continuously reviews and updates its
strategies to provide better clarity on direction and business
models. The Group takes active and prompt measures to meet
market changes through adjustment of business strategy and
control over costs. Further, the Group strives to maintain a
healthy financing structure and devotes effort to securing banking
facilities which is regarded as an important element for supporting
continuous business development of the Group.
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THE BOARD

The Board is responsible for formulating of corporate strategies
and internal control, reviewing and guiding the business and
affairs, monitoring financial and operating performance and is
individually and collectively accountable to the shareholders of
the Company for the success and sustainable development of the
Group. The independent non-executive Directors (the “INEDs”)
only account for various industry expertise and overseeing the
Group’s business, whilst the general management and day-to-
day management are delegated to the executive Directors and the
senior management of the Company, they will meet regularly to
review the performance of the Group and to co-ordinate overall
resources among the development of the Group.

Apart from these, the Board will consider and make decision
for any major acquisitions and disposals, review of interim and
annual financial results, appointments/removals of Directors
and auditor, evaluation on the performance and compensation
of senior management of the Company, any material capital
transactions and other significant operational and financial affairs.
With a review to maintaining an appropriate balance of authority
and responsibility, such functions are either carried out directly
by the Board or indirectly through various committees established
by the Board, with respective functions set out in their terms of
reference. Currently, there are four board committees, namely
executive committee (the “Executive Committee”), audit
committee (the “Audit Committee”), remuneration committee
(the “Remuneration Committee”) and nomination committee
(the “Nomination Committee”).

All Directors will ensure that they can give sufficient attention
to discharge their responsibilities to the affairs of the Company
and the Directors have disclosed to the Company the identity
and nature of offices held in any public organisation and other
significant commitments on an annual basis.
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During the year, regular Board meeting were held four times to
review, consider and approve, among others, the annual and
interim results, the business operations and the effectiveness of
internal control systems of the Group. Apart from these regular
Board meetings, Board meetings are also held, as and when
necessary, to consider major issues. Notice of at least 14 days
for each regular Board meeting is given to all Directors. All such
minutes are kept by the company secretary of the Company and
are open for inspection at any reasonable time on reasonable
notice by any Director. Apart from the regular Board meetings, the
then chairman of the Company also met with the INEDs without
the presence of executive Directors during the year.

Composition

The Board currently has six Directors comprising three executive
Directors and three INEDs. The Directors during the year and up to
the date of this annual report were:

Executive Directors
Mr. Tang Ho Hong, Chief Executive Officer
(Appointed as Chief Executive Officer on 8 February 2021)
Ms. Ching Tak Won Teresa
Ms. Wong Chin Han

Non-executive Director
Mr. Chan Chun Hong, Chairman
(Resigned on 8 February 2021)

Independent Non-executive Directors
Mr. Li Wing Sum Steven

Mr. Sung Tze Wah

Sr Dr. Leung Tony Ka Tung

There are no financial, business, family or other material
relationships among the Directors. The biographical details of all
Directors are set out on pages 27 to 30 of this annual report.
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The Board possesses a mix and balance of skills and experience
which are benefit for the requirements of the business of the
Company. The opinion raised by the INEDs in Board meetings
may facilitate the maintenance of good corporate governance
practices. The Board has three INEDs, representing more than
one-third of the Board, and at least one of the INEDs has the
appropriate professional qualification and/or accounting and audit
experience and expertise as required by Rules 3.10(1) and (2) and
3.10A of the Listing Rules. A balanced composition of executive
and non-executive Directors also generates a strong independent
element on the Board, which allows for an independent and
objective decision making process for the best interests of the
Company and its shareholders. All Directors are aware of the
required levels of fiduciary duties, care, skill and diligence under
Rule 3.08 of the Listing Rules.

In compliance with code provision A.3.2 of the CG Code,
an updated list of the Directors identifying their role and
function are available on the websites of the Company
(www.woproperties.com) and the Stock Exchange
(www.hkexnews.hk). The Company will review the composition of
the Board from time to time to ensure that the Board possesses
the appropriate and necessary expertise, skills and experience
to meet the needs of the Group’s business and to enhance the
shareholders’ value.

Details of the Directors’ remuneration for the year ended 31 March
2021 as set out in note 8 to the financial statements of this annual
report is set out below:
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As at the date of this report, the Board is still identifying an
appropriate person to fill the vacancy as chairman of the Board
since the resignation of Mr. Chan Chun Hong on 8 February 2021
and the chief executive officer of the Company is Mr. Tang Ho
Hong.

The roles of the chairman and the chief executive officer of the
Company are separate to reinforce their respective independence
and accountability. The respective responsibilities of these two
roles are clearly segregated. The chairman of the Board, is
primarily responsible for formulation of overall strategic planning
and leadership of the Board and the chief executive officer,
is responsible for the day-to-day business operations and
implementation of the business strategies adopted by the Board.

All INEDs are appointed for a term of not more than three years
with specific term set out under respective letters of appointment
which may be terminated by giving one-month notice. The
executive Directors are appointed for a term of not more than
three years with specific term set out under respective service
agreements which may be terminated by giving six-month
notice. One-third of the Directors, including those appointed for
a specific term, are subject to retirement by rotation and, being
eligible, offer themselves for re-election at the annual general
meetings in accordance with the Bye-law 84(1) of the bye-laws
of the Company (the “Bye-laws”). In addition, Directors who are
appointed by the Board to fill casual vacancies or as an addition to
the existing Board are subject to re-election at the next following
general meeting of the Company after his/her appointment.
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The INEDs are required to confirm their independence upon their
appointment and on an annual basis. The Company has received
from each INED an annual confirmation of his independence
pursuant to Rule 3.13 of the Listing Rules for the year ended 31
March 2021. The INEDs would not participate in the Group’s daily
operation and they would abstain from voting on any resolution(s)
in which he had any interest and, therefore, the Company
continues to consider all the INEDs to be independent for the year
under review and up to the date of this annual report.

The Board has undertaken the responsibility for performing the
corporate governance duties pursuant to code provision D.3.1
of the CG Code and is committed to ensuring that an effective
governance structure is in place to continuously review, monitor
and improve the corporate governance practices within the Group
with regard to the prevailing legal and regulatory requirements.

The corporate governance duties performed by the Board are
to review the policies and measures on the Group’s corporate
governance, to review a code of conduct applicable to the
Directors and employees of the Company, to monitor the
Company’s legal and regulatory compliance, training and
continuing professional development of Directors and to review
the Company’s compliance with the CG Code and the disclosure
in this annual report.

This corporate governance report has been reviewed by the Board
in discharge of its corporate governance function.
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Pursuant to code provision A.6.5 of the CG Code, all Directors
should participate in continuous professional development to
develop and refresh their knowledge and skills. This is to ensure
that their contribution to the Board remains informed and relevant.
The company secretary of the Company regularly circulates
training materials or briefings to all Directors in respect of the
updates on, among other things, the Listing Rules, the Securities
and Futures Ordinance (Chapter 571 of the Laws of Hong Kong)
(the “SFO”) or guidelines, the Companies Ordinance (Chapter 622
of the Laws of Hong Kong) and financial or accounting standards
which may be of the interest to the Directors.

In addition, the company secretary of the Company also provides
and circulates to the Directors with monthly and regular updates
relating to the Group’s business, financial position and business
environment, in which the Group operates. During the year, all
Directors have complied with the code provisions in relation to
continuous professional development, including but not limited to
reading materials relevant to the Company’s business, director’s
duties and responsibilities.

The company secretary of the Company continuously updates
Directors constantly on the latest developments regarding the
Group’s business and other applicable regulatory requirements,
to ensure compliance and enhance their awareness of good
corporate governance practices.

During the year, all Directors have provided their training records
to the Company on a regular basis, and such records have
been maintained by the company secretary of the Company for
accurate and comprehensive record keeping.

The Company has arranged for appropriate directors and officers
liability insurance to indemnify its Directors against liabilities
arising out of legal action on corporate activities. Such insurance
coverage is reviewed and renewed with consultant advice on an
annual basis.
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BOARD COMMITTEES

The Board has established various committees, including the
Executive Committee, Audit Committee, Remuneration Committee
and Nomination Committee, each of which has the specific
written terms of reference that will be reviewed and updated,
where necessary. Minutes of all meetings and resolutions of the
committees are kept by the company secretary of the Company
and open for inspection at any reasonable time on reasonable
notice by any Director. Each committee is required to report to the
Board on its decision and recommendations, where appropriate.

The Executive Committee has been established since March
2016 with specific written terms of reference with authority
delegated by the Board, which are available on the websites of
the Company and the Stock Exchange. The Executive Committee
is responsible for general management, supervising the day-to-
day management, performance and operations in accordance
with the business strategy and keeping under review strategy and
business development initiatives of the Group and monitoring their
implementation. Currently, the Executive Committee comprises
three members, namely Mr. Tang Ho Hong, Ms. Ching Tak
Won Teresa and Ms. Wong Chin Han. Mr. Tang Ho Hong is the
chairman of the Executive Committee.

The Audit Committee has been established since March 2016
with specific written terms of reference, stipulating its authorities
and duties in compliance with Rule 3.21 of the Listing Rules,
which are available on the websites of the Company and the
Stock Exchange. Currently, the Audit Committee comprises three
INEDs, namely, Mr. Li Wing Sum Steven, Mr. Sung Tze Wah and
Sr Dr. Leung Tony Ka Tung and Mr. Li Wing Sum Steven is the
chairman of the Audit Committee.
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The functions of the Audit Committee is, among others, to assist
the Board to review the financial reporting, including interim and
final results, to supervise over the Group’s internal controls,
risk management and to monitor the internal and external audit
functions, the appointment, the re-appointment and removal of
external auditor and to make relevant recommendations to the
Board to ensure effective and efficient operation and reliable
reporting. The functions of the Audit Committee will be reviewed
regularly by the Board and amended from time to time, as and
when appropriate, in order to be in compliance with the code
provision of the CG Code (as amended from time to time).

The Audit Committee is provided with sufficient resources to
discharge its duties and may access to independent professional
advice according to the Company’s policy, if considered
necessary.

During the year under review, the Audit Committee members met
twice with the Group senior management and the external auditor
of the Company. During the year and up to the date of this report,
the Audit Committee met to discuss and review the following
matters:

(@) the annual results for the year ended 31 March 2020 and
2021, as well as the interim results for the six-month ended
30 September 2020 to ensure for full, complete and accurate
disclosure in the aforesaid financial statements pursuant to
the accounting standards and other legal requirement for
presenting the same to the Board for approval;

(b) the term and remuneration for the appointment of Ernst
& Young as external auditor to perform the agreed-upon
procedures on the final results for the year ended 31 March
2020 and the interim results for the six-month ended 30
September 2020;

(c) the independence of the external auditor especially for those
non-audit services;
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(d)  the continuing connected transaction(s) of the Group;

(e) the overall effectiveness of internal controls and risk
management systems; and

(f)  the adequacy of resources, qualifications and experience of
staff, the accounting and financial reporting matters and their
training programmes and budget.

The Audit Committee is satisfied with, inter alia, the audit fees,
effectiveness of the audit process, independence and objectivity
of Ernst & Young and has recommended to the Board the re-
appointment of Ernst & Young as the Company’s external auditor
for the ensuing year at the forthcoming annual general meeting of
the Company.

The Remuneration Committee has been established on 17 March
2016 with specific written terms of reference, as revised from time
to time, stipulating its authorities and duties in compliance with
code provision of B.1.2 of the CG Code, which are available on
the websites of the Company and the Stock Exchange. Currently,
the Remuneration Committee comprises three INEDs, namely, Mr.
Li Wing Sum Steven, Mr. Sung Tze Wah and Sr Dr. Leung Tony
Ka Tung, and one executive Director, namely Mr. Tang Ho Hong.
Sr Dr. Leung Tony Ka Tung is the chairman of the Remuneration
Committee. Majority of the Remuneration Committee are INEDs.

By reference to the corporate goals and objectives of the
Company, the primary roles and functions of the Remuneration
Committee are as follows:

(@) to make recommendations to the Board on the Company’s
policy and structure for all Directors’ and senior
management’s remuneration and on the establishment
of a formal and transparent procedure for developing
a remuneration policy on the basis of basic salary and
allowances, discretionary bonus and share options;
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to review and approve the senior management’s
remuneration proposals with reference to the Board’s
corporate goals and objectives;

to make recommendations to the Board on the remuneration
packages of individual executive Directors and senior
management of the Company, including, but not limited to,
benefits in kind, pension rights and compensation payments
for loss or termination of their office or appointment;

to make recommendations to the Board on the directors’ fee
of the non-executive Director and INEDs with reference to
the range of remuneration of other non-executive directors
in the similar industry and allow any out-of-pocket expenses
incurred in connection with the performance of their duties;

to consider salaries paid by comparable companies, time
commitment and responsibilities and employment conditions
elsewhere in the Group;

to review and approve compensation payable to executive
Directors and senior management of the Company for any
loss or termination of office or appointment to ensure that it
is consistent with contractual terms and is otherwise fair and
not excessive; and

to review and approve compensation arrangements relating
to dismissal or removal of Directors for misconduct to ensure
that they consistent with contractual terms and are otherwise
reasonable and appropriate.

The Remuneration Committee is provided with sufficient
resources to discharge its duties and may access to independent
professional advice according to the Company’s policy, if
considered necessary.
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During the year under review, the Remuneration Committee
held one meeting, in which it reviewed the existing remuneration
policy by reference with the market research, communicated with
the chief executive officer of the Company and recommended
amendments to the existing remuneration policy and
performance-based bonus and approved the remuneration
package and performance-based bonus paid to other Directors
and senior management of the Company. No Director took part in
any discussion or determination about his own remuneration.

The Remuneration Committee has discharged or will continue
to discharge its major roles to, among other things, approve
the terms of the service agreements of the Directors and the
senior management of the Company, make recommendations
with respect to the remuneration and policies of the Directors
and senior management of the Company and to review the
remuneration package and recommend salaries, bonuses,
including the incentive awards for Directors and senior
management of the Company.

Pursuant to the code provision B.1.5, the annual remuneration of
other members of the senior management by bands for the year
ended 31 March 2021 is set out below:
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The Nomination Committee was established on 17 March 2016
with specific written terms of reference, as revised from time
to time, stipulating its authorities and duties in compliance with
code provision A.5.1 of the CG Code, which are available on the
websites of the Company and the Stock Exchange. Currently, the
Nomination Committee comprises three INEDs, namely, Mr. Sung
Tze Wah, Mr. Li Wing Sum Steven and Sr Dr. Leung Tony Ka Tung,
and one executive Director, namely Mr. Tang Ho Hong. Mr. Sung
Tze Wah is the chairman of the Nomination Committee.

By reference to the corporate goals and objectives of the
Company, the primary roles and functions of the Nomination
Committee are as follows:

(@) to review and evaluate the structure, size and composition
(including diversity, skills, knowledge and experience) of
the Board at least annually and make recommendations
to the Board on any proposed changes to the Board to
complement the Company’s corporate strategy;

(b) to identify individuals suitably qualified to become Board
members and select or make recommendations to the Board
on the selection of, individuals nominated for directorships;

(c) to assess the independence of INEDs;

(d) to monitor the continuous professional development of the
Directors;

(e) to make recommendations to the Board on the appointment
or re-appointment of Directors and succession planning for
Directors, in particular the chairman and the chief executive
officer of the Company;

(f)  where the Board proposes a resolution to elect an individual
as an INED at the general meeting, the Nomination
Committee should set out in the circular to shareholders
and/or explanatory statement accompanying the notice of
the relevant general meeting:
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- the process used for identifying the individual why
the board believes the individual should be elected
and the reasons why it considers the individual to be
independent;

- if the proposed independent non-executive Director
will be holding their seventh (or more) listed company
directorship, why the board believes the individual
would still be able to devote sufficient time to the
Board;

= the perspectives, skills and experience that the
individual can bring to the Board; and

— how the individual contributes to diversity of the Board.

(9) the chairman or another member of the Nomination
Committee shall attend the Company’s annual general
meetings and be prepared to respond to questions raised by
shareholders on the Nomination Committee’s activities and
responsibilities.

The Company has adopted a nomination policy (the “Nomination
Policy”) which sets out the selection criteria and process and
the Board succession planning considerations in relation to
nomination and appointment of Directors and aims to ensure
that the Board has a balance of skills, experience and diversity
of perspectives appropriate to the Company and the continuity
of the Board and appropriate leadership at Board level. The
Nomination Policy also sets out the procedures for the selection
and appointment of new Directors and re-election of Directors
at general meetings. The selection criteria and nomination
procedures set out in the Nomination Policy as follows:
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Selection Criteria 1. EEEE

in assessing the suitability of a proposed candidate,
the Nomination Committee will consider the factors
(as reference), including reputation, integrity,
accomplishment and relevant experience in relation
to the principal businesses of the Company from time
to time, commitment in respect of available time and
relevant interest, diversity in all its aspects, including
but not limited to gender, age (18 years old or above),
cultural and educational background, ethnicity,
professional experience, skills, knowledge and length
of service. These factors are for reference only, and not
meant to be exhaustive and decisive. The Nomination
Committee has the discretion to nominate any person,
as it considers appropriate;

retiring Directors are eligible for nomination by the
Board to stand for re-election at a general meeting.
For those who have served as INEDs for a period of
nine consecutive years standing for re-election, the
Nomination Committee will consider the independence
of such Director for nomination by the Board to stand
for election at a general meeting and state the reason in
the circular to the shareholders of the Company for the
re-election;

candidate(s) will be asked to submit the necessary
personal information in a prescribed form, together
with their written consent to be appointed as Director(s)
and to the public disclosure of their personal data
on any documents or the relevant websites for the
purpose of or in relation to their standing for election as
Director(s); and

the Nomination Committee may request candidate(s)
to provide additional information and documents, if
considered necessary.
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Nomination Procedures

the secretary of the Nomination Committee shall call
a meeting of the Nomination Committee, and invite
nominations of candidate(s) from Board members if
any, for consideration by the Nomination Committee
prior to its meeting. The Nomination Committee may
also put forward candidate(s) who are not nominated
by Board members;

for filling a casual vacancy, the Nomination Committee
shall make recommendations for the Board’s
consideration and approval. For proposing candidate(s)
to stand for election at a general meeting, the
Nomination Committee shall make nominations to the
Board for its consideration and recommendation;

until the issue of the circular to be sent to the
shareholders of the Company, the nominated persons
shall not assume that they have been proposed by the
Board to stand for election at the general meeting;

in order to provide information of the candidate(s)
nominated by the Board to stand for election at a
general meeting, and to invite nominations from the
shareholders of the Company, a circular will be sent
to the shareholders of the Company. The circular will
set out the lodgment period for the shareholders of
the Company to make the nominations. The names,
brief biographies (including qualifications and relevant
experience), independence, proposed remuneration
and any other information, as required pursuant to the
applicable laws, rules and regulations, of the proposed
candidate(s) will be included in the circular to the
shareholders of the Company;
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- the shareholder of the Company can serve a notice
to the company secretary of the Company within
the lodgment period of its intention to propose a
resolution to elect a certain person as Director, without
the Board’s recommendation or the Nomination
Committee’s nomination, other than those candidate(s)
set out in the circular to be sent to the shareholders
of the Company. The particulars of the candidate(s)
so proposed will be sent to all shareholders of the
Company for information by a supplementary circular;

= a candidate is allowed to withdraw his candidature at
any time before the general meeting by serving a notice
in writing to the company secretary of the Company;

— the Board shall have the final decision on all matters
relating to its recommendation of candidate(s) to stand
for election at any general meeting; and

- as there may be more candidate(s) than the vacancies
available, and the “gross-vote” method will be used
to determine who shall be elected as Director, the
resolutions proposed for the candidate(s) by the
shareholders of the Company shall therefore take
the same form as the resolutions proposed for the
candidate(s) recommended by the Board.
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During the year under review, the Nomination Committee held two
meeting to discuss and review the following matters:

(@) the Nomination Policy;

(b) existing structure, size and composition (including the
skills, knowledge and experience) of the Board appropriate
for the requirements of the business of the Group and to
make recommendations on any proposal changes, if any, to
complement the Company’s corporate strategy;

(c) the Board diversity policy (the “Diversity Policy”);

(d) recommended to the Board on the appointment of chief
executive officer, and change in chairman of the Nomination
Committee; and

(e) recommend the retirement by rotation and the re-
appointment of Mr. Tang Ho Hong as an executive Director
and Mr. Sung Tze Wah as an INED, at the forthcoming
annual general meeting of the Company.

The Company recognises increasing diversity at the Board level as
an essential element in supporting the attainment of its strategic
objectives, sustainable and balanced development. In March
2016, the Company adopted the Diversity Policy stipulating the
composition of the Board which sets out the approach to diversify
the Board.

In designing the Board’s composition, the Board diversity has
been considered from a number of aspects, including but not
limited to gender, age, cultural and education background,
ethnicity, professional experience, skills, knowledge and length
of service. The Nomination Committee will also consider factors
based on the Company’s business model, specific needs and
meritocracy from time to time in determining the optimum
composition of the Board.
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As at the date of this annual report, the Board comprised six
Directors, including three executive Directors and three INEDs,
thereby promoting critical review and control of the management
process. The Board is also characterised by significant diversity,
whether considered in terms of professional experience, skills and
knowledge.

Having reviewed the Diversity Policy and the Board’s composition,
the Nomination Committee is satisfied that the requirements set
out in the Diversity Policy had been met.

ATTENDANCE OF DIRECTORS AT VARIOUS
MEETINGS

Details of the attendance of individual Directors at regular Board
meetings, committee meetings and shareholders’ meetings held
during the year ended 31 March 2021 were as follows:

TERERAHRE (&)

RAFEHRAY  EFEHARESFANK - B =
ARTESR=2BIFRNTES - AHLAYE
REHNLEREREREF EFSEZEELR R
EPSEIEE SN b P
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ZEGEMARREEHESTIREMBZA
T
EERZTERZLHERR

BE_FT_—F-A=1T—HLFE BAHNES
REHNEFEEH  ZREERZLBRRAE2H
FBERTX

Annual
Audit Remuneration Nomination General
Board Committee Committee Committee Meeting
Name of Directors EEng i ERZEE FMzEE REZEE BREFAE
Tang Ho Hong E‘ﬁi%)i 4/4 N/AT A 1/1 2/2 1/1
Ching Tak Won Teresa  i2/&# 4/4 N/ATN A N/ATN A N/ATNE A 17
Wong Chin Han HEHR 4/4 N/ATNE N/ATNE B N/ATiE I
Chan Chun Hong BRIk 3/3 N/ATEF N/ATER N/ATE R 11
(Resigned on (R=F=—%F
8 February 2021) ZA/HE#HE)
Li Wing Sum Steven £ S 4/4 2/2 1/1 2/2 1/1
Sung Tze Wah PN EES 4/4 2/2 1/1 2/2 1/1
Leung Tony Ka Tung e 4/4 2/2 11 2/2 1/
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EXTERNAL AUDITOR’S REMUNERATION

The remuneration paid/payable to the Company’s external auditor,
Ernst & Young, for the year ended 31 March 2021 are set out as
follows:

SRR BED 2 B

BE_Z_—F=A=+—HLFE  ~xRFE
/R IMNEZE AN 22k Rt RN R BT 2 B8
SR

Fees paid/
payable to
Ernst & Young
B
ZXRE TN
Services rendered for the Group B2 & B R 4 2 RS EXzEHR
HK$’000
FET
Audit services Z AR 75

- annual financial statements —FEMEHRE 3,020
— other service — HAbBRTS 20

Non-audit services: IERZERTS -
— agreed-upon procedures —EEF 435
— taxation and professional services — M R EERS 493
Total: b 3,968

ACCOUNTABILITY AND AUDIT BE R EX

The Directors acknowledge their responsibility for preparation and
publication of the timely financial statements which gives a true
and fair view of the financial position of the Group and ensure that
they are prepared in accordance with the statutory requirements
and applicable accounting standards. In preparing the accounts
for the year ended 31 March 2021, the Directors have adopted
suitable accounting policies which are pertinent to the Group’s
operations and relevant to the financial statements and have
presented an understandable assessment of the Group’s position
and prospects.
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The Directors confirm that, to the best of their knowledge,
information and belief, having made all reasonable enquiries,
the accounts is prepared on a going concern basis and they are
not aware of any material uncertainties relating to the events or
conditions that may cast significant doubt on the Company’s
ability to continue as a going concern. The Directors continue to
explore any opportunities with potential investors to enhance its
financial position and business development of the Group by way
of refinancing, extension of borrowings and/or fund raising.

A statement by the independent auditor about their reporting
responsibilities is set out on pages 76 to 83 of this annual report.

DIVIDEND POLICY

The dividend policy adopted by the Company in November 2018
is intended to be prudent and sustainable, and will be evaluated
from time to time and there is no assurance that dividends will be
paid in any particular amount for any particular period. Subject
to compliance with applicable rules and regulations, the Board
may, at its discretion, determine the declaration of payment of
dividend(s) to its shareholders in any amount, frequency in any
financial year depending on, among other things, the Company’s
operation and financial performance, liquidity condition, capital
requirements, future funding needs, contractual restrictions,
availability of reserves and prevailing economic climate.

RISK MANAGEMENT AND INTERNAL
CONTROLS

The Board has undertaken the overall responsibility for evaluating
and determining the nature and extent of the risks it is willing to
take in achieving the Group’s strategic objectives and ensuring
that the Group established and maintained appropriate and
effective risk management and internal control systems during the
year under review, whilst the Audit Committee was overseeing and
monitoring the effectiveness of these systems. Management of
the Group was responsible for implementing and maintaining
sound and effective risk management and internal control system
that safeguard the Group’s assets and stakeholders’ interest in
aspects including operation, financial and compliance.

TERERAHRE (&)

EEWR  ARELEL —DEBEREMR
o 2ELEE RENDRSELEEERE
BREMTANEAEMEKRTHAEHSGROR AT
BESARARZBHERERIHRABARE - EF
FEVEEMEBEEREFLETIER  ER
BRE EREER/REEEHA  WELE
B 2 B AR R R B RARR

BB S 2 BB R L 2 BRAHNA
FIRFET6E83H o

IR 2R

ARBARZFE-—NF+ - ARANBREBRRER
BENMAFENRE - BHAE T ARG - S5
RESHRETAFEHARINEAEESBHORK
B B TERRANIOERAIRET  EFEA
RISEEREMNSRE ARETAMBRFERE
BRERREMNR - ERF(EPEB)AQFH
BERWBERE  RBEMAN - BAER K
KEEFFR - HORS - ATBAREELE THR

IR -

B b EIE R RSP EE

EXesRA AT RETERERAEE &
BB EMmMBEEAEZAREERIEE - WHERAR
SEENBEFENRLREREEMARZ AR
ERENAMEZERS  ANHABZZESREER
EERTRAMIKA - AEEERERATHAITR
HERemARCRAREEMAIEZERR - £
2E MBLRERTHREARE 2 EERFD
EZHE o



54 Wang On Properties Limited Annual Report 2021

CORPORATE GOVERNANCE REPORT (CONTINUED)

TRERAHRSE (&)

The Group has established risk management procedures to
address and handle the all significant risks associate with the
business of the Group. The Board would perform annual review on
any significant change of the business environment and establish
procedures to response the risks result from significant change of
business environment.

Management of the Company would identify the risks associate
with the business of the Group by considering both internal and
external factors and events which include political, economic,
technology, environmental, social and staff. Each of the risks has
been assessed and prioritised based on their relevant impact and
occurrence opportunity.

The internal control systems are designed and implemented to
reduce the risks associated with the business accepted by the
Group and minimise the adverse impact results from the risks.
The risk management and internal control system are designed to
mitigate rather than eliminate the risk of failure to achieve business
objectives, and can only provide reasonable and not absolute
assurance against material misstatement or loss.

During the year under review, the Company appointed external
advisers to undertake the internal audit function and perform
the ongoing monitoring of the systems of internal control of the
Group and has reported their findings and recommendations to
the Audit Committee and followed up the status of implementation
of the recommendations to ensure all significant control activities
are properly in place within the Group. The Group has adopted a
risk-based approach in developing the annual internal audit plan
to cover business activities with material risks across the Group.
The rotation basis would be applied to operations with similar risk
associated so as to enhance the efficiency and effectiveness of
the internal audit. All findings and recommendations on internal
control deficiencies for the year have been communicated to
management, who are required to establish remedial plans to
correct those internal control deficiencies within a reasonable time
period. Post-audit review is performed to monitor those agreed
recommendations having been implemented as intended and
on a timely basis. Based on the audit and post-audit review, the
advisers reported that there was no significant deficiency on the
internal control system of the Group for the year had been noted.
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The Company has conducted annual review on the effectiveness
and efficiency of the Group’s risk management and internal
control systems for the year ended 31 March 2021 and senior
management confirmed that there is no significant deficiency
and weakness on the internal control system has been identified
by the external advisory firm for the year ended 31 March 2021.
The Board has reviewed with the Audit Committee and satisfied
and confirmed that the Group’s risk management and internal
control systems in respect of financial, operational, compliance,
risk management and adequacy of resources were effective and
adequate.

The Company has conducted annual review on the effectiveness
and efficiency of the Group’s risk management and internal control
systems for the year ended 31 March 2021 and management of
the Company confirmed that there is no significant deficiency and
weakness on the internal control system which has been identified
by the external advisory firm for the year ended 31 March 2021.
The Board has reviewed with the Audit Committee and satisfied
and confirmed that the Group’s risk management and internal
control systems in respect of financial, operational, compliance,
risk management and adequacy of resources were effective and
adequate.

INVESTOR RELATIONS AND COMMUNICATIONS
WITH SHAREHOLDERS

The Company aims at promoting and maintaining effective
communications with its shareholders and investors (both
individuals and institutions) to ensure that the Group’s information
is disseminated to the stakeholders and investors in a timely
manner and enable them to have a clear assessment of the
enterprise performance. A shareholders communication policy has
been adopted by the Company and the same is available on the
website of the Company. Other major means of communications
includes:

Extensive information on the Group’s activities and financial
position will be disclosed in its annual reports, interim reports,
announcements, circulars and other corporate communications
which will be sent to the shareholders of the Company
and/or published on the websites of the Stock Exchange
(www.hkexnews.hk) and the Company (www.woproperties.com).
Other inside information is released by way of formal public
announcements as required by the Listing Rules and Inside
Information Provisions under Part XIVA of the SFO.
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The Company also acknowledges that annual general meetings
and various general meetings are valuable forums for the Board to
communicate directly with the shareholders of the Company and
members of the Board and the members of various committees
are encouraged to attend and answer questions at such general
meetings.

In order to let shareholders of the Company to make an informed
decision at the general meetings, sufficient notices with not less
than ten (10) clear business days for every general meeting and
twenty (20) clear business days for every annual general meeting
were given to the shareholders of the Company pursuant to code
provision E.1.3 of the CG Code, the Bye-laws and any other
applicable laws. The chairman of general meetings will explain
the detailed procedures for conducting a poll vote during the
proceedings of meetings and answer all questions raised by
shareholders of the Company. All resolutions put to vote at general
meetings are taken by poll and the poll results are posted on the
websites of the Company and the Stock Exchange immediately
following the holding of the general meetings.

The Group also has a proactive investor relations programme that
keeps investors and shareholders of the Company abreast the
Group’s latest development and discloses relevant information
to the public in a timely manner. During the year, we held various
meetings with investors and participated in investor and press
conferences.

Pursuant to Bye-law 58 of the Bye-laws, shareholders of the
Company holding at the date of deposit of the requisition not less
than one-tenth of the paid up capital of the Company carrying
the right of voting at general meetings of the Company shall at
all times have the right, by written requisition to the Board or the
company secretary of the Company, to require a special general
meeting (the “SGM”) to be called by the Board for the transaction
of any business specified in such requisition; and the SGM shall
be held within two (2) months after the deposit of such requisition.
If within twenty-one (21) days of such deposit the Board fails to
proceed to convene the SGM, the requisitionists themselves may
do so in accordance with the provisions of Section 74(3) of the
Companies Act 1981 of Bermuda (as amended), but any meeting
so convened shall not be held after the expiration of three (3)
months from the said date.
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The requisition (i) must state the purpose of the SGM; and (i) must
be signed by the requisitionists and deposited at the principal
place of business of the Company at Suite 3201, 32/F., Skyline
Tower, 39 Wang Kwong Road, Kowloon Bay, Kowloon, Hong
Kong (the “Principal Place of Business”) for the attention of
the company secretary of the Company. The requisition will
then be verified with the Company’s branch share registrar and
transfer office in Hong Kong (the “Share Registrar”) and upon
its confirmation that the requisition is proper and in order, the
company secretary of the Company will forward the requisition
to the Board and inform the Board to convene a SGM by serving
sufficient notice to all shareholders of the Company.

To put forward proposals at an annual general meeting of the
Company or a SGM, the shareholders of the Company shall
submit a written notice of those proposals with the detail contact
information to the company secretary of the Company at the
Principal Place of Business. The request will be verified with
the Share Registrar and upon its confirmation that the request
is proper and in order, the company secretary of the Company
will ask the Board to include the resolution in the agenda for the
general meeting of the Company. Moreover, the notice period to
be given to all the shareholders of the Company for consideration
of the proposals submitted by the shareholders of the Company
concerned varies as follows pursuant to Bye-law 59(1) of the Bye-
laws:

(@) for an annual general meeting of the Company and any
SGM at which the passing of a special resolution is to be
considered, it shall be called by not less than twenty-one (21)
clear days’ notice (the notice period must include twenty (20)
clear business days under the Listing Rules’ requirement);
and

(b)  for all other general meetings of the Company (including a
SGM), they may be called by not less than fourteen (14) clear
days’ notice (the notice period must include ten (10) clear
business days under the Listing Rules’ requirement).
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The procedures for proposing candidate(s) for election as
director(s) at a general meeting of the Company are set out
in the “Corporate Governance” under section headed under
“About Wang On Properties” on the website of the Group at
WWW.woproperties.com.

Shareholders and stakeholders of the Company may send their
enquiries and concerns, in written form, to the Board or the company
secretary of the Company by email to pr@woproperties.com or by
addressing their enquiries to the Board or the company secretary of
the Company in the following manners:

In respect of the corporate affairs:

Company Secretary/Senior Manager of Corporate Affairs &
Investor Relations

Wang On Properties Limited

Suite 3201, 32/F., Skyline Tower

39 Wang Kwong Road

Kowloon Bay

Kowloon

Hong Kong

In respect of the other shareholding/entitiement affairs:
Tricor Investor Services Limited

Level 54, Hopewell Centre

183 Queen’s Road East

Hong Kong

WHISTLEBLOWING POLICY

The Company has adopted a whistleblowing policy to facilitate
the achieving of high possible standards of openness, probity and
accountability. Procedures are formulated to enable individual
employees to disclose internally and at a high level, information
which the individual believes that it shows malpractice or
impropriety within the Group. During the year under review, no
incident of fraud or misconduct was reported from employees
that have material effect on the Group’s financial statements and
overall operations.

RARFRIREAS LIRBEATREEEREF -
&7 A 5= B 48 B www.woproperties.com™ [ EIRA
RER|—F[DEEERIAN -

ARBIBRERFOHEANUEERRBETITER - N
EMF R 48 E B 3% % = pr@woproperties.com -
SEATAR AEFEHARF 2R WER

B

AR EEK
NEME CEZBERILEEBERES AL
R ERR AT
B

B
7RI B3R
RRIEIG321E3201E
BAREMRE EEEK
BEBESFERARAA
aE
SEREBEHE183%
AR L541E
IR EHR

ARFERA—BRBHE - BHEATERT
ERBKFZRAM  BEREEYE - ARFEH
ERF SEEEFNEARRERSDE R
BERARRRASEALBRAIRKIANETR/ZIE
B REBFER  BIEEERSHAEETE
BRNBEEEZEENBEATE 2 EAHGFHL
RETR -


http://www.woproperties.com
http://pr@woproperties.com
http://www.woproperties.com

CORPORATE GOVERNANCE REPORT (CONTINUED)

COMPANY SECRETARY

Ms. Wong Chin Han, is an employee of the Group who was
appointed as a full-time employee company secretary of the
Group, reports directly to the Board and is responsible for, inter
alia, providing updated and timely information to all Directors from
time to time.

During the year ended 31 March 2021, Ms. Wong has complied
with Rule 3.29 of the Listing Rules.

CORPORATE SOCIAL RESPONSIBILITY

The Group acknowledges its corporate social responsibility to
share some burden in building the society where its business has
been established and thrived. During the year, the Group has
participated different charity activities, e.g. visiting low income
family and sending blankets and health care products to elderly,
etc.. The Group will keep the passion on the contribution of
resources and caring to the society.

The Group is conscious of its role as a socially responsible group
of companies. It has made donations for community wellbeing
from time to time, supports the communities and encourages
its employees to participate in any charitable events and caring
services.

CONSTITUTIONAL DOCUMENT

During the year ended 31 March 2021 and up to the date of
this annual report, there was no change in the constitutional
document. The Memorandum of Association and Bye-laws
of the Company are available on the websites of the Stock
Exchange and the Company at (www.hkexnews.hk) and
(www.woproperties.com), respectively.

CONCLUSION

Going forward, the Group will continue to review its corporate
governance practices regularly to maintain high level of
transparency, to enhance the Company’s competitiveness and
operating efficiency and to ensure its sustainable development
and to generate greater returns for its stakeholders.
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The Directors present their report and the audited financial
statements of the Group for the year ended 31 March 2021.

PRINCIPAL ACTIVITIES

The principal activity of the Company is investment holding. The
principal activities of the principal subsidiaries of the Company
comprise property development and property investment in
Hong Kong, details of which are set out in notes 14, 16 and 17
to the financial statements of this annual report. There were no
significant changes in the nature of the Group’s principal activities
during the year.

RESULTS AND DIVIDEND

The results of the Group for the year ended 31 March 2021
and the Group’s financial position at that date are set out in the
consolidated financial statements on pages 84 to 218 of this
annual report.

The Group’s revenue and profit attributable to owners of
the parent for the year ended 31 March 2021 amounted to
approximately HK$314.8 million (2020: approximately HK$2,372.1
million) and approximately HK$466.7 million (2020: approximately
HK$457.3 million), respectively.

The Board has recommended the payment of a final dividend of
HKO0.74 cent (2020: a final dividend of HK0.72 cent) per ordinary
share for the year ended 31 March 2021 to its shareholders whose
names appear on the register of members of the Company as of
Friday, 3 September 2021. The final dividend will be paid on or
around Tuesday, 14 September 2021, subject to shareholders’
approval at the forthcoming annual general meeting of the
Company to be held on Wednesday, 25 August 2021.

FIVE YEAR FINANCIAL SUMMARY

A summary of the published results and assets, liabilities and non-
controlling interests of the Group for the last five financial years, as
extracted from the audited financial statements, is set out on page
220 of this annual report. This summary does not form part of the
audited financial statements.
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REPORT OF THE DIRECTORS (CONTINUED)

BUSINESS REVIEW AND ANALYSIS OF KEY
FINANCIAL PERFORMANCE INDICATORS

The business review and the key financial performance indicators
to the businesses of the Group, including, among other things,
the information set out below, are disclosed in “Management
Discussion and Analysis” on pages 15 to 26 of this annual report.

(@) afair review of the Group’s business;
(b)  principal risk factors;
(c) an analysis using key financial performance indicators;

(d)  key relationships with its employees, suppliers, contractors
and customers; and

(e) future development in the Group’s business.

The corporate social responsibility, environmental policies and
performance of the Group were disclosed in the Management
Discussion and Analysis section and the Corporate Governance
Report of this annual report. More details will be disclosed in the
Group'’s first standalone Environmental, Social and Governance
Report (the “ESG Report”) which is to be published in September
2021 on the websites of the Stock Exchange and the Company.

As far as the Board is concerned, the Group has complied in
material aspects with the relevant laws and regulations that have
a significant impact on the business and operation of the Group
during the year ended 31 March 2021.

SHARE CAPITAL AND SHARE OPTIONS

Details of movements in the Company’s share capital and share
options during the year, together with the reasons therefore,
are set out in notes 31 and 32 to the financial statements of this
annual report, respectively.
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PRE-EMPTIVE RIGHTS

There are no provisions for pre-emptive rights under the Bye-
laws or the laws of Bermuda, being the jurisdiction in which the
Company was incorporated, which would oblige the Company to
offer new shares on a pro-rata basis to existing shareholders.

PURCHASE, SALE OR REDEMPTION OF
LISTED SECURITIES OF THE COMPANY

Neither the Company nor any of its subsidiaries purchased, sold or
redeemed any of the Company’s listed securities during the year
ended 31 March 2021.

PERMITTED INDEMNITY PROVISION

Pursuant to the Bye-laws, every Director and other officers shall be
entitled to be indemnified and secured harmless out of the assets
and profits of the Company from and against all actions, losses
or liabilities which they may incur or sustain by or by reason of
any act done about the execution of the duties of their respective
office or otherwise in relation thereto. The Company has arranged
appropriate directors’ and officers’ liability insurance coverage for
the Directors and other officers of the Group for the year.

DISTRIBUTABLE RESERVES

At 31 March 2021, the Company’s reserves available for
distribution to equity holders of the parent, calculated in
accordance with the Companies Act 1981 of Bermuda (as
amended), amounted to approximately HK$2,875.0 million (2020:
approximately HK$2,968.0 million), of which approximately
HK$112.5 million has been proposed as a final dividend for the
year ended 31 March 2021.
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REPORT OF THE DIRECTORS (CONTINUED)

MAJOR CUSTOMERS AND SUPPLIERS

For the year ended 31 March 2021, sales to the Group’s five
largest customers accounted for approximately 33.7% (2020:
5.4%) of the total revenue and the sales to the single largest
customer accounted to approximately 9.2% (2020: approximately
1.4%). Acquisition cost of land/properties and cost of services
certified by authorised person of the Group’s five largest suppliers
accounted for approximately 39.6% (2020: approximately 62.4%)
of the total acquisition cost of land/properties and cost of services
certified by authorised person of and the single supplier included
therein amounted to approximately 21.8% (2020: approximately
22.4%) of the total purchases for the year.

None of the Directors or any of their associates or any
shareholders (which, to the best knowledge of the Directors, own
more than 5% of the Company’s total number of issued shares)
had any beneficial interest in the Group’s five largest customers or
five largest suppliers.

DIRECTORS

The Directors of the Company during the year were:

Executive Directors
Mr. Tang Ho Hong, Chief Executive Officer
(Appointed as Chief Executive Officer on 8 February 2021)
Ms. Ching Tak Won Teresa
Ms. Wong Chin Han

Non-executive Director
Mr. Chan Chun Hong, Chairman
(Resigned on 8 February 2021)

Independent Non-executive Directors
Mr. Li Wing Sum Steven

Mr. Sung Tze Wah

Sr Dr. Leung Tony Ka Tung
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In accordance with Bye-law 84(1) of the Bye-laws, Mr. Tang Ho
Hong and Mr. Sung Tze Wah will retire and, being eligible, will offer
themselves for re-election as an executive Director and an INED,
respectively, at the forthcoming annual general meeting of the
Company.

The Company has received written annual confirmations of
independence from Mr. Li Wing Sum Steven, Mr. Sung Tze Wah
and Sr Dr. Leung Tony Ka Tung, being all INEDs, pursuant to Rule
3.13 of the Listing Rules.

DIRECTORS’ AND SENIOR MANAGEMENT’S
BIOGRAPHIES

Biographical details of the Directors and the senior management of
the Group are set out on pages 27 to 31 of this annual report.

UPDATE ON DIRECTORS’ INFORMATION

(1)  Mr. Tang Ho Hong was appointed as the chief executive
officer of the Company and an authorized representative
of the Company for the purpose of Rule 3.05 of the Listing
Rules, both with effective on 8 February 2021.

(2) Mr. Sung Tze Wah was appointed as the chairman of the
Nomination Committee with effective on 8 February 2021.

(3) Changes in Directors’ remuneration, where appropriate,
were disclosed in note 8 to the financial statements.

During the financial year ended, save as disclosed above, there
is no other change in information of the Directors since the
publication of the 2020 interim report which is required to be
disclosed pursuant to Rule 13.51B(1) of the Listing Rules.

DIRECTORS’ SERVICE CONTRACTS

None of the Directors being proposed for re-election at the
forthcoming annual general meeting of the Company has a service
contract with the Company or any of its subsidiaries which is not
determinable by the Company within one year without payment of
compensation (other than statutory compensation).
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DIRECTORS’ INTERESTS IN TRANSACTIONS,
ARRANGEMENTS OR CONTRACTS

Save as disclosed in notes 8 and 39 to the financial statements
in this annual report, no Directors nor a connected entity of a
Director had a material interest, either directly or indirectly, in
any transactions, arrangements or contract of significance to
the business of the Group to which the Company, the holding
company of the Company or any of its subsidiaries or fellow
subsidiaries was a party during the year.

DIRECTORS’ INTERESTS IN COMPETING
BUSINESS

None of the Directors nor their respective associates had an
interest in a business, apart from the businesses of the Group,
which competes or is likely to compete, either directly or indirectly,
with the businesses of the Group pursuant to Rule 8.10 of the
Listing Rules during the year.

DIRECTORS’ AND CHIEF EXECUTIVE’S
INTERESTS AND SHORT POSITIONS

IN SHARES, UNDERLYING SHARES OR
DEBENTURES OF THE COMPANY AND ITS
ASSOCIATED CORPORATIONS

As at 31 March 2021, none of the Directors and chief executive
of the Company and/or any of their respective associates had any
interests and short positions in the shares, underlying shares or
debentures of the Company or any of its associated corporations
(within the meaning of Part XV of the SFO), as recorded in the
register required to be kept by the Company pursuant to Section
352 of the SFO, or as otherwise notified to the Company and the
Stock Exchange pursuant to Part XV of the SFO or the Model
Code under the Listing Rules.
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DIRECTORS’ RIGHTS TO ACQUIRE SHARES
OR DEBENTURES

At no time during the year were rights to acquire benefits by
means of the acquisition of shares or underlying shares in, or
debentures of the Company granted to any Director or their
respective spouse or minor children, or were any such rights
exercised by them, or was the Company or any of its subsidiaries
a party to any arrangement to enable the Directors to acquire such
rights in any other body corporate.

SHARE OPTION SCHEME

The Company adopted a share option scheme (the “Share
Option Scheme”) with the approval of the shareholders of the
Company at the annual general meeting held on 9 August 2016
for the primary purpose of providing incentives or rewards for the
eligible persons for their contribution or potential contribution to
the development and the growth of the Group. The Share Option
Scheme became effective on 9 August 2016 and, unless otherwise
terminated earlier by the shareholders in a general meeting, will
remain in full force for a period of 10 years from that date.

Under the Share Option Scheme, share options may be granted
to any Director or proposed Director (whether executive or non-
executive, including INEDs), employee or proposed employee
(whether full-time or part-time), secondee, any holder of securities
issued by any member of the Group or holding company or
any substantial shareholder or any company controlled by a
substantial shareholder, any person or entity that provides
research, development or other technological support or any
advisory, consultancy, professional or other services to any
member of the Group or any substantial shareholder or company
controlled by a substantial shareholder, or any company controlled
by one or more persons belonging to any of the above classes of
participants.

The Board may grant share options to eligible participants to
subscribe for shares of the Company for a consideration of
HK$1.00 for each lot of share options granted which must be
accepted within 30 days from the offer date. Share options
do not confer rights on the holders to dividends or to vote at
shareholders’ meetings of the Company.
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The maximum number of share options that may be granted under
the Share Option Scheme is the number, upon their exercise,
not in aggregate exceeding 30% of the issued share capital of
the Company from time to time, excluding any shares issued on
the exercise of share options. The total number of shares which
may be issued upon exercise of all options to be granted under
the Share Option Scheme and any other schemes shall not in
aggregate exceed 10% of the number of shares in issue, as at the
date of approval of the Share Option Scheme.

The maximum number of shares issuable under share options to
each eligible participant (except for a substantial shareholder or
an INED or any of their respective associates) under the Share
Option Scheme within any 12-month period is limited to 1% of
the number of shares of the Company in issue at any time. Any
further grant of share options in excess of such limit must be
separately approved by shareholders with such eligible participant
and his/her associates abstaining from voting. Share options
granted to a Director, chief executive or substantial shareholder
of the Company (or any of their respective associates) must be
approved by the INEDs (excluding any INED who is the grantee
of the options). Where any grant of share options to a substantial
shareholder or an INED (or any of their respective associates)
will result in the total number of shares issued and to be issued
upon exercise of the Share Options already granted and to be
granted to such person under the Share Option Scheme and any
other share option schemes of the Company (including options
exercised, cancelled and outstanding) in any 12-month period
up to and including the date of grant representing in aggregate
over 0.1% of the shares in issue, and having an aggregate value,
based on the closing price of the Company’s shares at each date
of grant, in excess of HK$5 million, such further grant of share
options is required to be approved by shareholders in a general
meeting of the Company in accordance with the Listing Rules.
Any change in the terms of a share option granted to a substantial
shareholder or an INED (or any of their respective associates) is
also required to be approved by the shareholders of the Company.

The exercise price must be at least the higher of (i) the official
closing price of the shares of the Company as stated in the daily
quotation sheets of the Stock Exchange on the offer date which
must be a business day; (ii) the average closing prices of the
shares as stated in the Stock Exchange’s daily quotation sheets
for the five business days immediately preceding the date of grant;
and (iii) the nominal value of a share of the Company.
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As at the date of this annual report, the total number of
shares available for issue under the Share Option Scheme is
1,520,000,000 shares, representing 10.0% of the share capital of
the Company in issue at the date of this annual report.

During the year, no share options was granted, exercised, lapsed,
cancelled or outstanding under the Share Option Scheme.

Further details of the Share Option Scheme are set out in note 32
to the financial statements of this annual report.

SUBSTANTIAL SHAREHOLDERS’ AND
OTHER PERSONS’ INTERESTS AND
SHORT POSITIONS IN THE SHARES AND
UNDERLYING SHARES

As at 31 March 2021, to the best knowledge of the Directors, the
register of substantial shareholders maintained by the Company
pursuant to Section 336 of Part XV of the SFO showed that the
following shareholders, had notified the Company and the Stock
Exchange of relevant interests and short positions in the shares
and underlying shares of the Company:

Long positions in the ordinary shares of the Company:

RAFHRAH - BIEBERESEITHEHEIT ZRMD
8 51,5620,000,000 & f% 17 » 15 AR R AR ARE
WAMBEITRAZ10.0% °

RER - HECABREREBRESSIRGL -
I~ R I ARITE ©

BREE 2 E—THBIRNAFTR P BRE
Mfs¥32 o

FERRRAEMATRARORERR
e EE kAR

R-BE-—F=ZA=+—0 REEMFH K
NAIRIEES R EIERFI EXVELE 3361 ET
BEZFERFELMEAT  TIHREEHNEERA
A M T ER AR R G RAAER DR EE 2
AR AR -

RARREBR 2R

Percentage of
the Company’s

total issued

Name of shareholder Notes Capacity Number of shares share capital

RRERW & MZE 5 BRHEE AT 2

ERITRA

ZEDL

(Note 3)

(B &£3)

%

WOG (1) Interest of controlled corporation 11,400,000,000 75.0

R XEHIR A EE

Mr. Tang Ching Ho 2 Other interest 11,400,000,000 75.0
BEmEAE Hi s

Ms. Yau Yuk Yin 2 Other interest 11,400,000,000 75.0
Vi=F 3 HipiEs




Notes:

Save
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WOG held the entire issued share capital of Wang On Enterprises (BVI) Limited
(“WOE”) which in turn held the entire issued share capital of Earnest Spot
Limited (“Earnest Spot”). Earnest Spot directly held 11,400,000,000 shares
of the Company. Under the SFO, each of WOE and WOG was deemed to be
interested in all the aforesaid shares held by Earnest Spot for the sole purpose
of Part XV of the SFO.

Under the SFO, Mr. Tang Ching Ho was deemed to be interested in
approximately 46.71 % of the total issued share capital of WOG through (i) his
personal interest; (i) his spouse’s interest in WOG; (iii) his corporate interest
via Caister Limited, a corporation controlled by him; and (iv) his interest being
an appointer of a discretionary trust, namely Tang’s Family Trust. Ms. Yau
Yuk Yin, spouse of Mr. Tang Ching Ho, was also deemed to be interested in
approximately 46.71 % of the total issued share capital of WOG through (i) her
personal interest; (ii) Mr. Tang Ching Ho’s interest in WOG; and (iii) being a
beneficiary of the Tang’s Family Trust. Therefore, each of Mr. Tang Ching Ho
and Ms. Yau Yuk Yin were deemed to be interested in all 11,400,000,000
shares of the Company held by WOG for the sole purpose of Part XV of the
SFO.

The relevant percentages were disclosed pursuant to the percentages as
disclosed in the relevant disclosure form filed under the SFO.

as disclosed above, as at 31 March 2021, there were no

persons, other than Directors or chief executive of the Company
who had an interest or short positions in the shares or underlying
shares of the Company which would fall to be disclosed to the
Company under the provisions of Divisions 2 and 3 of Part XV of
the SFO, or which were recorded in the register required to be
kept by the Company under Section 336 of the SFO.

i

EEE®HE(E)

Z& ¥ AWang On Enterprises (BVI) Limited([WOE)
2EE BT - fWOER!FE B Earnest Spot Limited
([ Earnest Spot]) & ZE #1TA% X - Earnest SpotE
B #74611,400,000,000 A A ARG © RIFFHRE
&l - WOERRZRE B4R AR Eamest Spotif B2
WMETE RN PR (B ESH RS GO EXVEBH

F)-

RIEES RBEED - BETLERAABBOEBA
WS ()EEERELR ZHE (i) E B BCaister Limited
(HEESZRAERZ AREZR : R(WIERZERE
FRAMEREET) ZETANBZEZMN AL 2
BEBITIRALA6.71% T Az o B R T (BEA
S BB IR A B () A AR © (i)B0E L
EREBERZER  RINEABRREELZZHAM
REZEHEHITRALI6.7T1%REEER - Btk -
HENLERPKERLZTEEREARELNFEY
11,400,000,000& A" A R PR = (BB H K&
BEEFHEXVEBMS) °

HHBEE 2 L TR EE 5 R B G FI1R 32 A AR BE 4 BE R AR
PRI ER B DL T IARE -

B EXFEEEN AT _—F=A=+—
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RARBIRMDXARRBERO P EEREREZ S

fRPIEXVER L2 ]R30 #f Z (R XA AR R K E
BEIAR  ARBRARFAREESFLAEK

I 3BBIRREBFE
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CONTINUING CONNECTED TRANSACTIONS

During the year under review and up to the date of this annual
report, the Group entered into the following transactions as
described below with persons who is/are regarded as “connected
persons” pursuant to Chapter 14A of the Listing Rules:

(@)

On 1 April 2019, the Company, through its indirect wholly
owned subsidiary, namely Wise Ocean International Limited
(as the landlord), entered into a tenancy agreement with
Mr. Tang Ho Hong, an executive Director (as the tenant) in
respect of the lease of a premise located at Greenland Villas,
8/12 Ma Yeung Path, Shatin, New Territories, Hong Kong
for a term of three years commencing from 1 April 2019
and expiring on 31 March 2022 (both dates inclusive) at a
monthly rental of HK$80,000, which constituted continuing
connected transactions for the Company during the year
ended 31 March 2021 which is exempt from disclosure,
annual review and shareholders’ approval requirements
pursuant to Rule 14A.76 of the Listing Rules.

On 2 May 2019, Vincent Investments Limited (as the
landlord), an indirect wholly-owned subsidiary of the
Company, entered into a tenancy agreement with Wai Yuen
Tong (Retail) Limited (“WYT Retail”) (as the tenant), an
indirect subsidiary of Wai Yuen Tong Medicine Holdings
Limited (“WYT”), in respect of the lease of a retail shop
located at Ground Floor of Ladder Dundas, Nos. 575 and
575A Nathan Road, Kowloon, Hong Kong for a term of
three years commencing from 1 May 2019 and expiring on
30 April 2022 (both dates inclusive) at a monthly rental of
HK$380,000 (exclusive of rates and management charge
to be paid in advance without any deduction or set-off
whatsoever on the first day of each calendar month). For
details of this transaction are set out in the announcement
jointly issued by the Company and WYT dated 2 May 2019.

REBFEARBEAFHRAY  NEEERE
EWRANEIAAZRR S [FEAL IALEST
WTATRER 5

(a)

RZZE—NFWUA—H  ARRIBBHEME
2EWBAREFBEERERAR(EAEE)
B ITEEMRERCEWEARR) A EM
NEBH R M ESE8/125R 416/ 2K
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As disclosed in 2019 annual report of the Company, Daywin
Limited (“Daywin”) (an indirect wholly-owned subsidiary
of WYT), as the licensor, entered into the office sub-
licensing agreement with Wang On Properties Services
Limited (“WOPS”), as the licensee (an indirect wholly-
owned subsidiary of the Company) on 19 September 2016
in respect of the sub-licensing of office premises at units 01
and 07 to 12, 32/F., Skyline Tower, 39 Wang Kwong Road,
Kowloon Bay, Kowloon, Hong Kong the (“Office Premises”)
to the Group for a term commencing from 18 September
2016 and expiring 17 July 2019 (both dates inclusive) at a
monthly license fee of HK$414,672, exclusive other charges,
including management fee and air-conditioning charges,
rates, Government rent and others (subject to increment
of not exceeding 5% each year). Reference is made to the
announcement of the Company, on 17 July 2019, Daywin
entered into the sub-licensing agreements with WOPS, to
continue the Office Premises for a term of further three years
commericing from 18 July 2019 and expiring on 17 July 2022
(both date inclusive).

EEEHRE(A)
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The INEDs have reviewed the continuing connected transactions
set out above, where appropriate, and have confirmed that these
continuing connected transactions were entered into:

(i) in the ordinary and usual course of business of the Group;

(i) in accordance with the terms of the respective agreements
governing them on terms that were fair and reasonable and
in the interests of the Company and its shareholders as a
whole;

(i) on normal commercial terms or on terms no less favourable
to the Group than terms available to or from independent
third parties; and

(iv)  has not exceeded the specified caps.

Ernst & Young, the Company’s external auditor, was engaged
to report on the Group’s continuing connected transactions
in accordance with Hong Kong Standard on Assurance
Engagements 3000 (Revised) Assurance Engagements Other
Than Audits or Reviews of Historical Financial Information and
with reference to Practice Note 740 Auditor’s Letter on Continuing
Connected Transactions under the Hong Kong Listing Rules
issued by the Hong Kong Institute of Certified Public Accountants.
Ernst & Young have issued an unqualified letter containing their
findings and conclusions in respect of the above continuing
connected transactions disclosed above by the Group in
accordance with Rule 14A.56 of the Listing Rules. A copy of the
auditor’s letter has been provided by the Company to the Stock
Exchange.

BIYFATEFCEH EXAE(WER) 28
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CONNECTED TRANSACTION

Save as disclosed above, details of related party transactions
undertaken by the Group in the ordinary course of business during
the year, which fell under Rule 14A.73 of the Listing Rules, are set
out in note 39 to the financial statements of this annual report.

The Company has complied with the requirements in accordance
with Chapter 14A of the Listing Rules and save as disclosed
above, there were no other transactions which need to be
disclosed as continuing connected transactions in accordance
with the requirements of the Listing Rules.

DONATIONS

During the year, the Group made charitable and other donations
totaling approximately HK$2.2 million (2020: approximately
HK$1.4 million).

EMOLUMENT POLICY

The Group’s emolument policy for its employees is set up and
approved by the Remuneration Committee and the Board on the
basis of their merit, qualifications and competence.

The emoluments of the Directors are decided by the Remuneration
Committee and the Board, as authorised by the shareholders at
the annual general meeting of the Company, having regarded
to the Group’s operating results, individual performance and
comparable market statistics.

The Company has adopted a Share Option Scheme as an
incentive to Directors and eligible employees, details of the Share
Option Scheme are set out in note 32 to the financial statements
of this annual report.

EEE®HE(E)
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CORPORATE GOVERNANCE

The Company is committed to maintaining a high standard
of corporate governance practices. Details of the corporate
governance practices adopted by the Company are set out in the
Corporate Governance Report on pages 32 to 59 of this annual
report.

SUFFICIENCY OF PUBLIC FLOAT

Based on information that is publicly available to the Company
and within the knowledge of the Directors, the Company has
maintained a sufficient prescribed amount of public float as
required under the Listing Rules up to the date of this annual
report.

AUDIT COMMITTEE

The Company established the Audit Committee with specific
written terms of reference in compliance with Rule 3.21 of the
Listing Rules on 17 March 2016. During the year, the Audit
Committee met twice with senior management and the external
auditor of the Company to review and consider, among other
things, the accounting principles and practices adopted by the
Group, the financial report matters (including the agreed-upon
procedures on the audited consolidated financial statement for the
year ended 31 March 2020 and the review of consolidated interim
results for the period of six-month ended 30 September 2020),
the statutory compliance, internal controls, continuing connected
transaction(s) and the adequacy of resources, qualifications and
experience of staff of the Company’s accounting and financial
reporting function as well as their training programmes and
budget.

The Audit Committee, comprising three INEDs, namely Mr. Li Wing
Sum Steven, Mr. Sung Tze Wah and Sr Dr. Leung Tony Ka Tung,
has reviewed the consolidated financial statements for the year
ended 31 March 2021 with management and the external auditor.
Mr. Li Wing Sum Steven was elected as the chairman of the Audit
Committee.
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EVENTS AFTER THE REPORTING PERIOD

Except for disclosed in elsewhere, there is no significant event of
the Group after the reporting period.

AUDITOR

The consolidated financial statements for the year ended 31
March 2021 have been audited by Ernst & Young, who will
retire and, being eligible, offer themselves for re-appointment
at the forthcoming annual general meeting of the Company. A
resolution for their re-appointment of Ernst & Young as auditor of
the Company will be proposed at the forthcoming annual general
meeting of the Company.

On behalf of the Board

Tang Ho Hong
Executive Director and Chief Executive Officer

Hong Kong, 28 June 2021
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B & B HRE

e
EY:

To the shareholders of Wang On Properties Limited
(Incorporated in Bermuda with limited liability)

OPINION

We have audited the consolidated financial statements of Wang
On Properties Limited (the “Company”) and its subsidiaries
(the “Group”) set out on pages 84 to 218, which comprise the
consolidated statement of financial position as at 31 March
2021, and the consolidated statement of profit or loss and other
comprehensive income, the consolidated statement of changes in
equity and the consolidated statement of cash flows for the year
then ended, and notes to the consolidated financial statements,
including a summary of significant accounting policies.

In our opinion, the consolidated financial statements give a true
and fair view of the consolidated financial position of the Group as
at 31 March 2021, 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 disclosure requirements of the Hong Kong
Companies Ordinance.
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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. 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. We
believe that the audit evidence we have obtained is sufficient and
appropriate to provide a basis for our opinion.

KEY AUDIT MATTERS

Key audit matters are those matters that, in our professional
judgement, 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. For the matter below, our description of how our
audit addressed the matter is provided in that context.

We have fulfilled the responsibilities described in the Auditor’s
responsibilities for the audit of the consolidated financial
statements section of our report, including in relation to these
matters. Accordingly, our audit included the performance of
procedures designed to respond to our assessment of the risks
of material misstatement of the consolidated financial statements.
The results of our audit procedures, including the procedures
performed to address the matters below, provide the basis for
our audit opinion on the accompanying consolidated financial
statements.
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KEY AUDIT MATTERS (CONTINUED)

Key audit matter

BAEEIER

ERFTSEGE)

How our audit addressed the key audit matter

Bz ETNAEERRETSEE

Net realisable value of properties under development and properties held for sale

BRETYERFFEHEY R 5 FE

The Group’s properties under development and
properties held for sale are stated at the lower
of cost and net realisable value. As at 31 March
2021, the carrying amounts of these properties
under development and properties held for sale
were HK$4,921,137,000 and HK$605,436,000,
respectively, which in aggregate represented
approximately 54% of the total assets of the Group.
EEEERPYERFIELEYERA AR FRF
ERMEFRREEINER -R_T-_—F=A=+—8H"
LEMEZBEREED M A4,921,137,000% T &
605,436,000/ 7T * 1h BEEREREELS4% -

During the year, write-down of HK$80,000,000 was
recognised in profit or loss against a commercial
property held for sale.

FR - —EBEHENREDEE R B BRMOR
80,000,000/ 7T °

Significant estimation is required to determine the net
realisable value of these properties, which reflects
market conditions at the end of the reporting period.
The Group engaged an external valuer to perform the
valuation of the properties as at 31 March 2021.
BEZEMERMMERRT R 2 ] ZBFERED
BEXRAE e BEEEZRE-—RINEGEERM R-F
Z—F=ZR=+—RYUZEMFETHE

The accounting policies and disclosures in relation to
the properties under development and properties held
for sale are included in notes 2.4, 3, 16 and 17 to the
consolidated financial statements.
FHERPMERBELEDENSHTBRRERERS
RERE I RERMIE2.4 - 3 16 %17 ©

Our audit procedures to assess the net realisable value of
properties under development and properties held for sale
included the following:
BMAERPYERFELEEYME 2 TE R FENERTIZ
FFefENTRERF :

e obtaining and reviewing the valuation report prepared
by the external valuer engaged by the Group;
e MEREHN BEXEMZEINFEEMEROGER

o

e assessing the external valuer’s qualification, experience
and expertise and considering its competence,
objectivity and independence; and

o FEIEMEEMERE KBRREFRMZ - LEBEIED
AN  TEMEB I &

e involving our internal valuation specialists to assist us in
the assessment of the valuation methodologies applied
and the key assumptions and estimates adopted in the
valuation.

o AAMBMEEZS HBHRFTEEERNEROBET AN
NETER AR E Z BB EGE -
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KEY AUDIT MATTERS (CONTINUED)

Key audit matter

BEEIER

B B B RS (]

BRRETEER)

How our audit addressed the key audit matter

Bz ETNAEERRETSER

Valuation of investment properties

REYFIEE

The Group holds various investment properties
in Hong Kong for rental-earning purposes. Such
investment properties are measured at fair value at
the end of each reporting period and the aggregate
carrying amount of these investment properties
was HK$571,200,000 as at 31 March 2021, which
represented approximately 6% of the total assets of
the Group.

ESERBEEREZEREMERDES - ZFKRE
MEREZBREHRREATEFE  RZE-_—F=A
=t+—HB ZEREVEREAERS71,200,000/
T BEEEREENGY -

Significant estimation is required to determine the
fair values of the investment properties, which reflect
market conditions at the end of the reporting period.
The Group engaged an external valuer to perform
the valuation of these investment properties as at 31
March 2021 and where applicable, in the absence
of current prices in an active market for similar
properties, the external valuer considered information
from a variety of sources such as current prices of
properties with similar locations and conditions.
EEREMERMBEHRT A2 A TFEAELHEKR
st - BEEEZE—RINEEERM  RZT-_—F
AT - RYUREREVFETHE MRS EE
MERERT SN EER - INBEERMATRNERS
ATEZEEERRRIROER - Gl E RIRHEEE
ZERBERFELS -

The accounting policies and disclosures in relation to
the valuation of investment properties are included
in notes 2.4, 3 and 14 to the consolidated financial
statements.
EEREMELEN ST BER R BERRN LGS MR
=MiEE2.4 - 3Kk14 -

Our audit procedures to assess the valuation of investment
properties included the following:

B ERENREENETEFRENLTER

e obtaining and reviewing the valuation reports prepared by
the external valuer engaged by the Group;

o MEKEN BESREMRBIISHEMRENBERS

e assessing the external valuer’s qualification, experience
and expertise and considering the external valuer’s
competence, objectivity and independence; and

o FHASNEBAERIEER - KB R FEEMFH - WEBINBE
BERERE S - REMEBIME &

e involving our internal valuation specialists to assist us to
assess the valuation methodologies applied and the key
assumptions and estimates adopted in the valuation.

o HMAMHEZREHHRMAFEEEMMERNGETEAR
FTERA A E ZRERELE -
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OTHER INFORMATION INCLUDED IN THE
ANNUAL REPORT

The directors of the Company are responsible for the other
information. The other information comprises 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 THE DIRECTORS
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 disclosure requirements of 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
of the Company 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 of the Company either intend to
liquidate the Group or to cease operations or have no realistic
alternative but to do so.

The directors of the Company are assisted by the Audit Committee
in discharging their responsibilities for overseeing the Group’s
financial reporting process.

TIERFRRAEMER
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INDEPENDENT AUDITOR’S REPORT (CONTINUED)

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. Our report is made
solely to you, as a body, in accordance with section 90 of the
Bermuda Companies Act 1981, 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 judgement and maintain professional scepticism
throughout the audit. We also:

° 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.

° 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.

° Evaluate the appropriateness of accounting policies used
and the reasonableness of accounting estimates and related
disclosures made by the directors.
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INDEPENDENT AUDITOR’S REPORT (CONTINUED)

&

VA RE (&)

AUDITOR’S RESPONSIBILITIES FOR THE
AUDIT OF THE CONSOLIDATED FINANCIAL
STATEMENTS (CONTINUED)

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.

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

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.
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INDEPENDENT AUDITOR’S REPORT (CONTINUED)

AUDITOR’S RESPONSIBILITIES FOR THE
AUDIT OF THE CONSOLIDATED FINANCIAL
STATEMENTS (CONTINUED)

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.

The engagement partner on the audit resulting in this independent
auditor’s report is Mr. CHUNG, Ho Ling.

Ernst & Young

Certified Public Accountants
27/F, One Taikoo Place

979 King’s Road

Quarry Bay, Hong Kong

28 June 2021
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CONSOLIDATED STATEMENT OF PROFIT OR LOSS AND OTHER COMPREHENSIVE INCOME
HeBEsaRkEMEE R ER

Year ended 31 March 2021
BE_Z-_—F=ZA=Z=+—HLEFE

2021
Notes HK$’000
F FTER
REVENUE WA S 314,806
Cost of sales SHERL AR (147,873)
Gross profit EF 166,933
Other income and gains, net E A R 5R 5 129,042
Selling and distribution expenses SHE KDY (64,228)
Administrative expenses TR (106,924)
Reversal of impairment losses/ épﬂﬁﬁz/ﬂlﬁréﬂﬁ
(impairment losses) on financial Bm CRERER)
assets 6,171
Finance costs BbE A A 7 (77,473)
Fair value losses on investment REMELTFEBEFE 14
properties, net (64,441)
Fair value gains on financial assets at ¥ AFEFF ABRZ S REE 6
fair value through profit or loss, net Z N EWKES T 2,490
Fair value losses on derivative financial #74& &g THE > AT (EEE 6
instruments (20,392)
Write-down of properties under B R Y2 2 WO 16
development -
Write-down of properties held for sale  #5 £ & %)% 7 #iUR 17 (80,000)
Share of profits and losses of joint EheEhE BN REBE
ventures 585,783
PROFIT BEFORE TAX R A1 28 F 6 476,961
Income tax expenses ISR 10 (8,784)
PROFIT FOR THE YEAR REEEF 468,177
OTHER COMPREHENSIVE INCOME H ft 2 [ Ut 3%
Other comprehensive income that may B/\ﬁfézﬁsﬁf'ﬁT EEDMA
be reclassified to profit or loss in ERBEMEE
subsequent periods: Iz -
Debt investments at fair value BAFER AHMEERE
through other comprehensive ZEBRE
income:
Changes in fair value NEEE
Reclassification adjustments for quMaﬁnzuﬁz e, itV
gains/losses included in profit or BB
loss
— gain on disposal —HERE (4,509)
— (reversal of impairment —(RBEEEE 19
losses)/impairment losses m),/ BiEkE 18 (6,051)
Net other comprehensive income that 7 & ’?:Eﬁ?ﬁ—fﬁéé%ﬁjiﬁé?ﬁ
may be reclassified to profit or loss in 5 7 H i 2 ka5 F 58

subsequent periods

(7,553)

OTHER COMPREHENSIVE INCOME
FOR THE YEAR, NET OF TAX

FEEREMEEKE - BRBER

(7,553)

TOTAL COMPREHENSIVE INCOME
FOR THE YEAR

FEERHEREARE

460,624

2020

—T-THE

HK$'000
TAET
2,372,090
(1,293,082)

1,079,008
78,959

(215,524)
(136,082)

(8,396)
(94,521)

(89,199)
2,017
(4,401)

(3,842)
(9,663)

18,830

617,186
(145,308)

471,878

(3,623)

8,241

4,618

4,618

476,496



REMERRAR T —FFRK 85

CONSOLIDATED STATEMENT OF PROFIT OR LOSS AND OTHER COMPREHENSIVE INCOME (CONTINUED)

meEsRkEtE2E KER(E)

Year ended 31 March 2021
BE_Z_-_—F=ZA=Z+—HLFE

2021 2020
—E-—F T
Note HK$’000 HKS'000
e FET THT
Profit attributable to: FE(E &R
Owners of the parent IS/NEIEZ YN 466,745 457,320
Non-controlling interests FEE R 1,432 14,558
468,177 471,878
Total comprehensive income JEAE 2 W =
attributable to: MR
Owners of the parent ISYNEIEZ =N 459,192 461,938
Non-controlling interests FEEAR 1,432 14,658
460,624 476,496
EARNINGS PER SHARE BRARAEERERKEA
ATTRIBUTABLE TO ORDINARY EHERER

EQUITY HOLDERS OF
THE PARENT

Basic and diluted

HARNMEE 12 L&y 5E N HK3.01cents
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CONSOLIDATED STATEMENT OF FINANCIAL POSITION

e U HRR K

31 March 2021
—E-—®=F=+—H

Notes
B =E

NON-CURRENT ASSETS FREBEE

Property, plant and equipment ME - BEK&E 13

Investment properties BB 14

Properties under development BRAYE 16

Investments in joint ventures WEEERE 18

Debt investments at fair value through 12 A EE AH M2 E U > 19
other comprehensive income BEBRE

Financial assets at fair value through — Z AP EET ABRZ S REE 20
profit or loss

Loan and interest receivables JFE U B SR R FE 21

Prepayments, other receivables and  FE{FIE  E b e B & 22
other assets Hi&EE

Total non-current assets BIERBEE

CURRENT ASSETS REBEE

Properties under development ERPYE 16

Properties held for sale FHELEWz 17

Loan and interest receivables FEUW B SR R F & 21

Prepayments, other receivables and  FEFIE ~ Hh U FIE & 22
other assets HEmEE

Cost of obtaining contracts ERAKZRA 23

Tax recoverable AT EF IR

Cash and cash equivalents ReEkBLERIEAE 24

Debt investments at fair value through 32AF(EE A EMEE 19
other comprehensive income W2 ERIRE

Financial assets at fair value through i@ N F(EE AIB2E 20
profit or loss T ARNEE

Total current assets BRENEE

CURRENT LIABILITIES REBAE

Trade payables FE - BR K 25

Other payables and accruals HEMENRIERETEA 26

Derivative financial instruments TSR T A 27

Contract liabilities aHatE 28

Interest-bearing bank and other FERITRAMER 29
borrowings

Tax payable FEfHRIR

Total current liabilities wREaE

NET CURRENT ASSETS REEERE

TOTAL ASSETS LESS CURRENT  AEERADAM

LIABILITIES

2021
—E_—&F
HK$’000
THERT

102,484
571,200
1,594,960
2,207,545

108,898

42,565
24,531

285,367

4,937,550

3,326,177
605,436
31,940

250,108
1,241
4,400

826,503

207,070

12,648

5,265,523

29,278
91,998
5,356
1,510

1,953,857
126,509

2,208,508

3,057,015

7,994,565

2020
—E-TE

—_—= =

HK$’000
TET

121,958
654,100
1,475,902
1,873,040

315,210

13,871

440,038

4,894,119

2,001,086
842,357
52,371

80,170
1,360

13,327
853,619

3,844,290

33,433
87,328

4,401
20,955

1,093,677
299,763

1,639,557

2,304,733

7,198,852
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CONSOLIDATED STATEMENT OF FINANCIAL POSITION (CONTINUED)
mE BRI RE)

Notes
=2
TOTAL ASSETS LESS CURRENT #EERTRDAR
LIABILITIES
NON-CURRENT LIABILITIES FRBAEE
Other payables H b A 5RIE 26
Derivative financial instruments TESMITE 27
Interest-bearing bank and other SERITRHEMER 29
borrowings
Deferred tax liabilities EERIEEE 30
Total non-current liabilities BIETBERE
Net assets BESE
EQUITY s
Equity attributable to owners of BAREE AEGRER
the parent
Issued capital BEEBITIRA 31
Reserves (e 33
Non-controlling interests IR RE S
Total equity AT

Tang Ho Hong
R E
Director

EF

Wong Chin Han
=EH
Director

EF

— = —

— =

2021
—E_—&F
HK$’000
THERT

7,994,565

1,480
12,874

2,945,349
566

2,960,269

5,034,296

15,200
5,007,817

5,023,017

11,279

5,034,296

31 March 2021
F=ZHA=+—H

2020
—E-F

—_—= =

HK$’000
TET

7,198,852

6,441

2,475,505
994

2,482,940

4,715,912

15,200
4,658,065

4,673,265

42,647

4,715,912
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CONSOLIDATED STATEMENT OF CHANGES IN EQUITY

Year ended 31 March 2021
BE_Z-_—F=ZA=Z=+—HLEFE

Attributable to owners of the parent

BAREEARL
Share Fair value Non-
Issued ~ premium  Contributed Capital Merger reserve  Retained controlling Total
capital  account surplus reserve reserve  (recycling) profits Total interests equity

ATERE
BRARA HORER RMRR  EAHE  GMEE  (THE)  REW &t FEREE RSB
Notes HKS000  HKS000  HKS000  HKSO0D  HKS000  HKS000  HKBO0D  HKS000  HKS000  HKS000
izt tin Tt TR TR TR TAm  TEr TR A Thn
(note 33()) (note 33(i)  (note 33}
(ks (atag)  (HEEsain)

At 1 Apri 2019 RE-NERA-A 15,200 316,889 1,553,914 (310) n - 2515745 4461367 26,080 4,489,456
Proft for the year KEERER - - - - - - T W30 1458 ATIgTs
Other comprehensive income/oss)  AEFEM2ENE/(BiE) -

for the year:

Debtinvestments atfarvalie ~ RAFEAEB2ANEL
through other comprehensive  EERA

income:
Changes i far value INSEEE) - - - - - (3629) - (3623) 5 (3623)
Reclassfication adusiments fr st ABRZ AEEL E5

impaiment losses included in WEiE

proft or loss - - - - - 8,041 - 8,041 - 8,241
Total comprehensive income o~ AEER TN EE

the year - - - - - 4618 457,320 461938 14558 476,4%
2019 fial dvidend declaredand ~ EEEREH-F-1E

paid *Eke = = = = - - (106400) (106,400 - [106,400)
2019 specil dvidend declared and BEFREH-Z-71E

oald Bilks - - - - - - () (43640 S (e

At 31 March 2020 and 1 Aprl 2020 1A-E-5%=F=1-A

k-5-ZERA-A 15,200 316,880 1,563914" (3107 (ry 4618 2,783,025 4,673,265 2647 4715912
Proitfor the year RERRH - - - - - - BT 874 142 48
Other comprehensive incomefloss)  AEE M2 MR/ (ER) :

for the year:
Debt vestments atfarvale ~ RAFEFALMEENGLE
through other comprehensive % -

income:
Changes i fair value INEEEE) - - - - - 3007 - 3007 - 3,007
Reclassificaton for debt investments 2 & B EMERAE

disposed of - - - - - (4.509) - (4,509) - (4,509)
Reclassfication adusiments for S ABEZHESEZENAE

impaiment losses included in E

proft orloss - - - - - (6,051) - (6,051) - (6,051)
Total comprehensive income for ~~ AEF2ENELE

the year - - - - - (7,553 466,745 459,192 1482 460,624
2020 final dividend declaredand ~ EEEREH-F-EE

paid KEks il - - - - - - (1094400 (109,440) - [109,440)
Dividend paid to a non-controling 2 i3:ARBERS

shareholder 34 - - - - - - - - (32,800) (32,800)
At 31 March 2021 WoE--%=f=t-H 15,200 316,889"  1,563914" (3107 1y (2,93 3140330" 5023017 1,219 5,034,229

* These reserve accounts comprise the consolidated reserves of  * ZEREREERAMBRARARNZEE FE
HK$5,007,817,000 (2020: HK$4,658,065,000) in the consolidated statement 5,007,817,000% 7T ( =& — 4 :4,658,065,000/70) °

of financial position.
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CONSOLIDATED STATEMENT OF CASH FLOWS

RERETRE

Year ended 31 March 2021

HE—
2021
—E_—fF
Notes HK$’000
B 5 FExT
CASH FLOWS FROM OPERATING REREXBZRERE
ACTIVITIES
Profit before tax BR B R A 476,961
Adjustments for: ERAENATEIE
Finance costs A& KA 7 77,473
Interest income from bank deposits RITE B2 FLEYA 5 (2,478)
Interest income from loan PRI E 52 T B A 5
receivables (4,595)
Interest income from debt BAFEGT AHMEE 5
investments at fair value through Wz EIIREZ
other comprehensive income A EHA (34,747)
Loss/(gain) on disposals of HENBARZER, 5,6
subsidiaries, net (e ) 558 (30,688)
Gain on disposal of debts HEZAFET ALMER 5
investments at fair value through WM EKIRE 2 W
other comprehensive income (5,088)
Share of profits and losses of joint ElhaahE BN R
ventures gzl (585,783)
Fair value losses/(gains), net N EEE () F5E
Investment properties B 14 64,441
Derivatives financial instruments TTHEESRT A 27 20,392
Financial assets at fair value BAFERABREZ 20
through profit or loss CRLEE (2,490)
Depreciation of owned assets EEEENE 6 9,758
Depreciation of right-of-use assets FRAEEENE 6 7,958
Accrued rent-free rental income ZitemfEs WA 14 (1,530)
Write-down of properties under LR AR YD ZE 2 OB 16
development
Write-down of properties held for HEL S 2 MUR 17
sale
Loss on disposal of an investment HEREMEZEE 6
property
(Reversal of impairment losses)/ JEWE R LB 2 6
impairment losses on loan and CR{ERE B RELE ),/
interest receivables BIEBE (120)
(Reversal of impairment losses)/ WA E AE M2 m WS 6
impairment losses on debt 2 BB E 2 CREBE
investments at fair value through o),/ miEEE
other comprehensive income (6,051)
63,413
Decrease in properties held for sale  #E{EH E W25 156,921
Increase in properties under R YEIE N
development (1,399,531)
(Increase)/decrease in prepayments,  TE{T3RIE « Hith fE U 3R IE K&
other receivables and other assets Hab B E(E M), m (30,181)
Decrease/(increase) in cost of BBALH AR,/ (Em)
obtaining contracts 119
Increase in loan and interest receivable JEU & 5k & F1 812 A0 (14,268)
Decrease in trade payables FERBRFOR (4,155)
Decrease in contract liabilities anaERy (19,445)
Increase/(decrease) in other payables — E.fth B A IB [ fET &
and accruals #n, Crd) 20,240
Increase in deposits received and BUIE S & FRWGRIELE I

receipts in advance

1,099

Cash used in operations
Profits tax paid

Interest paid related to lease liabilities

S
ERBEZENFE

‘@jﬁaﬁ# K
23
R
i)
K

BRIUEN
AT
piheanp i3

(1,225,788)
(173,197)
(322)

Net cash flows used in operating
activities

EXBARSREFRE

N
I

(1,399,307)

2020

617,186

94,521
(17,901)

(18,561)

(13,153)
1,389

(18,830)

89,199
4,401

(2,017)
6,424
6,547
3,842
9,663

2,700

155

8,241

773,806
1,325,693

(219,778)
18,596
114,419

(84,609)
(1,935,943)

(148,949)
7,456
(149,409)

(89,867)
(329)

(239,6095)
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CONSOLIDATED STATEMENT OF CASH FLOWS (CONTINUED)
mERERERE)

Year ended 31 March 2021

BHE_T-_—F=A=+t—HILFE

2021

—E——F

Notes HK$’000
M= FET

Net cash flows used in operating

activities

REEFFTARESREFE

(1,399,307)

CASH FLOWS FROM INVESTING REBRETHZHRERE

ACTIVITIES
Interest received BUF B 31,830
Additions to investment properties NEREYE 14 (42,011)
Proceeds from disposal of an HE AW TS IA

investment property =
Purchases of items of property, plant A - MENMEREER 13

and equipment (389)
Purchase of debt investments at fair ~ BARATEF AEMEE

value through other comprehensive W2 BEEIRE

income (112,689)
Proceeds from disposals of debt Hj’%?’&?ﬁﬂr)\ﬁﬁﬂiﬁ

investments at fair value through WS 2 B E TS 08

other comprehensive income 126,609
Purchase of financial assets at fair BARATEFABZZ

value through profit or loss SREE (38,852)
Proceeds from disposals of HEKB AR ZMERIEAE 35

subsidiaries 91,683
Investments in joint venture HEREDHE (112,604)
Return of capital from joint ventures BEDERERA 870,190
Repayments of loans from joint ventures & 4 1b 2 (&8 535X 41,565
Cash advanced to joint ventures AR TEECEZRS (547,873)
Loans to joint ventures partners mE & hERHTIEMERK =
Repayments of loans from joint AELEBHERER

ventures partners 24,100
Net cash flows from investing activities & EEAEHR S ME FEE 331,559
CASH FLOWS FROM FINANCING REMETH2HERE

ACTIVITIES
Interest paid ETHE (171,750)
Principal portion of lease payments %ﬂ‘éﬁ%’\2$ﬁﬁ‘ﬁﬁ (4,787)
Repayment of bank borrowings BEERITER (262,631)
New bank borrowings %ﬁi*fﬁfﬂﬁm 1,618,740
New other borrowings %ﬁi'aiﬁﬁt{a P 3,300
Dividend paid (109,440)
Dividend paid to non-controlling Eﬁ?ﬁ i A 5

shareholders (32,800)
Net cash flows from/(used in) financing mﬂﬁéiﬂﬁﬁ S/ (FTA)BES

activities MEFE 1,040,632
NET DECREASE IN CASH AND CASH BE&RBREZRER

EQUIVALENTS B R (27,116)
Cash and cash equivalents at FURe MBS ERIER

beginning of year 853,619
CASH AND CASH EQUIVALENTS AT FHRBRERKRELZEEH

END OF YEAR 826,503
ANALYSIS OF BALANCES OF CASH HRERHELZFERAZ

AND CASH EQUIVALENTS HEER D AT
Cash and cash equivalents as stated  F A4 & MR E Y 24

in the consolidated statement of HehIReZERIEHR

financial position

826,503

2020
—E-FH&

—_—= =

HK$'000
TR

(239,6095)

43,704
(68,799)

132,300
(23,502)

(318,163)

(11,855)
132,129
(207,163)
(139,453)
(104,315)
651,944

86,827

(144,263)
(3,290)
(556,322)
70,007
11,400
(250,040)

(872,508)

(1,025,286)
1,878,905

863,619

853,619
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NOTES TO FINANCIAL STATEMENTS

CORPORATE AND GROUP
INFORMATION

Wang On Properties Limited is a limited liability company
incorporated in Bermuda. The registered office of the
Company is located at Clarendon House, 2 Church Street,
Hamilton HM11, Bermuda. The principal place of business of
the Company is located at Suite 3201, 32/F., Skyline Tower,
39 Wang Kwong Road, Kowloon Bay, Kowloon, Hong Kong.

During the year, the Company and its subsidiaries
(collectively referred to as the “Group”) were principally
engaged in the property development and property
investment businesses.

In the opinion of the Company’s directors, Earnest Spot
Limited (“Earnest Spot”), a company incorporated in
the British Virgin Islands (“BVI”), is the immediate holding
company of the Company, and Wang On Group Limited
(“WOG”), a company incorporated in Bermuda and listed
on the Main Board of The Stock Exchange of Hong Kong
Limited (the “Stock Exchange”), is the ultimate holding
company of the Company.

Information about subsidiaries

Particulars of the Company’s principal subsidiaries are as
follows:

1.

BY 3% ¥R MY RE

31 March 2021
2 —F=A=1+—H

RAREEER

REWEBRAR REAFETMA L
ZBRRAA c ARRlzadMMHERURN
Clarendon House, 2 Church Street, Hamilton
HM11, Bermuda ° ZNA 7] 7 I B & 24t 2h{7
MRAEBINENEE R IBI AANES32E
3201%F °

FA - ARALREMBAR(GHE [ FE
m)EIZUEMEEREMERERT -

KX A EHRAE - Earnest Spot Limited
([Earnest Spot ) (—FEREBHE RS
((RBERRES DAMK Lz AA]) /R
RNAIZEEZER AR - fiwang On Group
Limited(RREBAERAR)(TRR])(—FHE
REREIMHN LI R BEEHEZIABR
2El (BT ) ERETMZ AR BARAF]
CREIER AT

FHANB AT 2ER

RRABEEHMBARZFHBWOT :

Place of Percentage of
incorporation and Issued ordinary equity attributable Principal
Name business share capital to the Company activities
218 AR REELYE BRTEERK AR ELEEEED L TEEHR
Direct Indirect
HiE e
City Concord Limited* Hong Kong Ordinary HK$1 - 100  Property
investment
HAEERDAN &5 w1 BT MERE
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1. CORPORATE AND GROUP
INFORMATION (CONTINUED)

Information about subsidiaries (Continued)

RAREBER (&)

RENBARZERNE

Place of Percentage of
incorporation and Issued ordinary equity attributable Principal
Name business share capital to the Company activities
=L SMRUREERE BRTSBERE FARELEEERADL TEXK
Direct Indirect
Hf# %
East Run Investments BVI Ordinary US$1 - 100 Investment
Limited holding
RERRRES ETmR1%ET REEN
Ever World Limited Hong Kong Ordinary HK$1 = 100  Property
development
KEBRRA B8 k1B MEER
Grandwall Investment Hong Kong Ordinary HK$100 - 60 Property
Limited (“Grandwall”) development
ESMRERRAE o TEAR1007% 7T MEER
(Is#l)
Hopway Limited* Hong Kong Ordinary HK$1 - 100  Property
development
EEAR DA B8 EER1ET MEER
Joint Hope Limited* Hong Kong Ordinary HK$1 = 100  Property
development
RFEBRRA o T MEER
Miracle Cheer Limited BVI Ordinary US$1 100 - Investment
holding
REAERRES LRRIET REER
More Action Investments BVI Ordinary US$1 - 100 Investment
Limited holding
RERRARES TEk1ET REER
New Rich Investments Hong Kong Ordinary HK$100 - 60 Property
Limited (“New Rich”) development
EBREBRAA B8 EiEAR100% T MEER
([#ER5 1)
Newex Limited* Hong Kong Ordinary HK$1 - 100  Property
development
NEARAF o TmRATT MEER
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1. CORPORATE AND GROUP 1.
INFORMATION (CONTINUED)

AAREEERE)

Information about subsidiaries (Continued) EERBE AR ZER (&)

Place of Percentage of
incorporation and Issued ordinary equity attributable Principal
Name business share capital to the Company activities
=L SMRUREELE BRTEBEREK RAREEERADL TEXK
Direct Indirect
Hi# ik
Rich United Limited* Hong Kong Ordinary HK$1 = 70  Property
(“Rich United”)(note 36) development
KERRLDA i LARIET MEER
(IeR%s 1) (Pt E36)
Sky Earth Limited Hong Kong Ordinary HK$1 = 100  Provision of
financial
Services
HBEER AR B8 EER1ET RS &R
Sole Champion Limited* BV Ordinary US$1 — 100  Investment
holding
RERBRES TER1ET REZR
Sparkle Hope Limited BVI Ordinary US$1 - 100  Investment
holding
RBRERARES TRERIET RERR
Stadium Holdings Limited Hong Kong Ordinary HK$2 — 100  Property
investment
EDERBERAR i TimkoETT MERE
Star Bonus Limited Hong Kong Ordinary HK$1 - 100  Property
development
E&BRAA B8 EER1ET MEER
Swift Prosper Limited BVI Ordinary US$1 = 100  Investment
holding
ABRBRLRA RERRRES TER1ET REER
Top Harmony Limited* Hong Kong Ordinary HK$1 - 100  Property
development
REBRRA B8 kBT MEER
Top Prince Limited* Hong Kong Ordinary HK$1 = 100  Property
development
TEABRRAN o Tm1ETT MEER
Top Strong Investment ~ Hong Kong Ordinary HK$1 - 100  Securities
Limited investment
HRRERR AR B8 EER1ET BEHRE
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1. CORPORATE AND GROUP
INFORMATION (CONTINUED)

Information about subsidiaries (Continued)

1. ARAREEER ()

RENBARZERNE

Place of Percentage of
incorporation and Issued ordinary equity attributable Principal
Name business share capital to the Company activities
=L MR REEmYE BRTZERS RARELEEEADL TEER
Direct Indirect
Hf# ik
Top Supreme Limited Hong Kong Ordinary HK$1 - 100  Property
development
R BRARA o T e
Twist Pioneer Limited BVI Ordinary US$1 - 100  Securities
investment
HEERRES TAR1ET EHRE
Vincent Investments Hong Kong Ordinary HK$2 - 100 Property
Limited* development
KEREBBRRFN o Timk2AE T MEER
Wang On Properties Hong Kong Ordinary HK$1 - 100 Provision of
Services Limited management
services
RRWERBAERLRR BE w1 ET REBEERY
Wang On Services Hong Kong Ordinary HK$1 = 100 Provision of
Limited management
services
ELREHR LA B8 EERAAET REERRS
Well Value Limited* Hong Kong Ordinary HK$1 — 100 Property
development
BALER AR o TmR1ETT MEER
Wise Ocean International Hong Kong Ordinary HK$2 = 100  Property holding
Limited
BEBERARAT o EER2AE T RENE
* Certain bank loans of the Group are secured by share charges in AEEE TRTERALENE R RREZKRD

respect of the equity interests in these subsidiaries (note 29).

Details of the subsidiaries disposed of during the year are
summarised in note 35 to the financial statements.

The above table lists the subsidiaries of the Company
which, in the opinion of the Company’s directors, principally
affected the results for the year or formed a substantial
portion of the net assets of the Group. To give details of
other subsidiaries would, in the opinion of the Company’s
directors, result in particulars of excessive length.

FRRCIEIR IR (P RE29) o

FRADHEZWB AR BRI B mRM T
35kt -

RABEERRBLERMINZARRBINERF
RAFEREHREATEXIRAEHEE
FEZE B c ARATEZRRHTIEAM
MELRZEMBSRIEBRITE
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

2.1 BASIS OF PREPARATION

These financial statements have been prepared in
accordance with Hong Kong Financial Reporting Standards
(“HKFRSs”) (which include all Hong Kong Financial
Reporting Standards, Hong Kong Accounting Standards
(“HKASs”) and Interpretations) issued by the Hong Kong
Institute of Certified Public Accountants (“HKICPA”),
accounting principles generally accepted in Hong Kong and
the disclosure requirements of the Hong Kong Companies
Ordinance. They have been prepared under the historical
cost convention, except for investment properties, derivative
financial instruments, debt investments at fair value through
other comprehensive income and financial assets at fair
value through profit or loss, which have been measured
at fair value. These financial statements are presented in
Hong Kong dollars (“HK$”) and all values are rounded to the
nearest thousand except when otherwise indicated.

Basis of consolidation

The consolidated financial statements include the financial
statements of the Company and its subsidiaries for the year
ended 31 March 2021. A subsidiary is an entity (including
a structured entity), directly or indirectly, controlled by the
Company. Control is achieved when the Group is exposed,
or has rights, to variable returns from its involvement with the
investee and has the ability to affect those returns through
its power over the investee (i.e., existing rights that give the
Group the current ability to direct the relevant activities of the
investee).

When the Company has, directly or indirectly, less than a
majority of the voting or similar rights of an investee, the
Group considers all relevant facts and circumstances in

assessing whether it has power over an investee, including:

(@) the contractual arrangement with the other vote
holders of the investee;

(b)  rights arising from other contractual arrangements; and

(c) the Group’s voting rights and potential voting rights.

Br R ¥Rk MY RE ()

31 March 2021
2 —F=A=1+—H

21 REEE

ZEPBRRIREREGANAG ([
BEHEAE)BEM B BMBHREER
([BEBMBREEYN D (BEMERENM
BWELER  FR G EA([FEETE
RDkZE)  BEARETRIREER
AGRPIZ ERERE - RIRATEREZ
BREWE - TESRIA  RATESAR
2 E W 2 BERFIRE MR A FER AR
ZEMEBEIN - ZFMHMRIIRE LKA
EmE  IRRBEAEI - RFMBRERIA
BT[RBT 2% MABBRELDEES
R TAIRN -

mEE%

FEMBRREBAARLEMNBARNEE
—E_F-A=Zt—BLEFEZMBR
R MBARARRRERAREZEGZE
B(EEEBILER) EAKEZEE#
W2 EGEHREBMEZAIZEE®R - B
EEEHBREHR BN (AE TAKER
BReNETEREHRBBEE < BRFHEF)
FEZLTOWE - BEUSIEHIE -

HARREERXEZEEREHRIRER
BLUENIRAZE - AIAKERFEER
BHREHNSEBENE - @ZE )18
FENBER - BF:

() BEREHKEMREFBEAZENR
BE

b) EMENTHMELZEN: &

(0 AKBZEERREEREE -
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2.1 BASIS OF PREPARATION (CONTINUED)

Basis of consolidation (Continued)

The financial statements of the subsidiaries are prepared
for the same reporting period as the Company, using
consistent accounting policies. The results of subsidiaries
are consolidated from the date on which the Group obtains
control, and continue to be consolidated until the date that
such control ceases.

Profit or loss and each component of other comprehensive
income are attributed to the owners of the parent of the
Group and to the non-controlling interests, even if this results
in the non-controlling interests having a deficit balance. All
intra-group assets and liabilities, equity, income, expenses
and cash flows relating to transactions between members of
the Group are eliminated in full on consolidation.

The Group reassesses whether or not it controls an investee
if facts and circumstances indicate that there are changes
to one or more of the three elements of control described
above. A change in the ownership interest of a subsidiary,
without a loss of control, is accounted for as an equity
transaction.

If the Group loses control over a subsidiary, it derecognises
(i) the assets (including goodwill) and liabilities of the
subsidiary, (i) the carrying amount of any non-controlling
interest and (iii) the cumulative translation differences
recorded in equity; and recognises (i) the fair value of the
consideration received, (i) the fair value of any investment
retained and (iii) any resulting surplus or deficit in profit
or loss. The Group’s share of components previously
recognised in other comprehensive income is reclassified
to profit or loss or retained profits, as appropriate, on the
same basis as would be required if the Group had directly
disposed of the related assets or liabilities.

21 REEE(HE)

mEEXE(E)

MEARRERRRER 2 REMEERE
BBz @t ERRERMBEEE - HEAR
ZEEBASBRSEGIEZ AFRBEEA
fr YHBERA ARREESARENRE L
BRLE -

B K HoAth 22 E Wk B AR KRR 2D T B B I AN
SERARHEE AN - BB R
SIBIEERERE WM AR - ARAAKE
KB RRIAR S ZESBARRBEER
BfE - WA - AXRREREHIER
BRERZEUKE -

WA FERIERBR EX Al = B sl
ERE—EAHZETRHRES - HAKE
BEFFEETEIREER - HEAQR
Z AR 2B (I R HE B ) BAR
BARZZ NI °

WAEBAREHHBAR Z I - BIKR
IHRERNZMBARZEE(RERE)RE
& (RIS 2 REE KR
ARy 2 REEE  WHERHE K
REZAFEE: (FTREBEMEKEEZAFE
B R(iNVBEZXRPTMAEESE 2 &Rk
B4t - AR EMEEmKRERNER 2 AEE
B rEF DB BERFEE R (0@
E) - FTikiE o BEEAEEE R LS A
BENBEMBEEERR -
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
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2.2 CHANGES IN ACCOUNTING POLICIES
AND DISCLOSURES

The Group has adopted the Conceptual Framework for
Financial Reporting 2018 and the following revised HKFRSs
for the first time for the current year’s financial statements.

Amendments to HKFRS 3
BBV EHMEEREIF B AN
Amendments to HKFRS 9,

EBHEE

HKAS 39 and HKFRS 7

BAMBMELERFEIN - BASE AR
%

Amendments to HKAS 1 and HKAS 8

BERGF LB IR REBGTERESR 2

B9 MEBM B MEERIE TR BRI A

BAMTEZE

fEETA

The nature and the impact of the Conceptual Framework
for Financial Reporting 2018 and the revised HKFRSs are
described below:

(a)

Conceptual Framework for Financial Reporting
2018 (the “Conceptual Framework”) sets out a
comprehensive set of concepts for financial reporting
and standard setting, and provides guidance for
preparers of financial statements in developing
consistent accounting policies and assistance to all
parties to understand and interpret the standards.
The Conceptual Framework includes new chapters on
measurement and reporting financial performance, new
guidance on the derecognition of assets and liabilities,
and updated definitions and recognition criteria for
assets and liabilities. It also clarifies the roles of
stewardship, prudence and measurement uncertainty
in financial reporting. The Conceptual Framework is
not a standard, and none of the concepts contained
therein override the concepts or requirements in any
standard. The Conceptual Framework did not have
any significant impact on the financial position and
performance of the Group.

PR

31 March 2021
2 —F=A=1+—H

22 EfHEREEZEE

AEEECRAFEVHBRRERARK_-F
—N\FHBEREUERARTIRIETE
AU BREER -

Definition of a Business

Definition of Material

Interest Rate Benchmark Reform

CE N FUEREHER R EE
PHRELNOEERFEIIRAT ¢

(a)

—F-NFUFREHER (B2

BREDEINEBM RS RIRERIE
MEEMS  YRMBEREREER
HeE3l - AHIE - EHEER - &
BT AR MR R - B SAER
BREBATERREMBRRANTE
£ ARARILEREERBENIE
SINREERBBENENEE RER
BRE - HNEFERE  BELIED
BEMRPBREZAE - BISER
WIA—HER - BEFEZOHE
BEZETAENESSRTE - #
AR IR M B AN SR B R R B AOR R R
RELEMNEATE -
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2.2 CHANGES IN ACCOUNTING POLICIES
AND DISCLOSURES (CONTINUED)

(0)

Amendments to HKFRS 3 clarify and provide
additional guidance on the definition of a business.
The amendments clarify that for an integrated set of
activities and assets to be considered a business, it
must include, at a minimum, an input and a substantive
process that together significantly contribute to
the ability to create output. A business can exist
without including all of the inputs and processes
needed to create outputs. The amendments remove
the assessment of whether market participants are
capable of acquiring the business and continue to
produce outputs. Instead, the focus is on whether
acquired inputs and acquired substantive processes
together significantly contribute to the ability to create
outputs. The amendments have also narrowed the
definition of outputs to focus on goods or services
provided to customers, investment income or other
income from ordinary activities. Furthermore, the
amendments provide guidance to assess whether
an acquired process is substantive and introduce
an optional fair value concentration test to permit a
simplified assessment of whether an acquired set of
activities and assets is not a business. The Group has
applied the amendments prospectively to transactions
or other events that occurred on or after 1 April 2020.
The amendments did not have any impact on the
financial position and performance of the Group.

22 B BRREEZ2EEH(A)

(b)

FEMBHRELEFEIRMETANBB
EBOTEE - WIRHEEINES] - ZE
AIARBARREGN —HAEBAED
MEE  BAZRLER-BERAR—
REERIE - MMECERTKEHR
MENEEANER - XBBABRNT
RELMBENAERARBRE - ZE
AIABUHRI M52 EERT AR
WEXBIEHEED - R - B
BEFMRSHIRANEZBRERRY
FERELNENELSERNER - %&
AIANCHEELNNEREE  EX
BImmEPRHNBRIRE - &
BRAKBREEBEENEMPA -
BESN - RFER] AR B BART (S TR
BRBIERTEANES - AHEA
FEETERARER  AFHMKE
HW—HEHMNEERE TEBNEHE
TRLRE - AEBERERRSE
AIAERAENR T _TFMA—Bk
ZRBEENRHHEMEN - RFE
FIABES AN EBEM BN R RRE
EEAZE -
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
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2.2 CHANGES IN ACCOUNTING POLICIES
AND DISCLOSURES (CONTINUED)

(©

Amendments to HKFRS 9, HKAS 39 and HKFRS 7
address issues affecting financial reporting in the
period before the replacement of an existing interest
rate benchmark with an alternative risk-free rate
(“RFR”). The amendments provide temporary reliefs
which enable hedge accounting to continue during
the period of uncertainty before the introduction of
the alternative RFR. In addition, the amendments
require companies to provide additional information
to investors about their hedging relationships which
are directly affected by these uncertainties. The
amendments did not have any impact on the financial
position and performance of the Group as the Group
does not have any interest rate hedging relationships.

Amendments to HKAS 1 and HKAS 8 provide a
new definition of material. The new definition states
that information is material if omitting, misstating or
obscuring it could reasonably be expected to influence
decisions that the primary users of general purpose
financial statements make on the basis of those
financial statements. The amendments clarify that
materiality will depend on the nature or magnitude of
information, or both. The amendments did not have
any significant impact on the financial position and
performance of the Group.

31 March 2021
2 —F=A=1+—H

22 B BRRKEZ2EE(A)

(©

FEMBHRELNFOR - BEGFE
AIZE39E R B AWM B ME LR ETH
ZABET R B 1 B B LA R 3L PR 1) 3
(TR FIR |) RACIRA F RELER
MEBEEMERR P EERE - %F
ERI AR AT E S AR R ER R F X
Al 2 NHETE HMR AR BT E R & 5
FEIE 2 B EMRIEIE o B - RF
ERIARERBARKREERHTARH
ERRZETRERZZEZH T
BRZBRINER - ZFERTAMEHA
SEBBEHARERBRELEETATE -
R 7 7N 62 (8 2 28 A AR 1) SR b R MR

HEEERFE IR R BB G ERE
8 BRI AREEANIEE ° T
&5 - WERERE - #HRER K
BRETAEENEeYE - RAEY
BHRREZERERBEZFYHRE
EHEVRTE - MIEHBEX - ZEE
RIABRBEAELRRFERMNMEE K
RE(IMEER) - ZFEFAHRE
HAKBEHBMRARKAELEEME

B2 488
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31 March 2021
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2.3 ISSUED BUT NOT YET EFFECTIVE

HKFRSs

The Group has not applied the following new and revised
HKFRSs, that have been issued but are not yet effective, in

these financial statements.

Amendments to HKFRS 3
BBV BREENEIR MEFTA
Amendments to HKFRS 9, HKAS 39,
HKFRS 7, HKFRS 4 and HKFRS 16
BBV BMEERFOR - BB FETER
F395% - BEMBWMEERETHR -
BBMEHRELERFE4H R
BB HREERF165% 185 A
Amendments to HKFRS 10 and
HKAS 28 (2011)
BBV EHMELERE105 BB 4L
FoBR(ZT——F ) ZEFI A
Amendment to HKFRS 16
BBV B REERFE 165 2IEF] A
HKFRS 17
BRI MELERFE175R
Amendments to HKFRS 17
BBV BREERNFE175R 2AEFT R
Amendments to HKAS 1
e IR v ] N
Amendments to HKAS 16
BB EAFE 165 2 IEFTA
Amendments to HKAS 37
BEGTEAFEITHRZERT A
Annual Improvements to
HKFRSs 2018-2020
BB EHREER —FE—NFRE - FE-FF
Z FE#
Amendments to HKAS 1
BB ERE15 ZEFT AR
Amendments to HKAS 8
ARG ERE8H 2SR A
Amendments to HKAS 12

ARG ERFE125F ZEFT AN

o o & ® N -

wording with no change in conclusion

v As a consequence of the amendments to HKFRS 17 issued in October 7
2020, HKFRS 4 was amended to extend the temporary exemption that
permits insurers to apply HKAS 39 rather than HKFRS 9 for annual

periods beginning before 1 January 2023

Further information about those HKFRSs that are expected
to be applicable to the Group is described below.

Effective for annual periods beginning on or after 1 January 2021
Effective for annual periods beginning on or after 1 April 2021

Effective for annual periods beginning on or after 1 January 2022
Effective for annual periods beginning on or after 1 January 2023

No mandatory effective date yet determined but available for adoption
As a consequence of the amendments to HKAS 1, Hong Kong
Interpretation 5 Presentation of Financial Statements - Classification by
the Borrower of a Term Loan that Contains a Repayment on Demand
Clause was revised in October 2020 to align the corresponding

23 CEMEBEERERZERTBHR

HEA

785 B 5K A 32 B B SRR PR A TR 4R
(MR AT R 1T B
AR o

Reference to the Conceptual Framework?®
B IEZE 2 FRAuS
Interest Rate Benchmark Reform — Phase 27

T FEBENFE —F 2R

Sale or Contribution of Assets between an Investor and its
Associate or Joint Venture®
KEEFHABRENFEETP R FHEEHEHFA°

COVID-19-Related Rent Concessions beyond 30 June 20212

ZE=—FNA=+H#ECOVID-1918/ % Z)#?

Insurance Contracts*

R & 47

Insurance Contracts*’”

R & A7

Classification of Liabilities as Current or Non-current* 8

BESER LB IFTEC

Property, Plant and Equipment: Proceeds before Intended Use?

W - BE R - BTSSR

Onerous Contracts — Cost of Fulfilling a Contract®

EREH —BITEKZ KA

Amendments to HKFRS 1, HKFRS 9, lllustrative Examples
accompanying HKFRS 16, and HKAS 412

BBMBGHELRIFE 1R  BAMBRELRIFIN - BB EHT
BHREERFE165 2 RO REB G A FE4158 2IEFT AR

Disclosure of Accounting Policies*

BET R IR

Definition of Accounting Estimates*

A E A E S

Deferred Tax related to Assets and Liabilities arising from
a Single Transaction*

BE—XGHEFEEEREA BB ELEFIE

TR F-A-HRZERRARNFERREX
—E-—FMA— Rk &R FERRER
R CF - HRZRBREFERRER
TR =F-A-HRZERRARNFEERBEX
M AR E R IR MR R

MR EB G EANFIRZERIAR  BERESES
S B E R 25— EAAG E SR ELEER
XH)EHREAZ RN BT F+ AEERT
VAR AR RS AR K — B A T &

o o s @ N o=

HR-Z_TFE+ AERMOFTEMBERSER
BTS2 ERTA - BAMBREERESRER
BF] - WEAREHLEE - AFRRATRZ
T =F - A BRRBNFENRRAEES
FHERIEI9SR M IFE BB IS E XA E R BRI

BHERANARE 2 ZFBEM RS
ZE—FEREAINT -
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

2.3 ISSUED BUT NOT YET EFFECTIVE

HKFRSs (CONTINUED)

Amendments to HKFRS 3 are intended to replace a
reference to the previous Framework for the Preparation
and Presentation of Financial Statements with a reference to
the Conceptual Framework for Financial Reporting issued in
June 2018 without significantly changing its requirements.
The amendments also add to HKFRS 3 an exception to its
recognition principle for an entity to refer to the Conceptual
Framework to determine what constitutes an asset or a
liability. The exception specifies that, for liabilities and
contingent liabilities that would be within the scope of HKAS
37 or HK(IFRIC)-Int 21 if they were incurred separately
rather than assumed in a business combination, an entity
applying HKFRS 3 should refer to HKAS 37 or HK(IFRIC)-
Int 21 respectively instead of the Conceptual Framework.
Furthermore, the amendments clarify that contingent assets
do not qualify for recognition at the acquisition date. The
Group expects to adopt the amendments prospectively from
1 April 2022. Since the amendments apply prospectively to
business combinations for which the acquisition date is on
or after the date of first application, the Group will not be
affected by these amendments on the date of transition.

Br R ¥Rk MY RE ()

31 March 2021
2 —F=A=1+—H

23 CEMEBEERERZERTBHR

HZER| (&)
EBUBREEBFIFRZET AT EUR
—E— N\FXABMGOER S 2 IEER
IR SC B BT 75 30 2 4 751 F1 31 FRAE G RO 42
o MAFTREBREERTE - ZFBETAMN
BEBY GRS R S35 5 R R B N
—IEHIIMER - A BEEBLXRMSIERET
BESBEMNARTE - ZOYNMSRIER -
HBRB B ERNEI7HRNES (R
BREREZES) —REFIFEENR
MWEERIARAEMNS @ HAGEBNEEMIE
FEEFAHPEAE  RBEBVEREE
BIZESMERED RS2 ER BT ERSE
TR B (AR BRERELZEY) —
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BRI A ABETE AR WIE B Hifg
R ANEEMIEHE —T— —F0MH—H R
ERMZEBTA - ARZEEIAREE
ARKEBSAE XERASR I BNER
A BMALSERBERASEBTEZ%ZEE
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2.3 ISSUED BUT NOT YET EFFECTIVE 23 EHEMERARER 2T BU B R

HKFRSs (CONTINUED)

Amendments to HKFRS 9, HKAS 39, HKFRS 7, HKFRS
4 and HKFRS 16 address issues not dealt with in the
previous amendments which affect financial reporting
when an existing interest rate benchmark is replaced with
an alternative RFR. The Phase 2 amendments provide a
practical expedient to allow the effective interest rate to
be updated without adjusting the carrying amount when
accounting for changes in the basis for determining the
contractual cash flows of financial assets and liabilities,
if the change is a direct consequence of the interest rate
benchmark reform and the new basis for determining
the contractual cash flows is economically equivalent to
the previous basis immediately preceding the change. In
addition, the amendments permit changes required by
the interest rate benchmark reform to be made to hedge
designations and hedge documentation without the hedging
relationship being discontinued. Any gains or losses that
could arise on transition are dealt with through the normal
requirements of HKFRS 9 to measure and recognise hedge
ineffectiveness. The amendments also provide a temporary
relief to entities from having to meet the separately
identifiable requirement when an RFR is designated as a risk
component. The relief allows an entity, upon designation
of the hedge, to assume that the separately identifiable
requirement is met, provided the entity reasonably expects
the RFR risk component to become separately identifiable
within the next 24 months. Furthermore, the amendments
require an entity to disclose additional information to
enable users of financial statements to understand the
effect of interest rate benchmark reform on an entity’s
financial instruments and risk management strategy. The
amendments are effective for annual periods beginning on
or after 1 April 2021 and shall be applied retrospectively,
but entities are not required to restate the comparative
information.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

2.3 ISSUED BUT NOT YET EFFECTIVE

HKFRSs (CONTINUED)

The Group had certain interest-bearing bank borrowings
denominated in Hong Kong dollars and foreign currencies
based on the Hong Kong Interbank Offered Rate as at 31
March 2021. If the interest rates of these borrowings are
replaced by RFRs in a future period, the Group will apply
this practical expedient upon the modification of these
borrowings when the “economically equivalent” criterion is
met and expects that no significant modification gain or loss
will arise as a result of applying the amendments to these
changes.

Amendments to HKFRS 10 and HKAS 28 (2011) address an
inconsistency between the requirements in HKFRS 10 and
in HKAS 28 (2011) in dealing with the sale or contribution of
assets between an investor and its associate or joint venture.
The amendments require a full recognition of a gain or loss
when the sale or contribution of assets between an investor
and its associate or joint venture constitutes a business.
For a transaction involving assets that do not constitute a
business, a gain or loss resulting from the transaction is
recognised in the investor’s profit or loss only to the extent
of the unrelated investor’s interest in that associate or joint
venture. The amendments are to be applied prospectively.
The previous mandatory effective date of amendments
to HKFRS 10 and HKAS 28 (2011) was removed by the
HKICPA in January 2016 and a new mandatory effective date
will be determined after the completion of a broader review of
accounting for associates and joint ventures. However, the
amendments are available for adoption now.

Amendment to HKFRS 16 issued in May 2020 (the “2020
Amendment”) provides a practical expedient for lessees
to elect not to apply lease modification accounting for rent
concessions arising as a direct consequence of the covid-19
pandemic. The Amendment to HKFRS 16 issued in 2021
(the “2021 Amendment”) changes the date to apply to
lease payments up to 30 June 2022. Therefore, the practical
expedient will continue to apply only to rent concessions
occurring as a direct consequence of the covid-19 pandemic
and only if (i) the change in lease payments results in revised
consideration for the lease that is substantially the same
as, or less than, the consideration for the lease immediately
preceding the change; (i) any reduction in lease payments
affects only payments originally due on or before 30 June
2022; and (iii) there is no substantive change to other
terms and conditions of the lease. The 2021 Amendment
is effective for annual periods beginning on or after 1 April
2021 with earlier application permitted and shall be applied
retrospectively. The 2021 Amendment is not expected to
have significant impact on the Group’s financial statements.
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2.3 ISSUED BUT NOT YET EFFECTIVE 23 EHEMERARER 2T BU B R

HKFRSs (CONTINUED)

Amendments to HKAS 1 clarify the requirements for
classifying liabilities as current or non-current. The
amendments specify that if an entity’s right to defer
settlement of a liability is subject to the entity complying with
specified conditions, the entity has a right to defer settlement
of the liability at the end of the reporting period if it complies
with those conditions at that date. Classification of a liability
is unaffected by the likelihood that the entity will exercise
its right to defer settlement of the liability. The amendments
also clarify the situations that are considered a settlement
of a liability. The amendments are effective for annual
periods beginning on or after 1 January 2023 and shall be
applied retrospectively. Earlier application is permitted. The
amendments are not expected to have any significant impact
on the Group’s financial statements.

Amendments to HKAS 16 prohibit an entity from deducting
from the cost of an item of property, plant and equipment
any proceeds from selling items produced while bringing
that asset to the location and condition necessary for it to be
capable of operating in the manner intended by management.
Instead, an entity recognises the proceeds from selling any
such items, and the cost of those items, in profit or loss. The
amendments are effective for annual periods beginning on
or after 1 January 2022 and shall be applied retrospectively
only to items of property, plant and equipment made available
for use on or after the beginning of the earliest period
presented in the financial statements in which the entity first
applies the amendments. Earlier application is permitted. The
amendments are not expected to have any significant impact
on the Group’s financial statements.

Amendments to HKAS 37 clarify that for the purpose of
assessing whether a contract is onerous under HKAS 37,
the cost of fulfilling the contract comprises the costs that
relate directly to the contract. Costs that relate directly to a
contract include both the incremental costs of fulfilling that
contract (e.g., direct labour and materials) and an allocation
of other costs that relate directly to fulfilling that contract
(e.g., an allocation of the depreciation charge for an item of
property, plant and equipment used in fulfilling the contract
as well as contract management and supervision costs).
General and administrative costs do not relate directly
to a contract and are excluded unless they are explicitly
chargeable to the counterparty under the contract. The
amendments are effective for annual periods beginning on
or after 1 January 2022 and shall be applied to contracts
for which an entity has not yet fulfilled all its obligations at
the beginning of the annual reporting period in which it first
applies the amendments. Earlier application is permitted.
Any cumulative effect of initially applying the amendments
shall be recognised as an adjustment to the opening
equity at the date of initial application without restating the
comparative information. The amendments are not expected
to have any significant impact on the Group’s financial

statements.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

2.3 ISSUED BUT NOT YET EFFECTIVE
HKFRSs (CONTINUED)

Annual Improvements to HKFRSs 2018-2020 sets out
amendments to HKFRS 1, HKFRS 9, lllustrative Examples
accompanying HKFRS 16, and HKAS 41. Details of the
amendments that are expected to be applicable to the Group
are as follows:

o HKFRS 9 Financial Instruments: clarifies the fees that
an entity includes when assessing whether the terms
of a new or modified financial liability are substantially
different from the terms of the original financial liability.
These fees include only those paid or received between
the borrower and the lender, including fees paid or
received by either the borrower or lender on the other’s
behalf. An entity applies the amendment to financial
liabilities that are modified or exchanged on or after the
beginning of the annual reporting period in which the
entity first applies the amendment. The amendment
is effective for annual periods beginning on or after
1 January 2022. Earlier application is permitted. The
amendment is not expected to have a significant
impact on the Group’s financial statements.

o HKFRS 16 Leases: removes the illustration of
payments from the lessor relating to leasehold
improvements in lllustrative Example 13 accompanying
HKFRS 16. This removes potential confusion regarding
the treatment of lease incentives when applying HKFRS
16.
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2.4 SUMMARY OF SIGNIFICANT 2.4 ERETBEREE

ACCOUNTING POLICIES

Investments in joint ventures

A joint venture is a type of joint arrangement whereby the
parties that have joint control of the arrangement have rights
to the net assets of the joint venture. Joint control is the
contractually agreed sharing of control of an arrangement,
which exists only when decisions about the relevant activities
require the unanimous consent of the parties sharing control.

The Group’s investments in joint ventures are stated in the
consolidated statement of financial position at the Group’s
share of net assets under the equity method of accounting,
less any impairment losses. Adjustments are made to bring
into line any dissimilar accounting policies that may exist.

The Group’s share of the post-acquisition results and
other comprehensive income of joint ventures is included
in the consolidated statement of profit or loss and other
comprehensive income, respectively. In addition, when
there has been a change recognised directly in the equity
of the joint venture, the Group recognises its share of any
changes, when applicable, in the consolidated statement
of changes in equity. Unrealised gains and losses resulting
from transactions between the Group and joint ventures
are eliminated to the extent of the Group’s investments in
the joint ventures, except where unrealised losses provide
evidence of an impairment of the assets transferred.
Goodwill arising from the acquisition of joint ventures is
included as part of the Group’s investments in joint ventures.

Upon loss of joint control over the joint venture, the Group
measures and recognises any retained investment at its
fair value. Any difference between the carrying amount of
joint venture upon loss of joint control and the fair value
of the retained investment and proceeds from disposal is
recognised in profit or loss.

When an investment in a joint venture is classified as held for
sale, it is accounted for in accordance with HKFRS 5 Non-
current Assets Held for Sale and Discontinued Operations.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

2.4 SUMMARY OF SIGNIFICANT

ACCOUNTING POLICIES (CONTINUED)

Fair value measurement

The Group measures its investment properties, derivative
financial instruments, debt investments at fair value through
other comprehensive income and financial assets at fair
value through profit or loss at the end of each reporting
period. Fair value is the price that would be received to sell
an asset or paid to transfer a liability in an orderly transaction
between market participants at the measurement date.
The fair value measurement is based on the presumption
that the transaction to sell the asset or transfer the liability
takes place either in the principal market for the asset or
liability, or in the absence of a principal market, in the most
advantageous market for the asset or liability. The principal
or the most advantageous market must be accessible by the
Group. The fair value of an asset or a liability is measured
using the assumptions that market participants would use
when pricing the asset or liability, assuming that market
participants act in their economic best interest.

A fair value measurement of a non-financial asset takes into
account a market participant’s ability to generate economic
benefits by using the asset in its highest and best use or by
selling it to another market participant that would use the
asset in its highest and best use.

The Group uses valuation techniques that are appropriate in
the circumstances and for which sufficient data are available
to measure fair value, maximising the use of relevant
observable inputs and minimising the use of unobservable
inputs.
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2.4 SUMMARY OF SIGNIFICANT 2.4 EXRETBRBE(FE)

ACCOUNTING POLICIES (CONTINUED)

Fair value measurement (Continued)

All assets and liabilities for which fair value is measured
or disclosed in the financial statements are categorised
within the fair value hierarchy, described as follows, based
on the lowest level input that is significant to the fair value
measurement as a whole:

Level 1 - based on quoted prices (unadjusted)
in active markets for identical assets or
liabilities

Level 2 - based on valuation techniques for which the
lowest level input that is significant to the
fair value measurement is observable, either
directly or indirectly

Level 3 - based on valuation techniques for which the
lowest level input that is significant to the fair
value measurement is unobservable

For assets and liabilities that are recognised in the financial
statements on a recurring basis, the Group determines
whether transfers have occurred between levels in the
hierarchy by reassessing categorisation (based on the lowest
level input that is significant to the fair value measurement as
a whole) at the end of each reporting period.

Impairment of non-financial assets

Where an indication of impairment exists, or when annual
impairment testing for an asset is required (other than
deferred tax assets, properties under development,
properties held for sale, financial assets and investment
properties), the asset’s recoverable amount is estimated.
An asset’s recoverable amount is the higher of the asset’s
or cash-generating unit’s value in use and its fair value less
costs of disposal, and is determined for an individual asset,
unless the asset does not generate cash inflows that are
largely independent of those from other assets or groups of
assets, in which case the recoverable amount is determined
for the cash-generating unit to which the asset belongs.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

2.4 SUMMARY OF SIGNIFICANT

ACCOUNTING POLICIES (CONTINUED)
Impairment of non-financial assets (Continued)

An impairment loss is recognised only if the carrying amount
of an asset exceeds its recoverable amount. In assessing
value in use, the estimated future cash flows are discounted
to their present value using a pre-tax discount rate that
reflects current market assessments of the time value of
money and the risks specific to the asset. An impairment loss
is charged to profit or loss in the period in which it arises in
those expense categories consistent with the function of the
impaired asset.

An assessment is made at the end of each reporting
period as to whether there is an indication that previously
recognised impairment losses may no longer exist or may
have decreased. If such an indication exists, the recoverable
amount is estimated. A previously recognised impairment
loss of an asset other than goodwill is reversed only if there
has been a change in the estimates used to determine the
recoverable amount of that asset, but not to an amount
higher than the carrying amount that would have been
determined (net of any depreciation/amortisation) had no
impairment loss been recognised for the asset in prior years.
A reversal of such an impairment loss is credited to profit or
loss in the period in which it arises.
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2.4 SUMMARY OF SIGNIFICANT
ACCOUNTING POLICIES (CONTINUED)

Related parties

A party is considered to be related to the Group if:

(@)

or

(0)

the party is a person or a close member of that
person’s family and that person:

(i)

(ii

(i)

has control or joint control over the Group;

has significant influence over the Group; or

is a member of the key management personnel of
the Group or of a parent of the Group;

the party is an entity where any of the following
conditions applies:

(i)

(iv)

the entity and the Group are members of the
same group;

one entity is an associate or joint venture of the
other entity (or of a parent, subsidiary or fellow
subsidiary of the other entity);

the entity and the Group are joint ventures of the
same third party;

one entity is a joint venture of a third entity and
the other entity is an associate of the third entity;

the entity is a post-employment benefit plan for
the benefit of employees of either the Group or an
entity related to the Group;
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

2.4 SUMMARY OF SIGNIFICANT

ACCOUNTING POLICIES (CONTINUED)

Related parties (Continued)
(b)  (Continued)

(vi)  the entity is controlled or jointly controlled by a
person identified in (a);

(vii) a person identified in (a)(i) has significant
influence over the entity or is a member of the
key management personnel of the entity (or of a
parent of the entity); and

(viii) the entity, or any member of a group of which it
is a part, provides key management personnel
services to the Group or to the parent of the
Group.

Property, plant and equipment and
depreciation

Property, plant and equipment are stated at cost less
accumulated depreciation and any impairment losses. The
cost of an item of property, plant and equipment comprises
its purchase price and any directly attributable costs of
bringing the asset to its working condition and location for its
intended use.

Expenditure incurred after items of property, plant and
equipment have been put into operation, such as repairs
and maintenance, is normally charged to profit or loss in
the period in which it is incurred. In situations where the
recognition criteria are satisfied, the expenditure for a major
inspection is capitalised in the carrying amount of the asset
as a replacement. Where significant parts of property, plant
and equipment are required to be replaced at intervals,
the Group recognises such parts as individual assets with
specific useful lives and depreciates them accordingly.
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2.4 SUMMARY OF SIGNIFICANT
ACCOUNTING POLICIES (CONTINUED)

Property, plant and equipment and
depreciation (Continued)

Depreciation is calculated on the straight-line basis to write
off the cost of each item of property, plant and equipment to
its residual value over its estimated useful life. The principal
annual rates used for this purpose are as follows:

2.4 EXGTHRBE (&)

MR - BERRBURTE (&)

FENLEEYE - BFERREEB R EME
AERFRAERATE - UMK AE
ERE - BULATRAZ ERFRNT ¢

Owned assets: BEEE -

Buildings 3%

BF 3%

Leasehold improvement 15% to 33% over the lease terms
HEMEEE REHR15%ZE33%

Furniture, fixtures and office equipment 15% to 50%

B - KE R DRE 15%Z=50%

Motor vehicles 20%

_E 20%

Computer equipment 15% to 33%

BlRE 15%%33%

Right-of-use assets: EHESE -

Leasehold land 3%

ME 3%

Buildings Over the lease terms of 3 years
BF MRIFEHHEA

Where parts of an item of property, plant and equipment
have different useful lives, the cost of that item is allocated
on a reasonable basis among the parts and each part is
depreciated separately. Residual values, useful lives and
the depreciation method are reviewed, and adjusted if
appropriate, at least at each financial year end.

An item of property, plant and equipment including
significant part initially recognised is derecognised upon
disposal or when no future economic benefits are expected
from its use or disposal. Any gain or loss on disposal or
retirement recognised in profit or loss in the year the asset
is derecognised is the difference between the net sales
proceeds and the carrying amount of the relevant asset.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

2.4 SUMMARY OF SIGNIFICANT

ACCOUNTING POLICIES (CONTINUED)

Investment properties

Investment properties are interests in land and buildings
(including the leasehold property held as a right-of-use asset
which would otherwise meet the definition of an investment
property) held to earn rental income and/or for capital
appreciation, rather than for use in the production or supply
of goods or services or for administrative purposes; or for
sale in the ordinary course of business. Such properties
are measured initially at cost, including transaction costs.
Subsequent to initial recognition, investment properties are
stated at fair value, which reflects market conditions at the
end of the reporting period.

Gains or losses arising from changes in the fair values of
investment properties are included in profit or loss in the year
in which they arise.

Any gains or losses on the retirement or disposal of an
investment property are recognised in profit or loss in the
year of the retirement or disposal.

When a right-of-use asset meets the definition of investment
property, it is included in investment properties. The
corresponding right-of-use asset is initially measured at cost,
and subsequently measured at fair value in accordance with
the Group’s policy for investment properties.

Properties under development

Properties under development are stated at the lower of cost
and net realisable value and comprise construction costs,
borrowing costs, professional fees, payments for land use
rights and other costs directly attributable to such properties
incurred during the development period. Net realisable value
is estimated based on the prevailing market prices and
estimated construction cost on an individual property basis.
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2.4 SUMMARY OF SIGNIFICANT 2.4 ERSTTHERME(E)
ACCOUNTING POLICIES (CONTINUED)
Properties under development (Continued) BREPWEE)
Properties under development are classified as current BRPMESERRBDEE  RIFBHAME
assets unless the construction of the relevant property RREACRETREANTEERIEREE
development project is expected to complete beyond the BRI RIE - BERIGR - RTIE - MXEE
normal operating cycle. On completion, the properties are BRERFELEZRTIYE -

transferred to completed properties held for sale.

Sales deposits/instalments received and receivable from FRPIBBRIA  pREERTYEER
purchasers in respect of the pre-sale of properties under REWERZ HEZRS DEHNFREFTAE
development prior to completion of the development are WAIME -

included in contract liabilities.

When the right-of-use assets relate to interests in leasehold WEREEERSEERTYRIHEE LM
land held as properties under development, they are #miAlE  BRREBEASEERTYWEBE
subsequently measured at the lower of cost and net BRI FETNREEAHE -

realisable value in accordance with the Group’s policy for
properties under development.



NOTES TO FINANCIAL STATEMENTS (CONTINUED)

2.4 SUMMARY OF SIGNIFICANT

ACCOUNTING POLICIES (CONTINUED)

Properties held for sale

Properties held for sale are stated at the lower of cost and
net realisable value. Cost is determined by an apportionment
of the total land and building costs attributable to unsold
properties. Net realisable value is estimated by the
Company’s directors based on the prevailing market prices
on an individual property basis.

When the right-of-use assets relate to interests in leasehold
land and held as completed properties held for sale, they
are subsequently measured at the lower of cost and net
realisable value in accordance with the Group’s policy for
completed properties held for sale.

Leases

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

Group as a lessee

The Group applies a single recognition and measurement
approach for all leases, except for short-term leases. The
Group recognises lease liabilities to make lease payments
and right-of-use assets representing the right to use the
underlying assets.

Br R ¥Rk MY RE ()

31 March 2021
2 —F=A=1+—H

2.4 EXGTHRBE (&)

FFHEW=

FER MR AE R TR FERE
2 BREEDIRR - RAERRLEWEEN
B RBFRALPIETE - Al 2 BRFEH
ARRESRBE RN ISERRER Y EE
1Tfhat -

EEARAERKEHE 2R TYE AE
RS IARR - ARE RIS R 238
TR R  RACR R S FE R
EitE -

HE

REERAWBRBTEAORTBRRE
ST - A KETERE— B SERES)
ERBIAENERARIE - BIZA DB
AENESHE -

REEEREEA
AEEMAEHERRE —ERARGTES
% HRHEERN - AEERRELEE
N HERBENMEREEE - BIFEMIER
BEMER -



116 Wang On Properties Limited Annual Report 2021

NOTES TO FINANCIAL STATEMENTS (CONTINUED)
0% R & M ()

31 March 2021
—E-—4H=ZHA=+—H

2.4 SUMMARY OF SIGNIFICANT
ACCOUNTING POLICIES (CONTINUED)

Leases (Continued)

Group as a lessee (Continued)

(a)

Right-of-use assets

Right-of-use assets are recognised at the
commencement date of the lease (that is the date
the underlying asset is available for use). Right-of-use
assets are measured at cost, less any accumulated
depreciation and any impairment losses, and adjusted
for any remeasurement of lease liabilities. The cost
of right-of-use assets includes the amount of lease
liabilities recognised, initial direct costs incurred, and
lease payments made at or before the commencement
date less any lease incentives received. Right-of-
use assets are depreciated on a straight-line basis as
detailed in the “Property, plant and equipment and
depreciation” above.

If ownership of the leased asset is transferred to the
Group by the end of the lease term or the cost reflects
the exercise of a purchase option, depreciation is
calculated using the estimated useful life of the asset.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
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2.4 SUMMARY OF SIGNIFICANT
ACCOUNTING POLICIES (CONTINUED)

Leases (Continued)

Group as a lessee (Continued)

(b)

Lease liabilities

Lease liabilities are recognised at the commencement
date of the lease at the present value of lease payments
to be made over the lease term. The lease payments
include fixed payments (including in-substance fixed
payments) less any lease incentives receivable, variable
lease payments that depend on an index or a rate,
and amounts expected to be paid under residual
value guarantees. The lease payments also include
the exercise price of a purchase option reasonably
certain to be exercised by the Group and payments of
penalties for termination of a lease, if the lease term
reflects the Group exercising the option to terminate
the lease. The variable lease payments that do not
depend on an index or a rate are recognised as an
expense in the period in which the event or condition
that triggers the payment occurs.

In calculating the present value of lease payments,
the Group uses its incremental borrowing rate at the
lease commencement date because the interest rate
implicit in the lease is not readily determinable. After
the commencement date, the amount of lease liabilities
is increased to reflect the accretion of interest and
reduced for the lease payments made. In addition,
the carrying amount of lease liabilities is remeasured
if there is a modification, a change in the lease term,
a change in lease payments (e.g., a change to future
lease payments resulting from a change in an index
or rate) or a change in assessment of an option to
purchase the underlying asset.

The Group’s lease liabilities are included in other
payables and accruals in the statement of financial
position.
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2.4 SUMMARY OF SIGNIFICANT 2.4 EXRETBRBE(FE)

ACCOUNTING POLICIES (CONTINUED)

Leases (Continued)

Group as a lessee (Continued)

(c) Short-term leases
The Group applies the short-term lease recognition
exemption to its short-term leases (that is those leases
that have a lease term of 12 months or less from the
commencement date and do not contain a purchase
option). Lease payments on short-term leases are
recognised as an expense on a straight-line basis over
the lease term.

Group as a lessor

When the Group acts as a lessor, it classifies at lease
inception (or when there is a lease modification) each of its
leases as either an operating lease or a finance lease.

Leases in which the Group does not transfer substantially
all the risks and rewards incidental to ownership of an asset
are classified as operating leases. When a contract contains
lease and non-lease components, the Group allocates
the consideration in the contract to each component on a
relative stand-alone selling price basis. Rental income is
accounted for on a straight-line basis over the lease terms
and is included in revenue in “profit or loss” due to its
operating nature. Initial direct costs incurred in negotiating
and arranging an operating lease are added to the carrying
amount of the leased asset and recognised over the lease
term on the same basis as rental income. Contingent rents
are recognised as revenue in the period in which they are
earned.

Leases that transfer substantially all the risks and rewards
incidental to ownership of an underlying assets to the lessee
are accounted for as finance leases.

HE (%)

FAEBEREEAH)

(c) EHHEA
AEBEGEMEERABRLERANE
HHEE(HAEFHSEMMG A e
12AHAT - YA BEREEEE
BNZEHEE) - MHMEENEENR
EHEFHARBEREER/FAN

FEEESHBEA

EAKEEALEAR EHEMBAR(X
EEHEEIR)SESHESEREEH
EXREME -

ZRER B30 R A E AT PR 7 e 4B KD
DEREEHNEEDEAEEHE - 4
HWESHENRFREMRKE R - NEE A
HHEBYEEREERANTHNREDET
BHRED - HEWAREEFHARNRELR
EIIRIY AL EMEEF A (18 | AR
A RERARZHHREHERELNGEE
BERATDFAMEEENEREE  YRHEE
FHARREREEERSHESUWA - HARHE
SRR AR AR SWA -

REHEEEREGENST BB EHRK
BB EAEACBESS RRERE



REMERARAT —E--—FF®H 119

NOTES TO FINANCIAL STATEMENTS (CONTINUED)

2.4 SUMMARY OF SIGNIFICANT

ACCOUNTING POLICIES (CONTINUED)

Investments and other financial assets

Initial recognition and measurement

Financial assets are classified, at initial recognition, as
subsequently measured at amortised cost, fair value through
other comprehensive income, and fair value through profit or
loss.

The classification of financial assets at initial recognition
depends on the financial asset’s contractual cash flow
characteristics and the Group’s business model for
managing them. With the exception of trade receivables
that do not contain a significant financing component or for
which the Group has applied the practical expedient of not
adjusting the effect of a significant financing component, the
Group initially measures a financial asset at its fair value, plus
in the case of a financial asset not at fair value through profit
or loss, transaction costs. Trade receivables that do not
contain a significant financing component or for which the
Group has applied the practical expedient are measured at
the transaction price determined under HKFRS 15 Revenue
from Contracts with Customers in accordance with the
policies set out for “Revenue recognition” below.

In order for a financial asset to be classified and measured
at amortised cost or fair value through other comprehensive
income, it needs to give rise to cash flows that are solely
payments of principal and interest (“SPPI”) on the principal
amount outstanding. Financial assets with cash flows that
are not SPPI are classified and measured at fair value
through profit or loss, irrespective of the business model.
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2.4 SUMMARY OF SIGNIFICANT 2.4 EXRETBRBE(FE)

ACCOUNTING POLICIES (CONTINUED)

Investments and other financial assets
(Continued)

Initial recognition and measurement (Continued)

The Group’s business model for managing financial assets
refers to how it manages its financial assets in order to
generate cash flows. The business model determines
whether cash flows will result from collecting contractual
cash flows, selling the financial assets, or both. Financial
assets classified and measured at amortised cost are
held within a business model with the objective to hold
financial assets in order to collect contractual cash flows,
while financial assets classified and measured at fair value
through other comprehensive income are held within a
business model with the objective of both holding to collect
contractual cash flows and selling. Financial assets which
are not held within the aforementioned business models are
classified and measured at fair value through profit or loss.

All regular way purchases and sales of financial assets are
recognised on the trade date, that is, the date that the
Group commits to purchase or sell the asset. Regular way
purchases or sales are purchases or sales of financial assets
that require delivery of assets within the period generally
established by regulation or convention in the marketplace.

RERHMEMEE (&)

MR R E (&)
AEEEESREENEHEAEENAE
BHIRMEENELRSRE - XHEARE
ERERETBRAUEANRERE - H
EEREE  IMERE - WEHEKADER
FtB2 eMEEINEEREERMEEN
WHAHRERELXGRATRFHE - Mo
BEEAEATEFARMEENREZ S
REEDREERASREEABRALOR
EMEBNREEZEBEAFESR - WIFERN
ElEBEAPRHEZEBREET D E MG
EREAFER AR -

ATHREENSREESRRRS A (AKX
SEAGEBERNLEZEECZR)ER -8
REBEDEEMSREREN S B LNH
RARKEENSREEEER -



NOTES TO FINANCIAL STATEMENTS (CONTINUED)
0% & M ()

2.4 SUMMARY OF SIGNIFICANT
ACCOUNTING POLICIES (CONTINUED)

Investments and other financial assets
(Continued)

Subsequent measurement
The subsequent measurement of financial assets depends
on their classification as follows:

(a)

(b)

Financial assets at fair value through other
comprehensive income (debt investments)

For debt investments at fair value through other
comprehensive income, interest income, foreign
exchange revaluation and impairment losses or
reversals are recognised in profit or loss and computed
in the same manner as for financial assets measured
at amortised cost. The remaining fair value changes
are recognised in other comprehensive income.
Upon derecognition, the cumulative fair value change
recognised in other comprehensive income is recycled
to profit or loss.

Financial assets at fair value through profit or loss
Financial assets at fair value through profit or loss are
carried in the statement of financial position at fair value
with net changes in fair value recognised in profit or
loss. This category includes derivative instruments.
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2.4 SUMMARY OF SIGNIFICANT 2.4 EXRETBRBE(FE)

ACCOUNTING POLICIES (CONTINUED)

Derecognition of financial assets

A financial asset (or, where applicable, a part of a financial
asset or part of a group of similar financial assets) is primarily
derecognised (i.e., removed from the Group’s consolidated
statement of financial position) when:

° the rights to receive cash flows from the asset have
expired; or

o the Group has transferred its rights to receive cash
flows from the asset or has assumed an obligation
to pay the received cash flows in full without material
delay to a third party under a “pass-through”
arrangement; and either (a) the Group has transferred
substantially all the risks and rewards of the asset,
or (b) the Group has neither transferred nor retained
substantially all the risks and rewards of the asset, but
has transferred control of the asset.

When the Group has transferred its rights to receive cash
flows from an asset or has entered into a pass-through
arrangement, it evaluates if, and to what extent, it has
retained the risk and rewards of ownership of the asset.
When it has neither transferred nor retained substantially all
the risks and rewards of the asset nor transferred control of
the asset, the Group continues to recognise the transferred
asset to the extent of the Group’s continuing involvement.
In that case, the Group also recognises an associated
liability. The transferred asset and the associated liability are
measured on a basis that reflects the rights and obligations
that the Group has retained.

Continuing involvement that takes the form of a guarantee
over the transferred asset is measured at the lower of the
original carrying amount of the asset and the maximum
amount of consideration that the Group could be required to

repay.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

2.4 SUMMARY OF SIGNIFICANT

ACCOUNTING POLICIES (CONTINUED)

Impairment of financial assets

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

General approach

ECLs are recognised in two stages. For credit exposures
for which there has not been a significant increase in credit
risk since initial recognition, ECLs are provided for credit
losses that result from default events that are possible within
the next 12 months (a 12-month ECL). For those credit
exposures for which there has been a significant increase
in credit risk since initial recognition, a loss allowance is
required for credit losses expected over the remaining life
of the exposure, irrespective of the timing of the default (a
lifetime ECL).

At each reporting date, the Group assesses whether
the credit risk on a financial instrument has increased
significantly since initial recognition. When making the
assessment, the Group compares the risk of a default
occurring on the financial instrument as at the reporting date
with the risk of a default occurring on the financial instrument
as at the date of initial recognition and considers reasonable
and supportable information that is available without undue
cost or effort, including historical and forward-looking
information.
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2.4 SUMMARY OF SIGNIFICANT 2.4 EXRETBRBE(FE)

ACCOUNTING POLICIES (CONTINUED)

Impairment of financial assets (Continued)

General approach (Continued)

For debt investments at fair value through other
comprehensive income, the Group applies the low credit risk
simplification. At each reporting date, the Group evaluates
whether the debt investments are considered to have low
credit risk using all reasonable and supportable information
that is available without undue cost or effort. In making that
evaluation, the Group reassesses the external credit ratings
of the debt investments. In addition, the Group considers
that there has been a significant increase in credit risk when
contractual payments are more than 30 days past due.

The Group considers other financial assets in default when
contractual payments are 90 days past due. However,
in certain cases, the Group may also consider a financial
asset to be in default when internal or external information
indicates that the Group is unlikely to receive the outstanding
contractual amounts in full before taking into account any
credit enhancements held by the Group. A financial asset
is written off when there is no reasonable expectation of
recovering the contractual cash flows.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

2.4 SUMMARY OF SIGNIFICANT
ACCOUNTING POLICIES (CONTINUED)

Impairment of financial assets (Continued)

General approach (Continued)

Debt investments at fair value through other comprehensive
income and financial assets at amortised cost are subject
to impairment under the general approach and they are
classified within the following stages for measurement of
ECLs except for trade receivables and contract assets which
apply the simplified approach as detailed below.

Stage 1 -

Stage 2 -

Stage 3 -

Financial instruments for which credit
risk has not increased significantly since
initial recognition and for which the loss
allowance is measured at an amount equal
to 12-month ECLs

Financial instruments for which credit risk
has increased significantly since initial
recognition but that are not credit-impaired
financial assets and for which the loss
allowance is measured at an amount equal
to lifetime ECLs

Financial assets that are credit-impaired
at the reporting date (but that are not
purchased or originated credit-impaired) and
for which the loss allowance is measured at
an amount equal to lifetime ECLs
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2.4 SUMMARY OF SIGNIFICANT 2.4 EXRETBRBE(FE)

ACCOUNTING POLICIES (CONTINUED)

Financial liabilities

Initial recognition and measurement
Financial liabilities are classified, at initial recognition, as
loans and borrowings and payables, as appropriate.

All financial liabilities are recognised initially at fair value and,
in case of loans and borrowings and payables, net of directly
attributable transaction costs.

The Group’s financial liabilities include trade, other payables
and accruals, derivative financial instruments and interest-
bearing bank and other borrowings.

Subsequent measurement
The subsequent measurement of financial liabilities depends
on their classification as follows:

(a) Financial liabilities at amortised cost

After initial recognition, financial liabilities are
subsequently measured at amortised cost, using the
effective interest rate method unless the effect of
discounting would be immaterial, in which case they
are stated at cost. Gains and losses are recognised in
profit or loss when the liabilities are derecognised as
well as through the effective interest rate amortisation
process.

Amortised cost is calculated by taking into account any
discount or premium on acquisition and fees or costs
that are an integral part of the effective interest rate.
The effective interest rate amortisation is included in
finance costs in profit or loss.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

2.4 SUMMARY OF SIGNIFICANT
ACCOUNTING POLICIES (CONTINUED)

Financial liabilities (Continued)

Subsequent measurement (Continued)

(b)

Financial guarantee contracts

Financial guarantee contracts issued by the Group are
those contracts that require a payment to be made to
reimburse the holder for a loss it incurs because the
specified debtor fails to make a payment when due
in accordance with the terms of a debt instrument.
A financial guarantee contract is recognised initially
as a liability at its fair value, adjusted for transaction
costs that are directly attributable to the issuance of
the guarantee. Subsequent to initial recognition, the
Group measures the financial guarantee contracts at
the higher of: (i) the ECLs allowance determined in
accordance with the policy as set out in “Impairment of
financial assets”; and (i) the amount initially recognised
less, when appropriate, the cumulative amount of
income recognised.

Derecognition of financial liabilities

A financial liability is derecognised when the obligation under
the liability is discharged or cancelled, or expires.

When an existing financial liability is replaced by another
from the same lender on substantially different terms, or the
terms of an existing liability are substantially modified, such
an exchange or modification is treated as a derecognition of
the original liability and a recognition of a new liability, and
the difference between the respective carrying amounts is
recognised in profit or loss.
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2.4 SUMMARY OF SIGNIFICANT 2.4 EXRETBRBE(FE)

ACCOUNTING POLICIES (CONTINUED)

Offsetting of financial instruments

Financial assets and financial liabilities are offset and the
net amount is reported in the statement of financial position
if there is a currently enforceable legal right to offset the
recognised amounts and there is an intention to settle on
a net basis, or to realise the assets and settle the liabilities
simultaneously.

Derivative financial instruments

Initial recognition and subsequent measurement

The Group uses derivative financial instruments, such as
interest rate swaps, to hedge its interest rate risk. These
derivative financial instruments are initially recognised
at fair value on the date on which a derivative contract
is entered into and are subsequently remeasured at fair
value. Derivatives are carried as assets when the fair value
is positive and as liabilities when the fair value is negative.
Any gains or losses arising from changes in fair value of
derivatives are taken directly to profit or loss.

Cash and cash equivalents

For the purpose of the consolidated statement of cash flows,
cash and cash equivalents comprise cash on hand and
demand deposits, and short term highly liquid investments
that are readily convertible into known amounts of cash,
are subject to an insignificant risk of changes in value,
and have a short maturity of generally within three months
when acquired, less bank overdrafts which are repayable
on demand and form an integral part of the Group’s cash
management.

For the purpose of the consolidated statement of financial
position, cash and cash equivalents comprise cash on hand
and at banks, including term deposits, and assets similar in
nature to cash, which are not restricted as to use.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

2.4 SUMMARY OF SIGNIFICANT

ACCOUNTING POLICIES (CONTINUED)

Provisions

A provision is recognised when a present obligation (legal or
constructive) has arisen as a result of a past event and it is
probable that a future outflow of resources will be required to
settle the obligation, provided that a reliable estimate can be
made of the amount of the obligation.

When the effect of discounting is material, the amount
recognised for a provision is the present value at the end
of the reporting period of the future expenditures expected
to be required to settle the obligation. The increase in the
discounted present value amount arising from the passage
of time is included in finance costs in profit or loss.

Income tax

Income tax comprises current and deferred tax. Income
tax relating to items recognised outside profit or loss
is recognised outside profit or loss, either in other
comprehensive income or directly in equity.

Current tax assets and liabilities are measured at the amount
expected to be recovered from or paid to the taxation
authorities, based on tax rates (and tax laws) that have
been enacted or substantively enacted by the end of the
reporting period, taking into consideration interpretations
and practices prevailing in the countries in which the Group
operates.

Deferred tax is provided, using the liability method, on all
temporary differences at the end of the reporting period
between the tax bases of assets and liabilities and their
carrying amounts for financial reporting purposes.
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2.4 SUMMARY OF SIGNIFICANT
ACCOUNTING POLICIES (CONTINUED)

Income tax (Continued)

Deferred tax liabilities are recognised for all taxable
temporary differences, except:

o when the deferred tax liability arises from the initial
recognition of goodwill or an asset or liability in a
transaction that is not a business combination and,
at the time of the transaction, affects neither the
accounting profit nor taxable profit or loss; and

o in respect of taxable temporary differences associated
with investments in subsidiaries, when the timing of the
reversal of the temporary differences can be controlled
and it is probable that the temporary differences will not
reverse in the foreseeable future.

Deferred tax assets are recognised for all deductible
temporary differences, and the carryforward of unused tax
credits and any unused tax losses. Deferred tax assets are
recognised to the extent that it is probable that taxable profit
will be available against which the deductible temporary
differences and the carryforward of unused tax credits and
unused tax losses can be utilised, except:

o when the deferred tax asset relating to the deductible
temporary differences arises from the initial recognition
of an asset or liability in a transaction that is not
a business combination and, at the time of the
transaction, affects neither the accounting profit nor
taxable profit or loss; and

o in respect of deductible temporary differences
associated with investments in subsidiaries, deferred
tax assets are only recognised to the extent that it is
probable that the temporary differences will reverse
in the foreseeable future and taxable profit will be
available against which the temporary differences can
be utilised.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

2.4 SUMMARY OF SIGNIFICANT

ACCOUNTING POLICIES (CONTINUED)

Income tax (Continued)

The carrying amount of deferred tax assets is reviewed at
the end of each reporting period and reduced to the extent
that it is no longer probable that sufficient taxable profit will
be available to allow all or part of the deferred tax asset to
be utilised. Unrecognised deferred tax assets are reassessed
at the end of each reporting period and are recognised to
the extent that it has become probable that sufficient taxable
profit will be available to allow all or part of the deferred tax
asset to be recovered.

Deferred tax assets and liabilities are measured at the tax
rates that are expected to apply to the period when the asset
is realised or the liability is settled, based on tax rates (and
tax laws) that have been enacted or substantively enacted by
the end of the reporting period.

Deferred tax assets and deferred tax liabilities are offset if
and only if the Group has a legally enforceable right to set off
current tax assets and current tax liabilities and the deferred
tax assets and deferred tax liabilities relate to income tax
levied by the same taxation authority on either the same
taxable entity or different taxable entities which intend either
to settle current tax liabilities and assets on a net basis, or
to realise the assets and settle the liabilities simultaneously,
in each future period in which significant amounts of
deferred tax liabilities or assets are expected to be settled or
recovered.
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2.4 SUMMARY OF SIGNIFICANT 2.4 EXRETBRBE(FE)

ACCOUNTING POLICIES (CONTINUED)

Government grants

Government grants are recognised at their fair value where
there is reasonable assurance that the grant will be received
and all attaching conditions will be complied with. When the
grant relates to an expense item, it is recognised as income
on a systematic basis over the periods that the costs, for
which it is intended to compensate, are expensed.

Revenue recognition

Revenue from contracts with customers

Revenue from contracts with customers is recognised when
control of goods or services is transferred to the customers
at an amount that reflects the consideration to which the
Group expects to be entitled in exchange for those goods or
services.

When the consideration in a contract includes a variable
amount, the amount of consideration is estimated to which
the Group will be entitled in exchange for transferring
the goods or services to the customer. The variable
consideration is estimated at contract inception and
constrained until it is highly probable that a significant
revenue reversal in the amount of cumulative revenue
recognised will not occur when the associated uncertainty
with the variable consideration is subsequently resolved.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

2.4 SUMMARY OF SIGNIFICANT

ACCOUNTING POLICIES (CONTINUED)

Revenue recognition (Continued)

Revenue from contracts with customers (Continued)
When the contract contains a financing component which
provides the customer with a significant benefit of financing
the transfer of goods or services to the customer for more
than one year, revenue is measured at the present value of
the amount receivable, discounted using the discount rate
that would be reflected in a separate financing transaction
between the Group and the customer at contract inception.
When the contract contains a financing component which
provides the Group with a significant financial benefit for
more than one year, revenue recognised under the contract
includes the interest expense accreted on the contract
liability under the effective interest method. For a contract
where the period between the payment by the customer and
the transfer of the promised goods or services is one year
or less, the transaction price is not adjusted for the effects
of a significant financing component, using the practical
expedient in HKFRS 15.

(a) Sales of properties
Revenue from the sale of properties is recognised at
the point in time when the purchasers obtained the
physical possession or the legal title of the completed
property and the Group has a present right to payment
and the collection of the consideration is probable.

(b) Revenue from the provision of management service is
recognised over the scheduled period on a straight-line
basis because the customer simultaneously receives
and consumes the benefits provided by the Group.
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2.4 SUMMARY OF SIGNIFICANT 2.4 EXRETBRBE(FE)

ACCOUNTING POLICIES (CONTINUED)

Revenue recognition (Continued)

Revenue from other sources

Rental income is recognised on a time proportion basis
over the lease terms. Variable lease payments that do not
depend on an index or a rate are recognised as income in the
accounting period in which they are incurred.

Interest income is recognised on an accrual basis using the
effective interest method by applying the rate that exactly
discounts the estimated future cash receipts over the
expected life of the financial instrument to the net carrying
amount of the financial asset.

Contract assets

A contract asset is the right to consideration in exchange for
goods or services transferred to the customers. If the Group
performs by transferring goods or services to a customer
before the customer pays consideration or before payment
is due, a contract asset is recognised for the earned
consideration that is conditional. Contract assets are subject
to impairment assessment, details of which are included in
the accounting policies for impairment of financial assets.

Contract liabilities

A contract liability is recognised when a payment is received
or a payment is due (whichever is earlier) from a customer
before the Group transfers the related goods or services.
Contract liabilities are recognised as revenue when the
Group performs under the contract (i.e., transfers control of
the related goods or services to the customer).
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

2.4 SUMMARY OF SIGNIFICANT

ACCOUNTING POLICIES (CONTINUED)

Contract costs

Cost to fulfil a contract

Other than the costs which are capitalised as properties
under development and property and equipment, costs
incurred to fulfil a contract with a customer are capitalised as
an asset if all of the following criteria are met:

(@) The costs relate directly to a contract or to an
anticipated contract that the entity can specifically
identify.

(b)  The costs generate or enhance resources of the entity
that will be used in satisfying (or in continuing to satisfy)
performance obligations in the future.

(c) The costs are expected to be recovered.

The capitalised contract costs are amortised and charged to
profit or loss on a systematic basis that is consistent with the
transfer to the customer of the goods or services to which
the asset relates. Other contract costs are expensed as
incurred.

Incremental costs of obtaining a contract

Incremental costs of obtaining a contract were those
costs that the Group incurs to obtain a contract with a
customer it would not have incurred if the contract had not
been obtained, e.g., sales commission to sales agents.
Incremental costs of obtaining a contract are capitalised
when incurred if the costs relate to revenue which will
be recognised in a future reporting period and the costs
are expected to be recovered. Other costs of obtaining a
contract are expensed when incurred.
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2.4 SUMMARY OF SIGNIFICANT 2.4 EXRETBRBE(FE)

ACCOUNTING POLICIES (CONTINUED)

Share-based payments

The Company operates a share option scheme for the
purpose of providing incentives and rewards to eligible
participants who contribute to the success of the Group’s
operations. Employees (including directors) of the Group
receive remuneration in the form of share-based payments,
whereby employees render services as consideration for
equity instruments (“equity-settled transactions”).

The cost of equity-settled transactions with employees is
measured by reference to the fair value at the date at which
they are granted.

The cost of equity-settled transactions is recognised in
employee benefit expense, together with a corresponding
increase in equity, over the period in which the performance
and/or service conditions are fulfilled. The cumulative
expense recognised for equity-settled transactions at the
end of each reporting period until the vesting date reflects
the extent to which the vesting period has expired and the
Group’s best estimate of the number of equity instruments
that will ultimately vest. The charge or credit to profit or loss
for a period represents the movement in the cumulative
expense recognised as at the beginning and end of that
period.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

2.4 SUMMARY OF SIGNIFICANT

ACCOUNTING POLICIES (CONTINUED)

Share-based payments (Continued)

Service and non-market performance conditions are not
taken into account when determining the grant date fair
value of awards, but the likelihood of the conditions being
met is assessed as part of the Group’s best estimate of the
number of equity instruments that will ultimately vest. Market
performance conditions are reflected within the grant date
fair value. Any other conditions attached to an award, but
without an associated service requirement, are considered
to be non-vesting conditions. Non-vesting conditions
are reflected in the fair value of an award and lead to an
immediate expensing of an award unless there are also
service and/or performance conditions.

For awards that do not ultimately vest because non-market
performance and/or services conditions have not been met,
no expense is recognised. Where awards include a market
or non-vesting condition, the transactions are treated as
vesting irrespective of whether the market or non-vesting
condition is satisfied, provided that all other performance
and/or service conditions are satisfied.

Where the terms of an equity-settled award are modified, as
a minimum an expense is recognised as if the terms had not
been modified, if the original terms of the award are met. In
addition, an expense is recognised for any modification that
increases the total fair value of the share-based payments, or
is otherwise beneficial to the employee as measured at the
date of modification.

Where an equity-settled award is cancelled, it is treated as
if it had vested on the date of cancellation, and any expense
not yet recognised for the award is recognised immediately.
This includes any award where non-vesting conditions within
the control of either the Group or the employee are not met.
However, if a new award is substituted for the cancelled
award, and is designated as a replacement award on the
date that it is granted, the cancelled and new awards are
treated as if they were a modification of the original award, as
described in the previous paragraph.

The dilutive effect of outstanding options is reflected as
additional share dilution in the computation of earnings per
share.

Br R ¥Rk MY RE ()

31 March 2021
2 —F=A=1+—H

2.4 EXGTHRBE (&)

AR D R B0 2 AR ()

EERBERE A ZATER - WA RR
15 ROEM AR - RS IR 2 AT BEE
EEF1$7%$$.¥TEE—ZXH%E;L%HX$I/E\-§KEE—
bRt — 887 » TIGE MG RAR T 2EED
ERERZA ”?Tﬁoyilﬁbz&ﬁﬁfwﬁﬁﬂm
HETSBEEBREER)BEFRB K
o JESR B 1T AR N 8RB 2 N F{E - BRIE
RIS BLRRTS &, SB R - 7 RSB BN A
XHH o

F IS BRI, R ARIS G RBEEK &
RERB BB THERRAX - LEBE
NSRBI - BRm S AIERB %
HREBITEST - A EMERK, RS
FREFHEERZBRAT - KBMEAER—A
)

i AR 2N 45 B 2 B 2 &5 EﬂKE& B4 12E
ZRBGER - ARV ERR—IERY - 1
BRGRIBASE o AN - NEE AR
F ARAD BERE 2 M2 A AL EEE Nk
ZIEE] A BT E MY E B B s 2 Sk
E«uﬁﬁﬁ

AN G E B SH - BIIRRAEERNE
i EHRE - MRS RR R X
BERNFER - WERBREMNIAEELES
il 2 FFR BRI REETT 2 2R - AT
s 5 # BB ER (AR AL 8H 22 - WX ERE R
HWAETE R ERCERRED - RUNATER Pt - B a8
K3 SRE AR R R B 2R 2 1B -

RITEBIE 2 B EEENTESRA R
RERSEINEAD HEF -



138 Wang On Properties Limited Annual Report 2021

NOTES TO FINANCIAL STATEMENTS (CONTINUED)
0% R & M ()

31 March 2021
—E-—4H=ZHA=+—H

2.4 SUMMARY OF SIGNIFICANT 2.4 EXRETBRBE(FE)

ACCOUNTING POLICIES (CONTINUED)

Other employee benefits

Pension scheme

The Group operates a defined contribution Mandatory
Provident Fund retirement benefit scheme (the “MPF
Scheme”) under the Mandatory Provident Fund Schemes
Ordinance for those employees who are eligible to
participate in the MPF Scheme. Contributions are made
based on a percentage of the employees’ basic salaries
and are charged to profit or loss as they become payable in
accordance with the rules of the MPF Scheme. The assets
of the MPF Scheme are held separately from those of the
Group in an independently administered fund. The Group’s
employer contributions vest fully with the employees when
contributed into the MPF Scheme.

Borrowing costs

Borrowing costs directly attributable to the acquisition,
construction or production of qualifying assets, i.e., assets
that necessarily take a substantial period of time to get ready
for their intended use or sale, are capitalised as part of the
cost of those assets. The capitalisation of such borrowing
costs ceases when the assets are substantially ready for
their intended use or sale. Investment income earned on
the temporary investment of specific borrowings pending
their expenditure on qualifying assets is deducted from the
borrowing costs capitalised. All other borrowing costs are
expensed in the period in which they are incurred. Borrowing
costs consist of interest and other costs that an entity incurs
in connection with the borrowing of funds.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

2.4 SUMMARY OF SIGNIFICANT

ACCOUNTING POLICIES (CONTINUED)
Dividends

Final and special dividends are recognised as a liability when
they are approved by the shareholders in a general meeting.
Proposed final dividends are disclosed in the note 11 to the
financial statements.

Interim dividends are simultaneously proposed and declared,
because the Company’s memorandum and articles of
association grant the directors of the Company the authority
to declare interim dividends. Consequently, interim dividends
are recognised immediately as a liability when they are
proposed and declared.

SIGNIFICANT ACCOUNTING
JUDGEMENTS AND ESTIMATES

The preparation of the Group’s financial statements
requires management to make judgements, estimates and
assumptions that affect the reported amounts of revenues,
expenses, assets and liabilities, and their accompanying
disclosures, and the disclosure of contingent liabilities.
Uncertainty about these assumptions and estimates could
result in outcomes that could require a material adjustment
to the carrying amounts of the assets or liabilities affected in
the future.

Estimation uncertainty

The key assumptions concerning the future and other key
sources of estimation uncertainty at the end of the reporting
period, that have a significant risk of causing a material
adjustment to the carrying amounts of assets and liabilities
within the next financial year, are described below.

Br R ¥Rk MY RE ()

31 March 2021
2 —F=A=1+—H

2.4 EXGTHRBEE)

i g=\

R RAF AR BRI AN IR A S L#t
ERBERRAE - BERPRENHBHRE
PEEE113E %8 -

FHRENEZRARER - REK/KRAF
ZHEBERARMALAREARREET IR
FERRE - Wit - FHIREREZEMEIKE
EAERRAE -

E RS HE R A

EREAEE 2 MGHRERE - BEEEAFER
SYEMEBPA X BERABEESHE
NREBEMREEMNUALSIABBREERZ
HIHET - AR RBER - BRABRERART 2T HE
ERRABHARARIZEZEEXAE
FREEFLERHE -

CELRLE LIS S

BRERBERRMGEATHAREZ AR R E
MEBRBEZEBZBRREA T —MRFREZ
EELRABREEENERFARZEAR
BB o



140 Wang On Properties Limited Annual Report 2021

NOTES TO FINANCIAL STATEMENTS (CONTINUED)
0% R & M ()

31 March 2021
—E-—4H=ZHA=+—H

3.

SIGNIFICANT ACCOUNTING
JUDGEMENTS AND ESTIMATES
(CONTINUED)

Estimation uncertainty (Continued)

Valuation of investment properties

Investment properties including industrial and commercial
units in Hong Kong are revalued at the end of the reporting
period on a market value, existing use basis by an
independent professionally qualified valuer. Such valuations
were based on certain assumptions, which are subject to
uncertainty and might materially differ from the actual results.
In making the estimation, information from current prices
in an active market for similar properties is considered and
assumptions that are mainly based on market conditions
existing at the end of the reporting period are used. Further
details of the valuation are included in note 14 to the financial
statements.

Estimation of net realisable value of properties under
development and properties held for sale

Properties under development and properties held for sale
are stated at the lower of cost and net realisable value. The
cost of each unit is determined using the weighted average
method. The estimated net realisable value is assessed at
the end of the reporting period on a market value, existing
use basis by independent professionally qualified valuer.
Such valuations were based on certain assumptions, which
are subject to uncertainty and might materially differ from
the actual results. In making the estimation, information
from current prices in an active market for similar properties
is considered and assumptions that are mainly based on
market conditions existing at the end of the reporting period
are used.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

OPERATING SEGMENT INFORMATION

For management purposes, the Group is organised into
business units based on their products and services and has
two reportable operating segments as follows:

(@) the property development segment engages in the
development of properties; and

(b) the property investment segment engages in
investment in commercial and industrial premises for
rental or for sale.

Management monitors the results of the Group’s operating
segments separately for the purpose of making decisions
about resource allocation and performance assessment.
Segment performance is evaluated based on reportable
segment profit/loss, which is a measure of adjusted profit/
loss before tax. The adjusted profit before tax is measured
consistently with the Group’s profit before tax except that
interest income, finance costs, head office and corporate
expenses are excluded from such measurement.

The Group’s revenue from external customers was derived
solely from its operations in Hong Kong during the years
ended 31 March 2021 and 2020, and the non-current assets
of the Group were located in Hong Kong as at 31 March
2021 and 2020.

4.
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4. OPERATING SEGMENT INFORMATION 4,

(CONTINUED)

Year ended 31 March

Segment revenue (note 5) 4 3EUK A (FfHsE5)
Sales to external customers HEFIGRE
Other income HAWA
Total M=t

Segment results THEE

Reconciliation Eofid

Interest income from bank RITREHZ
deposits FEdA

Interest income from loan EWEFHZ
receivables HIEVON

Interest income from BT E AR
debt investments at 2AMEHES
fair value through other BEFBWA
comprehensive income

Gain on disposal of debt HERERATETA
investments at fair Hi 2 EEE
value through other BISIEE 7 Wi
comprehensive income a

Fair value losses on derivative {744 gTHA Y
financial instruments NEGEE

Fair value gains on financial BATEFABE Y
asset at fair value through SRBEY
profit or loss NGNS

Reversal of impairment losses/ e E 7 &% 7 £ (B
(impairment losses) on loan EERE /(A
and interest receivables )

Reversal of impairment BATESAEM
losses/(impairment losses) PHEWNE BB
on debt investments at BB BIEEE
fair value through other b e
comprehensive income BE/(REER)

Finance costs MEKA

Corporate and unallocated PERADPERY
expenses

Profit before tax BR3¢ A4 A

Income tax expense FEHiAx

Profit for the year REE T

REDRER ()

BEZE=A=1T—HLEE

Property Property

development investment Total

MEER MERE @t
2021 2020 2021 2020 2021 2020
B —ZT-TF ZB--§ —T-TF ZB--§ _ZT_TF
HK$°000 HK$'000  HK$000 HK$'000  HK$000  HK$'000
THET THT THET THT THET THT
NG 2 369,633 13,546 2,457 314,806 PRSTZRICN]
43,710 23,871 38,424 5,473 82,134 29,344
344,970 EPRSCRRL] 51,970 7,930 <ECEOE 2,401,434
563,845 801,481 (8,731) (64,413) IECEERRE 737,068
17,901
18,561
13,153
5,088 -
(20,392) (4,401)
2,490 2,017
120 (155)
6,051 (8,241)
(77,473) (94,521)
(35,857) (64,196)
476,961 617,186
CHEIN  (145,308)
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

OPERATING SEGMENT INFORMATION
(CONTINUED)

Year ended 31 March (Continued)

Bt %% # R M A ()

31 March 2021
—E-—F=ZH=+—8H

REDRER ()

BE=-A=t—HLFEHE)

Property Property
development investment Unallocated Total
NERR NERE OB @3t
2021 2020 2021 2020 2021 2020 2021 2020

:§Z_$ —7—7$ :E:_¢
HK$000  HK$'000  HK$'000
TiEn TR TiEn

Other segment information: £ EEH :

Depreciation of owned BB BENE
assets

Depreciation of right-of-use  FRIEEENE
assets

Write-down of properties ~ ZEHRME 2k

under development
Write-down of properties ~ #/EHENE 2

held for sale A
Capital expenditure® BARR
Fair value losses on RENZFLTE

investment properties, BRES

net
(Gaing)/losses on disposals HEBATZ

of subsidiaries, net (fz)/ Bl

55 (30,688)

Share of (profits) and losses  fEEA &% 7

of joint ventures (&%) hEE (571,306) IEERAWICE  (14,477)
Investments in joint RERERE

ventures 1,811,347 EREENEY 396,198

Capital expenditure consists of additions to property, plant and
equipment (excluding the addition to right of use assets) and
investment properties.

Information about major customers
During the year ended 31 March 2021 and 2020, no revenue

from transactions with a single external customer accounted
for 10% or more of the Group’s total revenue (2020:Nil).

—7—7¢ :§:_$ _7_7$ :ﬁ:_ﬁ —7—7$

HK§000  HK§'000  HKS'000  HK$'000  HK$'000
AL TER  TET  TEn  TAR

6,424
6,547
3,842
9,663
92,301

89,199

(21) : (30,688) 1,389
(30,308) FREER  (18,830)

413,286 JPIIBTER 1,873,040

BRRXAREDE  BERREB(TRERE
EREEE) RIREMEAK

FREEEFZEHR
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5. REVENUE AND OTHER INCOME AND 5. WAURHEAMUYK AR K FRE
GAINS, NET
An analysis of the Group’s revenue is as follows: AEBZWADTAT :
2021 2020
—E-—F —E_TF
HK$’000 HK$’000
FTER FAT

Revenue from contracts with customers KEEEAEKZ WA

Sale of properties HEYE 301,260 2,368,405
Revenue from other source 2 B E A 2R 2 A
Rental income AU A 13,546 3,685
314,806 2,372,090
Revenue from contracts with customers BEEEHZWA
() Disaggregated revenue information (i) ZFHFBAEH
All revenue from contracts with customers is FIERPA YRR ARE EEH e
recognised at the point in time when the control of the BERPRAREEER -

assets is transferred to the customers.

The following table shows the amounts of revenue TRAEATAREHEAAREHI 2
recognised in the current reporting period that were EHEBNEERRASE :

included in the contract liabilities at the beginning of the
reporting period:

2021 2020
—E-—F —ETF
HK$’000 HK$’000
FET FAT

Revenue recognised that was included in $R&E YA S L EES
contract liabilities at the beginning of BERUA
the reporting period:

Sale of properties HEYE 1,949,877
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
0% & M ()

5. REVENUE AND OTHER INCOME AND
GAINS, NET (CONTINUED)

Revenue from contracts with customers
(Continued)

(i)

Performance obligations
Information about the Group’s performance obligations
is summarised below:

Sale of properties

The performance obligation is satisfied when the
physical possession or the legal title of the completed
property is obtained by the purchaser.

The contracted sales amounts allocated to the
remaining performance obligations as at the end of the
year:

5.

31 March 2021
—E-—F=ZA=+—H

LN RS L NS E D

(&)

BEFEHNZBA(E)

(ii)

BHEE
AEEROBENABEERBANT -

HEYFE
BHEEDRESTRSRINENE
PR AL AR AR ER -

RERSEEHTBHEITZETLH
ELFEOT ¢

2021 2020
—E-—F —E_THF
HK$’000 HK$’000
T FHET

Amounts expected to be recognised as FEEAMER AUz £ 5 -

revenue:
Within one year —FR

249,451

The contracted sales amounts allocated to the
remaining performance obligations which are expected
to be recognised as revenue after one year relate
to the sale of properties, of which the performance
obligations are to be satisfied within two years. All
the other contracted sales amounts allocated to the
remaining performance obligations are expected to be
recognised as revenue within one year. The amounts
disclosed above do not include variable consideration
which is constrained.

SRERTROECLBRR—F &
BRAREZTHHESBRYEEY
A EPBROREBRTENE
W o SREBTBORLZ AL
STOHELBRBR—ENERAK
%o PABEBHEBETRETIR
R R -
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5. REVENUE AND OTHER INCOME AND 5, WAUREMYG AR W= ZFRE
GAINS, NET (CONTINUED) (#8)
Revenue from contracts with customers BEEFEHZWA(E)

(Continued)

(i) Performance obligations (Continued) (i) BREEE)
Sales of properties (Continued) HEYE (&)
An analysis of the Group’s other income and gains, net, ARER B 2 E AU A e M 2k 3 B 0 AT 20
is as follows: I
2021 2020
—E-—F —EToFF
Note HK$'000 HK$'000
Bt 5 FTHET FAT

Other income and gains, net  E g A & W& E 58

Interest income from RITIF K2 T BIWA
bank deposits 17,901
Interest income from FEME k2 F BUA
loan receivables 18,561
Interest income from debt BAFEFT AHA
investments at fair value EHEREHES
through other comprehensive & Z R BUA
income 13,153
Forfeiture of deposits BREFZ e
from customers 2,254
Management fee income BEEBWA 15,186
Gain on disposals of subsidiaries H & W B A7 7 Wz 35 -
Gain on disposal of debt HERNFEEFA
investments at fair value Em2mEmER AR
through other comprehensive B E 2 W=
income 5,088 =
Others Hib 18,237 11,904

129,042 78,959
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31 March 2021
—E-—F=ZA=+—H

6. PROFIT BEFORE TAX 6. BREANER
The Group’s profit before tax is arrived at after charging/ REBZBBRADSEN I8 GEA) U T&
(crediting): TEPFTZER
2021 2020
—E=-—F —EFTF
Notes HK$’000 HK$ 000
B 5 FHET T
Cost of properties sold S WK A 146,048 1,291,139
Direct operating expenses BREEE 2 IR E WS
(including repairs and FREE  EFLEERT
maintenance) arising from rental- (BREERRE)
earning investment properties 1,943
Depreciation of owned assets BEEEENE 6,424
Depreciation of right-of-use assets (FREEERE 6,547
Loss on disposal of an investment & —1B&EWE 2 8
property 2,700
Loss on disposal of subsidiaries, net H& B A T2 E1EF5E 1,389
Reversal of impairment losses/ SRMEERESE
(impairment losses) on #mECREEsE)
financial assets:
Debt investments at fair value BRFERA
through other comprehensive HEa 2B AR
income BBEE (6,051) 8,241
Loan and interest receivables FEWE R F S (120) 155
Fair value losses/(gains), net: AFEEE, (W) -
FEE
Derivative financial instruments TESREE 20,392 4,401
Financial assets at fair value BAFEABR
through profit or loss SRUEE (2,490) (2,017)
Lease payments not included TEERFTEHEEEZ
in the measurement of HERK
lease liabilities 1,451
Auditor’s remuneration Z S & 3,000
Employee benefit expense (including EEB@AFEZ (BFEESE
directors’ remuneration (note 8)): B < (FizEs)) -
Wages and salaries* ITERS 89,110
Pension scheme contributions RIRE G2 1,327
Less: Amount capitalised B B (7,493)
82,944
Wage subsidies of HK$5,274,000 granted from the Employment & REBEE_Z-_—F=A=+—HIFE HERK
Support Scheme under Anti-Epidemic Fund for the use of paying EECABBIEES TR B LRRTE
wages of employees from June to November 2020 had been received WH5.247 000 T - U HES —=—Z&~

during the year ended 31 March 2021. Approximately HK$5,274,000

ZB=ar— \ B oo 4 AT AT1T
was recognised in “Administrative expenses” and had been offset AZ+—AMHIA - 495,274, 000BLER [{THK

with the employee benefit expenses. The purpose of the funding is to FXREER  LRESRANAEN - ZAEE
provide financial support to enterprises to retain their employees who ERLERHMBXE  UREAEERERD
would otherwise be made redundant. Under the terms of the grant, the B8 - REEMIER  KEBTSEMBEIREE
Group is required not to make redundancies during the subsidy period HES  ABBFEESHANSINEETE - It
and to spend all the funding on paying wages to the employees. There B8 A SR AR I R SR T o

are no unfulfilled conditions or contingencies relating to this grant.
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31 March 2021
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7.

FINANCE COSTS

An analysis of finance costs is as follows:

7. BERE
BMEXKEITAOT :
2021
—E_—F
HK$’000
THET

Interest on bank and other borrowings

Interest expenses arising from
revenue contracts

Interest on lease liabilities

RIT R EL MBS FRF S
BHRAEENHNEFX

HERBEZHNE

Less: Interest capitalised

W BEAEFR

121,769

322

122,091

(44,618)

77,473

2020
—E-THE

—_—= =

HK$’000
THET

160,804

972
329

162,105

(67,584)

94,521
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31 March 2021
—E-—F=ZA=+—H

DIRECTORS’ REMUNERATION 8. EEMe

Directors’ remuneration for the year, disclosed pursuant to AEEEEMESRIBBIMES EMHRA
the Rules Governing the Listing of Securities on the Stock (TE®mHA) ~ BB R EHEMHZE383(1)(a)
Exchange (the “Listing Rules”), section 383(1)(a), (b), (c) ©) * ) RMER AR (FEEEEFZER)H
and (f) of the Hong Kong Companies Ordinance and Part 2 of B2 R T -

the Companies (Disclosure of Information about Benefits of
Directors) Regulation, is as follows:

2021 2020
—E-—F —ETF
HK$’000 HK$’000
THET FHBT
Fees wne 660
Other emoluments: Hup 4 :
Salaries, allowances and benéefits in kind e EZBIREDAZE 6,959
Performance-related bonuses* RIBTEAT 16,030
Pension scheme contributions RS HEIHE R 51
23,040
23,700
Certain executive directors of the Company are entitled to bonus . AAREBETHRTESHEZELL - MAELFR
payments which are determined with reference to the Group’s DN2EFRAEELEESE FBEZEAARBER
operating results, individual performance of the directors and AR 2 TS E I EE -

comparable market practices during the year.
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8. DIRECTORS’ REMUNERATION 8. EEM=(E)
(CONTINUED)
(a) Independent non-executive directors (a) BUFHITES
The fees paid to independent non-executive directors FAZNTFEILIIERTES 2B N
during the year were as follows: ™
2021 2020
—E-—F —E-THF
HK$°000 HK$’000
FET FHAT
Mr. Li Wing Sum, Steven ToKBREE 140
Mr. Sung Tze Wah RAFEESE 4 140
Sr Dr. Leung Tony Ka Tung RREBRE I ERD 140
420
There were no other emoluments payable to the FARBEBLIERNTESIFHAM
independent non-executive directors during the year e (ZETF - &) o

(2020: Nil).
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31 March 2021
—E-—F=ZA=+—H

DIRECTORS’ REMUNERATION 8. EEM<(E)
(CONTINUED)
(b) The executive directors and a non- (b) THHEBR —BHITES

executive director

Salaries,
allowances Performance- Pension
and benefits related scheme Total
Fees in kind bonuses contributions remuneration
e 28 &3] e

e REWNE BB RIS Heas
Notes HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
fitaE TR TR TR TR TRL

2021 “BI-f
Executive directors: #ES
Mr. Tang Ho Hong NEFELE ()
(Chief Executive Officer) (7R )
Ms. Ching Tak Won, Teresa RERTt
Ms. Wong Chin Han BRETT
Non-executive director. FH7ES:
Mr. Chan Chun Hong EiRE G g v)
2020 “R0%E
Executive directors: HTES
Mr. Tang Ho Hong YEFRLE ()
(Chief Executive Officer) (f7B##) - 3,022 4,277 18 7,317
Ms. Ching Tak Won, Teresa RERTt (i) - 1,288 3,691 15 4,994
Ms. Wong Chin Han FEATL (i) - 780 2,470 9 3,289
Mr. Wong Yiu Hung, Gary BRELE (iv) - 1,869 5,592 9 7470
- 6,959 16,030 51 23,040
Non-executive director; FHTES
Mr. Chan Ghun Hong RiRERE 240 - - - 240

240 6,959 16,030 51 23,280
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31 March 2021
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8. DIRECTORS’ REMUNERATION 8. EEM=(E)
(CONTINUED)
(b) The executive directors and a non- (b) THARE—BHFBTEE(E)
executive director (Continued)
Notes: B 5
(i) Appointed as the acting chief executive officer on 1 October (i) RZE—NF+A - AEZERRETK
2019 and re-designated as the chief executive officer on 8 B YR=_FT-_—F=-AN\BRERT
February 2021. A -
(ii) Appointed on 25 June 2019. (ii) RZE-NFAAZ+HBAEZE-
(i) Appointed on 1 October 2019. (iif) NZE-NFTA—REZHE-
(ivy  Resigned as an executive director and the chief executive (ivy RZZE-NF+A-BEERTESRIT
officer on 1 October 2019. R, -
(v) Resigned as a non-executive director and the chairman on 8 (v) REZZ=Z—FZANBBEIENTESER
February 2021. E A
There was no arrangement under which a director FE R HEE E R E SR = NE (T B
waived or agreed to waive any remuneration during the SRR ZE_TF  |E) o
year (2020: Nil).
9. FIVE HIGHEST PAID EMPLOYEES 9. HEESHES
The five highest paid employees during the year included FAN AEASZEHFEEF=%(ZZE_F
three (2020: four) directors, details of whose remuneration F L) AEES HNE BN LXK
are disclosed in note 8 above. Details of the remuneration AW M TIWMB(ZE_ZTF : —H)Ik
for the year of the remaining two (2020: one) non-director, EEREFEEZEFNMEHBOT -

highest paid employees are as follows:

2021 2020

—B-—f —B_FTF

HK$’000 HK$’000

FTERT FAT

Salaries, allowances and benefits in kind & 2B R EYF 2,240
Performance-related bonuses RIRTEAL 459
Pension scheme contributions RIRSET BB 18

2,717
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9. FIVE HIGHEST PAID EMPLOYEES
(CONTINUED)

The numbers of non-director, highest paid employees whose
remuneration fell within the following bands are as follows:

Br R ¥Rk MY RE ()

31 March 2021
—E-—F=ZA=+—H

9. ZERE¥ES(HE)

MeBR THINE FEEREHER AR
m -

Number of employees

EEAZ
2021 2020
—E-—F —E-THF

HK$2,000,001 to HK$2,500,000
HK$2,500,001 to HK$3,000,000

2,000,001 7L %£2,500,000/8 7T
2,500,001 7L £3,000,000/8 7T

10. INCOME TAX

Hong Kong profits tax has been provided at the rate of
16.5% (2020: 16.5%) on the estimated assessable profits
arising in Hong Kong during the year.

10. FAB8#

EBNERNBEFRES BRI Gt
JE R2 B 0% M IR T R 16.5% (—Z 8B — T4 ¢
16.5% ) 1EH B -

2021 2020
—EB--F —E-THF
HK$’000 HK$’000
FET FAT

Current — Hong Kong BNHER— &%
Charge for the year AEERX 14,416 123,603
Overprovision in prior years BEFERERE (5,492) (870)
8,924 122,733
Deferred (note 30) IEE (F7E30) (140) 22,575
Total tax charge for the year NEE RIS 8% 8,784 145,308
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0% R & M ()

31 March 2021
—E-—F®=ZA=+—H

10. INCOME TAX (CONTINUED) 10. Fr8%L (&)
A reconciliation of the tax expense applicable to profit BARRIRENBRARKEEREREER
before tax at the statutory rates for the jurisdiction in which EEMEFTE 2R AN 2 @A IEM X
the Company and its subsidiaries are domiciled to the tax BERERBEFAE MBS 2 HERNT -

expense at the effective tax rate is as follows:

2021 2020
—E-—F —ETF
HK$’000 HK$’'000
FET FHT
Profit before tax F 5 Al A 476,961 617,186
Tax at the statutory tax rates BAERERTERE 78,699 101,836
Adjustments in respect of current tax BB BN ER R IE 1 A
of previous periods (5,492) (870)
Adjustments in respect of deferred tax B EREE R A L R
of previous periods (274)
Profits and losses attributable to AEb RN RER
joint ventures (96,654) (3,107)
Income not subject to tax BAGRKA (15,654) (3,282)
Expenses not deductible for tax NAIF 40,785 43,566
Tax losses utilised from previous periods @7 HARSI &) B ~ B I8 &5 18 (966) (84)
Tax losses not recognised RERTIBEE 8,110 7,958
Others EAh (44) (435)
Tax expense at the Group’s effective rate I AEE Y B ERHE Y
BIA R 2 145,308
The share of tax attributable to joint ventures amounting to Bahe [BEEECERTR(EBE)]IHR
HK$163,665,000 (2020: Nil), is included in “Share of profits/ &P EEIGTITE163,665,0008 L (=ZF

(losses) of joint ventures” in profit or loss. ZEFE) o
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

DIVIDENDS

11.

Br R ¥Rk MY RE ()

31 March 2021
—E-—F=ZA=+—H

Proposed final dividend — HKO0.74 cent
(2020: HKO.72 cent) per ordinary share

o.725%1m>

%E%ifi,ﬁﬂ% g —i%“tﬁﬁi

BRE
2021 2020
—E-—F ZE-TF
HK$°000 HK$’000
FHET FAT
112,480 109,440

The final dividend proposed subsequent to the reporting
period is subject to the approval of the Company’s
shareholders at the forthcoming annual general meeting of
the Company and has not been recognised as a liability at
the end of the reporting period.

EARNINGS PER SHARE ATTRIBUTABLE
TO ORDINARY EQUITY HOLDERS OF
THE PARENT

The calculation of basic earnings per share for the year
ended 31 March 2021 is based on the profit for the year
attributable to owners of the parent of HK$466,745,000
(2020: HK$457,320,000) and the weighted average number
of ordinary shares in issue during the year of 15,200,000,000
(2020: 15,200,000,000).

No adjustment has been made to the basic earnings per
share amounts presented for the years ended 31 March
2021 and 2020 as the Group had no potentially dilutive
ordinary shares in issue during those periods.

12.

RiERREZZRPRBBFARBRR
RARBEEBRRBFEARSHAR - TAIE
C BRI ERRL AR REE -

,ﬂﬂfﬁ}

BRAAEEESREARGAER
&7

HE-_Z-_—F=A=+—HIEEZ&
REREF TIRIET R EIHEE ARG AT
[ & % 466,745,000 T (ZE _F F
457,320,000/8 7T ) R F A B 17 @A
7 ¥ 15 015,200,000, ooo(_g_gi :
15,200,000,000) P& 5

AEERBE_TS_—FR-_Z_FF= ﬂ
ST -HLESEYEEETEEESLR
B Eﬂﬁ#ﬁ?ﬁi%ﬁﬂ%ﬁiﬂzHﬁ%$§§”ﬁu
fEHFREE -
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0 % & M aE ()

31 March 2021
—E-—4H=ZHA=+—H

13. PROPERTY, PLANT AND EQUIPMENT 13. ¥13% - BERRE

Owned assets Right-of-use assets

BREE fERELE

Furniture,
fixtures

Leasehold  and office Motor  Computer Leasehold
Buildings improvements equipment  vehicles equipment  Sub-total land  Buildings  Sub-total Total
Bl
HE  RER
B UREE BORE hE EKRG M BELH gz it a3t
HK$'000  HKS'000  HK$'000  HK$'000  HK$000  HK$'000  HK$'000  HK$'000  HK$'000  HK$'000
TEn A TErx T TEr TEr  TEr TR T TEn

31 March 2021 ZEC-F
Zh=t-8
1 April 2020: i
mA-A:
Cost AR 20,008 3,668 6,305 34,824 87,389 14517 101,906 136,730
Accumulated ZiNE
depreciation (4,002) (1,083) (2,218) (8,225) (3,120) (3.427) (6,547) (14,772
Net carrying amount BEFE 16,006 2,585 4,027 26,599 84,269 11,000 95359 121,958

At 31 March 2020 i 2

SA=t-8 16,006 4027 26599 84260 11,000 95359 121,958

Addltions, net e T8 (2,141) 389 (1,758) - - - (1759)
Depreciation provided ~ ERHTERE

during the year (7,351) (1222  (9758) (31200  (48%8) (7,058  (17,716)

At 31 March 2021, W_5=-F
net of accumulated ZA=t-A
depreciation Nh2aHE 102,484

At 31 March 2021: RZE=-

SEE=f:
Cost A 3887 17,861 3,668 956 6,604 33,066 87,389 14517 101,906 134,972
Accumulated 2iirE
depreciation (415 (11,358  (1,045) (770) (35000 (17,983  (6,40) (8265 (14505  (32,489)

Net carrying amount BEFE 3412 6,508 1,728 186 3,194 15,083 81,149 6,252 87,401 102,484
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0% & M ()

31 March 2021
—E-—F=ZA=+—H

13. PROPERTY, PLANT AND EQUIPMENT 13. M1 - BERSE(E)
(CONTINUED)
QOwned assets Right-of-use assets
BEEE fEREsE
Fumiture,
fixtures
Leasehold  and office Motor ~ Computer Leasehold
Buildings mprovements  equipment  vehicles  equipment  Sub-total land  Buldings  Sub-fotal Total

-
e  XER

BF  DRRE DR nE EHRE Pt HELH EF 5t it
HKS000  HKSOOD  HKS00D  HKS000  HKS000  HKS000  HKS000  HKSO00  HKSO0D  HK$00
TR TRn TRT TR TR TAm TR T AT TAn

31 March 2020 ZBI8EZR
=t-H
At 1 April 2019: RZE-NE
BA-R:
Cost A 3,887 - 220 956 6,259 11,322 87,389 - 87,389 98,711
Accumulated 2iiE
depreciation (151) - (199) (89 (1063 (1801) - - -8
Net carrying amount EHEE 3,736 = 21 568 5,196 9,521 87,389 - 87,389 96,910
At 1 Apri 2019, net RIF-NE
of accumulated mA-8"
depreciation MEgqE 373 = 2 568 5,19 9521 87,389 - B389 96910
Additions NE - 20,008 3,448 - 46 23,502 - 14,517 14,517 38,019
Depreciation provided S WHTERE
during the year (132 (00 1834) (19) (215 644 @10 @40 b)) (12971)
At 31 March 2020, RZE-BE=R
net of acoumulated =t-f:
depreciation MRE:E 3,604 16,006 2,585 317 4027 26,599 84,269 11,090 96,359 121,958
At 31 March 2020: R_E_E
ZA=t-R:
Cost AR 3,887 20,008 3,668 956 6,305 34,824 87,389 14517 101,906 136,730
Accumulated 2iE
depreciation (283) (4,002 (1,083) (b79 (2,278 (8,225) (3,120) (3:427) (6,547) (14,772)

Net carrying amount RETE 3,604 16,006 2,585 3 4021 26,599 84,269 11,000 9,39 121,998
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Br % ¥Rk M RE ()

31 March 2021
—E-—F®=ZA=+—H

13. PROPERTY, PLANT AND EQUIPMENT
(CONTINUED)

At 31 March 2021, the Group’s owned buildings with a net
carrying amount of HK$3,472,000 (2020: HK$3,604,000)
and leasehold land, which is included in right-of-use assets,
with a net carrying amount of HK$81,149,000 (2020:
HK$84,269,000) were pledged to secure general banking
facilities granted to the Group (note 29).

13.

M - BB RRE(E)

RZE-Z—F=A=+—H AEBK
% 8 453,472,000 T (ZE T
3,604,000 L) 2 EBEFEREEFEA
81,149,000 2 HE L (BIEFREE
BE)(ZZE T4 : 84,269,000/ ) B K IE
ERAREBER —MRIRITRE < IR (F
29) °

14. INVESTMENT PROPERTIES 14. REWE
2021 2020
—E-—F —E-THF
HK$°000 HK$'000
FET FAT
Carrying amount at beginning of year FYIREE 654,100 809,500
Additions NE 42,011 68,799
Disposal HE - (135,000)
Disposal of subsidiaries LEHB AR (62,000) -
Accrued rent-free rental income Z:2HEBES WA 1,530 =
Net loss from fair value adjustments NHERREEFE (64,441) (89,199)
Carrying amount at end of year FRIRAE 571,200 654,100

The Group’s investment properties as at 31 March 2021
consist of commercial units (2020: industrial and commercial
units) in Hong Kong.

All the Group’s leasehold property interests (i.e. right-of-
use assets) to earn rentals are measured using the fair value
model and are classified and accounted for as investment
properties.

MN-ZE-—F=fF=+—0 AEBIEE
MESRURESHEEN (T _TF :
EANRTEEMN) -

AEBMRAEURNES 2 HEWERNE (W
EREEE)GUARNFERLTE X DE
REREYE -
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14. INVESTMENT PROPERTIES

(CONTINUED)

The investment properties were revalued by Asset Appraisal
Limited (2020: Asset Appraisal Limited), an independent
professionally qualified valuer, at 31 March 2021. The
finance department has a team that reviews the valuation
performed by the independent valuer for financial reporting
purposes and reports directly to the senior management
of the Company. Discussions of valuation processes and
results are held between management and the valuer twice a
year when the valuation is performed for interim and annual
financial reporting. At the end of each reporting period, the
finance department holds discussion with the independent
valuer to verify major inputs to the independent valuation
reports. The finance department also assesses property
valuation movements when compared to the prior year
valuation reports.

At 31 March 2021 and 2020, the investment properties
are leased to third parties under operating leases, further
summary details of which are included in note 15 to the
financial statements.

At 31 March 2021, the Group’s investment properties with
an aggregate carrying value of HK$571,200,000 (2020:
HK$633,100,000) and certain rental income generated
therefrom were pledged to secure the Group’s general
banking facilities granted to the Group (note 29).

Further particulars of the Group’s investment properties are
included on page 219.

14.

Br R ¥Rk MY RE ()

31 March 2021
2 —F=A=1+—H

BREWRE ()

BREMEHBLEXSERBEMTHEE
EVEERRERAR(ZZT_FTF : Pz
BEMNMEBEMARATNR _-_T-_—F=A
=t+—RETER - MEHRE @A
BRI BRET = LB LA ER R S (EHE
TEH  YEERAARRGREREER -
SRR FEM B REETHER - EEE
RBEEMERFEETFRERGFRAMA
A e REMEHR - WS EB Y (hE
B - WREBUEERSNERSR
AR - BB T EMMERERL—FE
RERENEEETHE -

RZEZ—FR_ZT_FTF
HEYELSERPATE
DHBHRYBHRERME5 -

+—8 -
B

gF dm

MN-ZT-—#=A=+—0 A&£EET
#2818 5571,200,0008 T (Z S & :
633,100,000 70 ) 2 & EWZ - REME
EZETHSBACEREARNERER—
BIRTTRYE 2 R (FFEE29) o

AEEREMRZEMFBEHNE219R -
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Br % ¥Rk M RE ()

31 March 2021
—E-—F®=ZA=+—H

14. INVESTMENT PROPERTIES 14. REWE(E)
(CONTINUED)
Fair value hierarchy NEEER
The following table illustrates the fair value measurement TREAAEBERENE L ATEFTERE
hierarchy of the Group’s investment properties: & -

Fair value measurement
using significant
unobservable inputs (Level 3)
KAEAFTWEEH ASIEZ
AFEFE(E=ZE)

2021 2020
—E-—F —E_TF
HK$°000 HK$'000
THET FHIT
Recurring fair value measurement for: LEMERNTERTE
Commercial properties [l UES 571,200 633,100
Industrial property TEME - 21,000
571,200 654,100
During the year, there were no transfers of fair value FR - AV EAEHERE—EBRE_EZ
measurements between Level 1 and Level 2 and no transfers MEZE TEEE-EEAREH(ZZ=

into or out of Level 3 (2020: Nil). TF &) o
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0% & M ()

14. INVESTMENT PROPERTIES
(CONTINUED)

Reconciliation of fair value measurements categorised within

14. REYHE

31 March 2021

B2 —F=RA=+—H

(%)

DERAFEEBRE=Bz A AVEAEZY

Level 3 of the fair value hierarchy: BRINTN -
Commercial Industrial
properties property Total
R TEYE st
HK$’000 HK$’000 HK$’000
FAT FAT FAT
Carrying amount at 1 April 2019 RZ-Z—AFMWA—H
ZBREE 787,500 22,000 809,500
Additions NE 68,799 - 68,799
Disposals HE (135,000) - (135,000)
Net loss from fair value NEEFAREIBFE
adjustments (88,199) (1,000) (89,199)
Carrying amount at 31 March 2020 R-—ZE-_FEF=H=+—H
and 1 April 2020 RZ_Z_TFMHA—H
ZHREE 633,100 21,000 654,100
Additions NE 42,011 - 42,011
Disposals of subsidiaries HEWB QA (41,000) (21,000) (62,000)
Accrued rent-free rental income ~ Zit R AR A 1,630 = 1,530
Net loss from fair value AT ERAREEFE
adjustments (64,441) - (64,441)
Carrying amount at 31 March 2021 R-—ZE-—F=F=+—H
ZARHEE 571,200 - 571,200

Below is a summary of the valuation techniques used and the

key inputs to the valuation of investment properties:

Valuation techniques

EER%

Commercial properties  Direct comparison method

Elik/ES BEELBE
Industrial property Direct comparison method
IEMZE BELEE

TR E Y ELERRA 2 EETER

FTERABE
Significant
unobservable inputs Range or weighted average
EATUBRGAHE SEEZMETITH
2021 2020

—EC--F —EFF
Price per square feet GLEIENOECE  HK$27,000 to

HK$27,000 HK$80,000
FFARER 15,000/ T & 27,000 L2

27,000 7T 80,0008 7T
Price per square feet N/A HK$7,000

(ERLNEL

THEA

7,000/ 7T
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0% R & M ()

31 March 2021
—E-—4H=ZHA=+—H

14.

15.

INVESTMENT PROPERTIES
(CONTINUED)

As at 31 March 2021, the valuations of investment properties
were based on direct comparison method by reference to
comparable market transactions.

A significant increase/(decrease) in the price per square feet
in isolation would result in a significantly higher/(lower) fair
value of the investment properties.

LEASES
The Group as a lessee

The Group has a lease contract for office properties used in
its operation. Lease of the office property has a lease term of
three years. Generally, the Group is restricted from assigning
and subleasing the leased asset outside the Group.

(@) Right-of-use assets
The carrying amount of the Group’s right-of-use assets
and the movements during the year are disclosed in
note 13 to the financial statements.

14.

15.

BREWE ()

R-ZTF-_—F=ZA=1+—RH REVEIR
BERLEA(AIZ2ZAELEMERS)HE
1Tfh{E -

FFHREREFAEELENCRD)BLK
EYEZATEKNE LA (TH) -

HE
AEBEEREEA

AEBRARETEANBAIDENEES
Bl - MAMENHERRB=F - —&RiM
5 AEE A AAEEUIIALTEELD
HEEEE -

(a) FHEEE
AEBFRNFERAELEE FMERE
BRI TS SRR ST 13155 -
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15. LEASES (CONTINUED)

The Group as a lessee (Continued)
(b) Lease liabilities
The carrying amount of the Group’s lease liabilities

(included in other payables and accruals) and the
movements during the year are as follows:

Br R ¥Rk MY RE ()

31 March 2021
—E-—F=ZA=+—H

15. HE (&)
REBEAEBAE)
(b) HEERE

AEEFANHERBZREE(EREAR
RN IR M EER) REBNT

2021 2020

—E-—F ZE-EF

HK$’000 HK$’000

FTER FAT

Carrying amount at beginning of year 417 BREI{& 11,227 -

New lease s = 14,517
Accretion of interest recognised FRE RN EILIR

during the year 322 329

Payments (BN (5,109) (3,619)

Carrying amount at end of year FRZEEE 6,440 11,227

Analysed into: - K
Current portion mENE D 4,787
Non-current portion EMBNER 6,440

The maturity analysis of lease liabilities is set out in note
42 to the financial statements.

MEAEZ B D TEHR UM BERE
BEa2 o
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Br % ¥Rk M RE ()

31 March 2021
—E-—F®=ZA=+—H

15. LEASES (CONTINUED) 15.

The Group as a lessee (Continued)

(c) The amounts recognised in profit or loss in relation to
lease are as follows:

HE (&)
AEBEEREEA(E)

(c) MERERZHEEHEMESEMAT :

2021 2020
s ZEZTF
HK$°000 HK$’000
THET FAT
Interest on lease liabilities HEBEBZFE 329
Depreciation charge of right-of-use  {# AEEE ZFTEMX (5t A
assets (included in administrative THAX)
expenses) 6,547
Expense relating to short-term leases B HHE R THER —-Z
and other leases with remaining —EFE=A=+—HZH
lease terms ended on or before ERMNHEMBASEEHE AT
31 March 2020 (included in (FEATTEFX)
administrative expenses) 1,451
Total amount recognised in profit or  PIEFERZ 2458
loss 8,327

(d) The total cash outflow for the leases is disclosed in
note 36(c) to the financial statements.

(d) MEZRSREOBLENHMBHRRME

36(c)# 5 °
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31 March 2021
—E-—F=ZA=+—H

15. LEASES (CONTINUED) 15. HE (&)
The Group as a lessor rEEEREHEA
The Group leases its investment properties and properties AEBRBECEHETHIHEKLEMER
held for sale in Hong Kong under operating lease UREBZHIELHEYE - HEKRR—RE
arrangements. The terms of the leases generally require the SKEPEXMERES RRTECEHRERTM
tenants to pay security deposits and provide for periodic SEHHEESHE -
rental adjustments according to the then prevailing market
conditions.
Rental income recognised by the Group during the year was REBERFRNERHESIA A13,546,000
HK$13,546,000 (2020: HK$3,685,000), details of which are BIL(ZZE-F4F : 3,685,000/87T) © H#E
included in note 5 to the financial statements. — SR EFBHR I B RERMES -
At 31 March 2021, the Group had total undiscounted RZBEZ—F=ZA=+—0 ' AEBREKXK
minimum lease payments receivables by the Group in future HERIBE AP « TR HUEG S HERFE
periods under non-cancellable operating leases with its WoRBIR SR EFIBBEENT ¢

tenants are as follows:

2021 2020

—E-—fF —E_TF

HK$’000 HK$’000

FExT FAT

Within one year —FR 24,812
After one year but within two years —FZBEMFAN 23,653
After two years but within three years MERB=FA 18,052
After three years but within four years = FRENFA 1,848

68,365
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Bt %5

wRME(E)

31 March 2021
—E-—4H=ZHA=+—H

16. PROPERTIES UNDER DEVELOPMENT

Properties under development expected to be completed:

16. BEHRYE

FEETR T OISR R 2 ERP Y

Within the normal operating cycle included R IEEZEEBAR
under current assets
Beyond the normal operating cycle included #B381F % <iEEE -
under non-current assets

mBEE

FRBEE

A

BA

2021 2020
—E-—% —E-TH
HK$’000 HK$’000
FET FAET
3,326,177 2,001,086
1,594,960 1,475,902
4,921,137 3,476,988

Properties under development expected to be completed

EETRER S EBHATER MW@ 2 3R+

within the normal operating cycle and recovered: Y
2021 2020
—E-—F —ETHF
HK$’000 HK$'000
TERT FABT
After one year —F1& 2,001,086
Notes: Bt et -

(i)

(ii)

(iv)

During the year ended 31 March 2020, a write-down of properties
under development HK$3,842,000 was charged to profit or loss, which
was related to properties under development with carrying amount of
HK$20,000,000 as at 31 March 2020.

At 31 March 2021, the Group’s properties under development
with an aggregate carrying value of HK$4,892,517,000 (2020:
HK$3,448,368,000) were pledged to secure the Group’s general
banking facilities (note 29).

As at 31 March 2021, the leasehold land included in properties under
development in Hong Kong amounting to HK$4,229,568,000 (2020:
HK$3,145,310,000) had a remaining lease terms within 50 years.

Further particulars of the Group’s properties under development are
included on page 219.

(i)

(ii)

(iv)

BHE-Z-_ZTF=-A=+—HLEE  EEH
M 2 M $53,842,0008 TR EBEF K - &
BMREE_—_Z-EE=-F=+—-HEHEES
20,000,000 T2 B RFMEBR -

RZFEZ—F=A=+—80 AEEEE@
#fE % 4,892,517,000 8 L (=T =T F :
3,448,368,0008 7T ) 2 B R AP W E B EIPIERE
SEER—MRIRITRVE 2 BRI E29) -

R-ZTE-_—F=A=+—8 " st AZRTHE>
FE i 54,229,568,000/8 T (Z T T4 ¢
3,145,310,00087t) - EFHRBEHARAE +F 2
W °

ERAKRERRTMEZE-FHBERE219
Ho
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0% & M ()

17. PROPERTIES HELD FOR SALE

31 March 2021
—E-—F=ZA=+—H

17. HEHEYHE

2021 2020
—E-—F —ETHF
HK$’000 HK$’000
FET FABT

Carrying amount at 31 March

605,436 842,357

Notes:

(i)

(ii)

During the year ended 31 March 2021, a write-down of properties
held for sale of HK$80,000,000 (2020: HK$9,663,000) was charged
to profit or loss, which was related to a commercial property held for
sale with carrying amount of HK$580,000,000 as at 31 March 2021
(2020:HK$660,000,000).

At 31 March 2021, the Group’s commercial property held for sale with
a carrying amount of HK$580,000,000 (2020: HK$660,000,000) was
pledged to secure the Group’s general banking facilities (note 29).

Further particulars of the Group’s properties held for sale are included
on page 219.

(ii)

(ii)

HE_Z-_—=-A=+—ALEE D
& ¥ ¥ 2 #UF 80,000,000 T ( — B - T 4F -
9,663,000 L) EREmFR MK - BEKIE
£2 BF T & /45 580,000,000 T ( — T - T 4 -
660,000,000 7T) Z FHEL EREEMEEH -

R-ZB-_—F=ZA=+—R XEEEAER
580,000,000/ 7T (=% = F 4 : 660,000,000%
T ZFEEHEREECEMER A REER
—RRIRITREE PR (P EE29) -

BRASESIELENEZE - THBEANESE
219H -
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18. INVESTMENTS IN JOINT VENTURES 18. REGE X

Share of net assets EhEEFE
Loans to joint ventures BERTEEDRHE

2021 2020
—E-—F —ETHF
HK$’000 HK$’000
FET FAT
1,284,156 1,455,959
923,389 417,081
2,207,545 1,873,040

The amounts to joint ventures are unsecured, interest-free
and repayable on demand. In accordance with the terms
of the relevant loan agreements, the loans to Wonder Sign
Limited (“Wonder Sign”) and its subsidiaries (collectively
“WS Group”), Ease Mind Investments Limited (“Ease
Mind”) and its subsidiary (collectively “EM Group”) and CIFI
Property 202006 Limited (“CIFI Property”) bear interest at
rates ranging from 6% to 9.5% per annum and the loans to
Inspiring Star Limited (“Inspiring Star”) are interest-free and
these joint ventures have the sole discretion to determine the
repayment date of such loans, and therefore in the opinion of
the Company’s directors, these loans form an integral part of
the Group’s equity investments in the joint ventures.

AETENSTEAEERR 2BAFRE
SKIEE o IRIFAEREE K1 & 65K - Wonder
Sign Limited ( [ Wonder Sign | ) & = F}
B A (#M [ WSEKEME]|) - Ease Mind
Investments Limited([ Ease Mind ) 5 H [f
BAR (i EMEE |) & fBIEH E 202006
BERAR([BEME]) B ERZFH X
6% = 9.5% 5t & X Inspiring Star Limited
(I'nspiring Star|)WEFREE - MZEE
EREAEENBEAEZAERNERH
H WA RBIEERS  ZSERERAE
EReErENREREAKDBY
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18. INVESTMENTS IN JOINT VENTURES 18. RESE X (&)
(CONTINUED)
Particulars of the Group’s material joint ventures are as BEEEZSEEFBOT
follows:

Percentage of

Place of beneficial
incorporation/ interests
Particulars of registration and attributable to  Principal
Name issued shares held business the Group activities
B 81T AR, rEEENL
=1 RADFE BRREXBH BRgER IEEK
Wonder Sign Ordinary shares US$1 each BVI 50 Investment
holding
TRkEBR1ET KBEBRES REER
Ease Mind Ordinary shares of US$1 each BVI 40  Investment
holding
TERERIET REARRES REZK
CIFI Property Ordinary shares of US$1 each BVI 40  Investment
holding
18 ¥ th B TERERIET RERBARES REER
All these joint ventures are unlisted and indirectly held by FAZZEALNEAIE FTREADFRE
the Company and they are considered as material joint B BEWEAAEER Y ESBEALDE
ventures of the Group. These joint ventures, together with HEANE  BRENBATEENES
their subsidiaries, are principally engaged in the property WEYEBR R YWELE  WIRESEA
development and property investment in Hong Kong and are i

accounted for using the equity method.
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18. INVESTMENTS IN JOINT VENTURES 18.

(CONTINUED)

(@)

The following tables illustrate the summarised financial
information in respect of WS Group, EM Group, and
CIFI Property and its subsidiaries (collectively “the
CIFI Property Group”) and reconciled to the carrying
amount in the consolidated financial statements:

Current assets mENEE
Current liabilities mENA &
Net assets BEFE

Reconciliation to the Group’s

HEAKENAEREZ

U

interest in the joint venture: M ¥R

Proportion of the Group’s REBGEB AL LB
ownership

Group’s share of net assets of the ZREEfE(LES L2
joint venture BEFE

Loans to the WS Group/EM BEXFWSER
Group/CIFI Group EMEEJBIEHEEE

Carrying amount of the investment % & ~ BREE

Revenue &

Depreciation e

Interest income FEWA

Interest expenses MERXZ

Profit and total comprehensive KFEm A K&
income for the year ZEN BT

RESE L ()

(a) THRHFHIWSEE - EMEE KB EH
ENAWNBAR([BEMESSE]) 2
WBENSZHEGE U BHRE CER
BE¥ER

2021
—E_—F
WS Group EM Group CIFI Group
WSEE EMEE BEHERE
HK$’000 HK$’000 HK$’000
THET FTExT FERT

1,663,496 2,203,543 2,047,492
486,064 1,405,603 2,042,095

1,177,432 797,940 5,397

50% 40% 40%

588,716 319,176 2,159

55,724 334,613 510,959
644,440 653,789 513,118

3,168,502 4,398,914
= (8,832)

1,077 896
(4,894) (40,556)

333,886 1,005,540
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18. INVESTMENTS IN JOINT VENTURES 18. RESE X (E)

(CONTINUED)

(o)  The following tables illustrate the summarised financial (b) THRHFAMWSEE - EMEE - Oriental
information in respect of the WS Group, the EM Sunlight Limited & E i & 2~ 7] (5 18
Group, Oriental Sunlight Limited and its subsidiaries [OSEME |) - Milesville Limited & H
(collectively the “OS Group”), Milesville Limited and BB A R (4578 [ Milesville £ E |) &
its subsidiaries (collectively the “Milesville Group”) Inspiring StarE KB AR (55 [ISE
and Inspiring Star and its subsidiary (collectively “the B )2 B E R E RARE I WmER
IS Group”) reconciled to the carrying amounts in the Z BREEHE
consolidated financial statements:

2020
—TTE
WS EM 0S Milesville IS
Group Group Group Group Group
WSEE EM&E OS%EE Miesvile5El ISEE]
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
THT THT THT THT THT
Non-current asset FRBEE 12,493 21,266 740,000 862,577 249,600
Current assets mEEE 4,487,996 5,082,625 17,629 11,393 19,494
Current liabilities mEBE 2,160,404 4,090,380 6,242 3,845 231,009
Non-current liabilties FRBAR 958,233 - 425835 506,890 -
Net assets BEFE 1,381,852 1,013,511 325,552 363,235 38,085
Reconciliation to the Group’s HAEERELHEY
interest in the joint venture: BRI
Proportion of the Group’s AEBHEREATIELH
ownership 50% 40% 50% 50% 40%
Group’s share of net assets of ~ AEEEEEEE Y
the joint venture BERE 690,926 405405 162,776 181,618 15,234
Loan to the WS Group ERFWSEE 148,854 - - - =
Loan to the EM Group BN FEMER - 214,569 - - -
Loan to the IS Group ERFISEE - - - - 53,658
Carrying amount of the REZREE
investment 839,780 619,974 162,776 181,618 68,892
Depreciation wE (5,574) (9,665) = = =
Interest income FISHA 2,502 6,420 3 = =
Interest expenses e (105) (721) (14,950) (15,383) (1,784)
(Loss)/profit and total KEE(BR)/ 47
comprehensive income for REmeseE
the year (8,906)  (17,576) 4,468 25674 38,105
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18. INVESTMENTS IN JOINT VENTURES 18. RESE X (E)

(CONTINUED)

(b)  (Continued) (o) (&)
In the opinion of the directors, OS Group, Milesville EERAE HEZZT=Z—%=A
Group and IS Group are no longer considered as =—+—HIEFE » OSEE - Milesville
material joint ventures of the Group for the year SERISEBRTHERABLRARAEE
ended 31 March 2021, and therefore, summarised AEME - Al - OSEE - Milesville
financial information for OS Group, Milesville Group SERISSENEBE-_T_—F=H
and IS Group for the year ended 31 March 2021 is not =T HUEFEZHBEEREENE
presented in the financial statements. R BHREZS -

(c) The following table illustrates the aggregate financial ) THRFAAEEWFERNEZNEGE
information of the Group’s joint ventures that are not TESFTHTBER

individually material:

2021
—E-—F
HK$’000
FTER
Share of joint ventures’ profit and total SIEEELENFRENREZEK
comprehensive income for the year, net =HABRE TR 14,466
Aggregate carrying amount of the Group’s AEBREERFNKREREA

investments in the joint ventures 396,198
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19. DEBT INVESTMENTS AT FAIR VALUE
THROUGH OTHER COMPREHENSIVE
INCOME

31 March 2021
—E-—F=ZA=+—H

10. RAFEFAHMEZEAKREN
BRERE

2021 2020

—E-—F —ETF

HK$’000 HK$’000

THxT FHET

Listed debt investments, at fair value EHEREE  BAYE 315,968 315,210
Less: Listed debt investments included in & : st AIEREIEE Y

non-current assets FHEBRE (108,898) (315,210)

Current portion BN ERER {9 207,070 =

Notes:

(i)

During the year ended 31 March 2021, the Group acquired and
disposed of certain listed debt investments at fair value through other
comprehensive income of HK$112,689,000 (2020: HK$318,163,000)
and HK$126,609,000, respectively. As at 31 March 2021, the effective
interest rates of the debt investments ranged from 10.4% to 18.9%
(2020: 11.9% to 18.9%) and these investments will mature in years
from 2021 to 2023 (2020: from 2021 to 2022).

Impairment assessment of debt investments at fair value
through other comprehensive income

As at 31 March 2021 and 2020, none of the listed debt investments
were overdue and all of them were categorised within Stage 1 for the
assessment ECLs.

An impairment analysis is performed at 31 March 2021 and 2020 by
considering the ECLs, which are estimated by applying the probability
of default approach with reference to risk of default and losses given
default of the issuers or comparable companies. As at 31 March
2021, the probability of default applied ranged from 0.3% to 1.9%
(2020: 0.2% to 6.0%) and the loss given default was estimated to be
approximately 56.2% to 62.1% (2020: 51.2% to 57.3%).

(i

BE-T-_—F=-A=1+—HILFE  25H
KEREERAFEFALMEARSEZET
FHEBKEE DR A112,689,0008 T(=F =
T4 : 318,163,000/ 7T ) % 126,609,000# 7T ©
RZT=Z—F=ZA=+—0  EERENER
FEE104%E18.9%(ZT_FF : 11.9% %
18.9%) ZEREBE-_T=_—FFE=-_FT==
FR(ZZ=ZZTF S FE2-FT=--F)F
gqo

BEAVESAREERENEERE ZHEFT
&

R-B-_—R-_ZF-_FTE=A=+—H" FiF
thEBREGRAE  MAERBREDBAS
—FEBR AR TR ERER -

RZBZ—FR-Z-_TF=A=+—H8 " BB
EEBEHEEBRETHRES T MEHEES
B E B ERENR BRI 2 EEORR &%
TARALLARIR MR NBIBETHE - K2
Z—F=A=+—H BHBENTF0.3E1.9%
(ZZE=F : 02%ZE6.0%) * At ENEENA
56.2%%62.1%(ZF=FF :51.2%%57.3%) °
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19. DEBT INVESTMENTS AT FAIR VALUE 19. BEAFEFAHMBZEHKEH
THROUGH OTHER COMPREHENSIVE BEERE(E)
INCOME (CONTINUED)
Notes: (Continued) BteE - (&)
(i)~ The movements in the loss allowance for the impairment of debt (i) RAFEFAERMEERRNEBIRE 2 RER
investments at fair value through other comprehensive income are as BREESHOT
follows:
2021 2020
e —ETF
HK$’000 HK$’000
FET FAT
At beginning of year REA 8,241 -
(Reversal of impairment losses)/ CREEBERER) SRERE
impairment losses (6,051) 8,241
At end of year RER 2,190 8,241

20. FINANCIAL ASSETS AT FAIR VALUE

THROUGH PROFIT OR LOSS

20. BRNFEHFABENEHEE

2021 2020

—EB-—F —ETFF

HK$’000 HK$ 000

FExT FHET

Unlisted fund investments, at fair value FLETESKRE  BAFE 55,213 13,871
Less: Unlisted fund investments, at fair value ¥ : D AIEREBEEIE LT

classified as non-current asset EeEE  EBAVE (42,565) (13,871)

Current portion mehE 12,648 -

The above unlisted fund investments were mandatorily
classified as financial assets at fair value through profit or
loss as the contractual cash flows are not solely payments
of principal and interest. Details of the fair value hierarchy
of the financial assets at fair value through profit or loss are
set out in note 41 to the financial statements. Net gains on
fair value change in unlisted fund investments amounting to
HK$2,490,000 (2020: HK$2,017,000) were credited to profit
or loss during the year.

At 31 March 2021, the financial assets at fair value
through profit or loss that were denominated in US$ and
Japanese Yen (“dPY”) (2020: JPY), other than the functional
currencies of the respective group entities, amounted to
HK$42,565,000 and HK$12,648,000, respectively (2020: Nil
and HK$13,871,000).

P EFTESKREREANBESRETME
BAS RFE KA mEca s o EAUAF
Bt BESFH At AEHESNEMEE -
BAFEFABEZENEREENATFERE
%&E?F/\%EWHM%&%MT?M cJEtHES
HERNFEES 2 F W 52,490,000 T

—Z -4 2017,00087T)  ERNER
n‘l’k?ﬁﬁﬁ ®

R-E-—F=A=+—H '  UETKH
E(TEEND(ZZ=Z4F : HE)FHENXK
AFEFABENEGHEE(ZSELEEE
M ERIN) o Bl A42,565,000%8
TTM12,648,0008 L (Z T2 F : R
13,871,000/ 7T) °
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21. LOAN AND INTEREST RECEIVABLES 21. EIWERKEFE

2021 2020
—B-—F —TTF
Notes HK$’000 HK$’000
B aE FERT FAT
Loan and interest receivables ERE R EFE (a) 20,154 30,440
Mortgage loan receivables FEWIRIBE X (b) 36,352 22,086
56,506 52,526
Impairment allowance B2 (35) (155)
56,471 52,371

Less: Mortgage loan receivables B D ERIERBEEZ
classified as non-current assets RN E SRR HE (24,531) -
Portion classified as current assets HHERBIEE 235 31,940 52,371

Notes: Bt E

(a) The loan receivable is stated at amortised cost with an effective interest
rate of 2% per month (2020: 2%) and loan and interest receivables
of HK$15,019,000 (2020: HK$30,285,000) were secured by certain
equity interest of a company.

(b) Mortgage loan receivables are advances to purchasers of development
projects of the Group in Hong Kong and are secured by second
mortgages on the related properties. The mortgage loan receivables
are repayable with tenors not more than 3 years (2020: 4 years) at the
date of the statement of financial position and interest-free.

An impairment analysis is performed at each reporting date
by considering the ECLs, which are estimated by applying
the probability of default approach with reference to the risks
of default of the borrower. As at 31 March 2021 and 2020,
certain loan and interest receivables were secured by certain
equity interest of a company and related properties, which
have been taken into account as the mitigating effect in the
ECL analysis.

(8 BERERAEHEKAIE SAERMER
2% (ZZE=FF :2%)  MERKERF S
15,019,000 T(ZZE = F 4 : 30,285,000 T)
H—RARETREGEER -

(o) RERERBEFRAFTEEMUNEENERIEALZ
BREH BN - WARBYEZE —RIBER
o YRR ERARFBA N IE B B 3F
(Z2ZTF AF)ADHEE YRER -

REMEBH - BRERBEEEEIEERTT
BEDHT W%EHH{Zf?EﬁTEE‘@ZEFE}ﬂEZ’]
R ET 2 EGRABYRBETHE
RZEZ—FR-F-_FF=A=+—H "
BHETERRERFEH-BARETHE
wRIEEYEERE  YEEERESHEE
EEDMTRMERTE -
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21. LOAN AND INTEREST RECEIVABLES 21. EWERKRFE(H)
(CONTINUED)
The movements in the loss allowance for the impairment of ERREWRFERENBBREZS

loan and interest receivables:

2021 2020
—E-—F —ETF
HK$’000 HK$’'000
FHERT FHAT
At beginning of year REA) -
(Reversal of impairment losses)/impairment  CE{E# D) /R (E &8
losses 155
At end of year REFR 155
As at 31 March 2021 and 2020, all the balances were within R_B_—FR_F_ZBF=A=+—8"
their credit periods and were categorised within Stage 1 for ARSIV EEFEERRN - UHEHREEE
the measurement of ECLs. B 2RO BEESIERA -

22. PREPAYMENTS, OTHER RECEIVABLES 22, FEMNNE HttEWRER H

AND OTHER ASSETS BE
2021 2020
—E-——F —E-THF
HK$’000 HK$’000
FHExT FHT
Prepayments SN 15,556 62,675
Deposits (Note) e () 63,627 124,604
Other receivables (Note) ot pE Wk TE (BT ) 456,292 332,929
535,475 520,208
Less: Prepayments, other receivables and 3 : JI{EIERENEE 2 BN K
other assets classified as 18 - HAh WA &
non-current assets Hi&EE (285,367) (440,038)

Portion classified as current assets YWWEREBNEE 225D 250,108 80,170
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PREPAYMENTS, OTHER RECEIVABLES 22, FEIMIE  r Htt B IER HAth
AND OTHER ASSETS (CONTINUED) EE(E)
Note: Bt et -
Deposits and other receivables mainly represent deposits with vendors and ReREMEBRRELXZEEF 2R RRELEEL
receivables from counterparties which have no history of default. The financial R RGEF ZERFIE - ;A LGRS REE
assets included in the above balances were not overdue and categorised in WARBE - UHBEATERHREEBBZEER-R
Stage 1 for the measurement of expected credit losses. Where applicable, an BEREANEERENMEIRARREREZHEAR
impairment analysis is performed at each reporting date by considering the SEEITRED T (WER) - ERAEBMBEREGERE
probability of default and the timing and amount of future cash flows. Given BAGEBRBIAERERREESRBAERTERR
the Group has not experienced any significant credit losses in the past for ANBEERARZE RS MERFBEL ZEHEER
material receivable balances, the directors of the Company considered that EEREBETTEK -
the allowance for ECLs for these deposits and receivables is not significant.
COST OF OBTAINING CONTRACTS 23. BEEEHZRA
Cost of obtaining contracts represented the prepaid sales BREHZRAERIEEMEMIHHTER
commission paid in connection with the sales of properties. HEMS - AEBEER LN ESELR
The Group has capitalised the amounts paid and will HEEMEHESISRARERLF AMEE XD
charge them to profit or loss as the selling and distribution RS EESENESNG - BE T
expenses when the revenue from the related property Z—#F=A=+—HI1EFE 39,818,000/
sale is recognised. During the year ended 31 March 2021, T(ZZEZEF : 115,421,000 L) ERE
HK$39,818,000 (2020: HK$115,421,000) was charged to =R o
profit or loss.
CASH AND CASH EQUIVALENTS 04 BEBRESZEER
2021 2020
—E-—F —ETF
HK$’000 HK$’000
FET FHETT
Cash and bank balances R NIRTTHER 546,021 504,076
Time deposits TE HATE K 280,482 349,543
Cash and cash equivalents RERBREERIEE 826,503 853,619

At the end of the reporting period, the cash and bank
balances of the Group are denominated in Hong Kong
dollars. Cash at banks earns interest at floating rates based
on daily bank deposit rates. Short term time deposits are
made for varying periods of between one day and three
months depending on the immediate cash requirements of
the Group, and earn interest at the respective short term
time deposit rates. The bank balances and time deposits are
deposited with creditworthy banks with no recent history of
default.

RBER - AREZ2RE RIRTTEBHIAL
TLRTE - FRIRTT 2R SR E ARITFRA
RZFBFIRAERDAE - REERTFR
BAKEZABREHME  EF-BE=
BATE - WIRE B 2 5 TN R EREH
B o RITHRB K ERFRERN &I &2
MRSk 2 RIFEEIRTT -
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25. TRADE PAYABLES 25. FEJERRX
An ageing analysis of the trade payables as at the end of the BREHBFE  RREBRZEMNERERER
reporting period, based on the invoice date, is as follows: BT
2021 2020
—E-— —E-TH
HK$°000 HK$’000
FET T
Within 30 days 30HWR !!I 33,433
The trade payables are non-interest-bearing and have an BRI TETE - MFIEEEAS0R °
average term of 30 days.
26. OTHER PAYABLES AND ACCRUALS 26. HhENFERETER
2021 2020
—E-—& —EFTF
HK$’000 HK$’000
FET FHET
Other payables H A fE{S 5108 46,214 31,029
Accruals fEstE A 28,384 39,509
Lease liabilities (note 15(b)) HEEaREFIFE15 () 6,440 11,227
Deposits received and receipts in advance B UE] 4 R IEM A 12,440 12,004
93,478 93,769
Less: Other payables classified as B PIEIERBIAE Y
non-current liabilities H b AT 5RIE (1,480) (6,441)
Current portion BNEAER 5 91,998 87,328
Other payables are non-interest-bearing and are normally HEiEAZRIBI RS - M— RN —FRE

settled within one year. fif o
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27. DERIVATIVE FINANCIAL INSTRUMENTS

Br R ¥Rk MY RE ()

31 March 2021
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27. STEEMIA

Liabilities
=R
2021 2020
—E-—F —ZE-F

HK$°000 HK$’000

FET FET

Interest rate swaps F = S HA 18,230 4,401
Less: Portion classified as non-current B DBEARERBEBETS

liabilities (12,874) -

Current portion mehE o 5,356 4,401

The Group has entered into various interest rate swap
contracts to manage its interest rate exposures. These
interest rate swaps are not designated for hedge purposes
and are measured at fair value through profit or loss. A net
loss on fair value changes in interest rate swaps amounting
to HK$20,392,000 (2020: HK$4,401,000) were charged to
profit or loss during the year.

Derivative financial instruments of the Group were conducted
with creditworthy banks.

28. CONTRACT LIABILITIES

Contract liabilities represent advances received from buyers
in connection with the Group’s pre-sale of properties as
established in the property sales contracts. The decrease

in contract liabilities was mainly due to the delivery of

properties in the current year.

REBE DRI Z DM R G H LB R T &
B o 72 EF| Kim BIN SEFE TE(EER RS -
WIE A EFFABRTE o F|XBE 2 AF
B E1EF 520,392,000 L (T -
£ 1 4,401,000 ) R EALIBR N ©

AEEHITAS BRI AT MBBEERTH
SRITHEAT °

28. EHAEE

ENABREIMEHESOMBAKEEE
YERRE S FELBBOFIR - BHAERIE
DEBRRAFAYRRMAFTES -
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29. INTEREST-BEARING BANK AND OTHER  29. st ESBRITRHEMER
BORROWINGS

2021 2020
“B--F 22
Contractual Contractual
interest interest
rate (%) Maturity HK$'000 rate (%) Maturity HK$'000
ENFE%) HEHR THT ANME(%)  HAHR THT
Current; B -
Bank loans - secured FIET-HER HIBOR+(1.2-1.79) 2021-2022 or rEIREE HIBOR+(1.2-1.79)  2020-2021 or 68,563
on demand on demand
ERRTAZKE C—B--F BEROAZERE —Z-%F
+(1.2-1.79) B-B-C H1.2-179) E-FT-—#
FHRER HEER
Bank loans - unsecured  FTEE-EIEE G0 TURLEA WP E X SN VYA HIBOR-+(1.95-2.05) 2020-2021 or 228532
on demand on demand
FRBTEAZLKE —B=-F EARIRERE —Z-%F
+(1.95-2.05) E=F== +1.95-2.065) E-B-—%
FRER FIRER
Long term bank loans REXBEZRD HIBOR+(1.4-1.5) On demand L EEZE HIBOR+(1.25-1.55)  On demand 796,582
repayable on demand - $17EH
secured -BHEA
ERBTRERE REX BERTAERE REX
+(1.4-1.5) +{1.25-1.55)
1,953,857 1,093,677
Non-current; JEBNER -
Bank loans - secured RITER-EHEA HIBOR+(1.2-1.79)  2022-2024 EEERS HIBOR+(1.2-1.79)  2022-2024 1,261,002
ERBTE%EE —B--£2 RERTAERE —T-2%2
+H1.2-1.79) —Z-QmE H12-179) —E-ME
Bank loans - unsecured  R{TE —EEHE HIBOR+2.05  2022-2024 1,597,298 HIBOR+2.05  2021-2022 1,015,533
FRBTEALKE C—B-ZF FAFIRERE —E--F
+205 E-E_MF +205 EZFzZ
Other loans - unsecured ~ Ei &3 — EIL IR 2022-2023 202,270 6 2022-2023 198,970
—g-- 6 —ZT-=
BE-E-= R-T-ZF
2,945,349 2,475,505
Total it 4,899,206 3,569,182
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29. INTEREST-BEARING BANK AND OTHER 29. st ESRITRHEMER(E)
BORROWINGS (CONTINUED)

2021 2020
—E-— —E-FF
HK$’000 HK$’000
THERT FET
Analysed into: R
Bank loans repayable: ARUTERERZ
IRITEK
Within one year or on demand (note) —FERRIRERK (M) 1,953,857 1,093,677
In the second year FE_F 1,036,292 1,039,056
In the third to fifth years, inclusive EZFZFERTF
(BREERMF) 1,706,787 1,237,479
4,696,936 3,370,212
Other loans repayable: ARUTHREEREZ
HER
In the second year F_F 202,270 -
In the third to fifth years, inclusive F-EZERF
(BEBERSE) 198,970
4,899,206 3,569,182
Note: As further explained in note 42 to the financial statements, the Group’s BT : BB MR T4 — S ME  AEEAH
term loans with an aggregate amount of HK$748,125,000 (2020: 748,125,000 7T (Z T =T : 796,582,000/%
HK$796,582,000) containing a repayment on-demand clause have T ZEHEF(HEREREEER) EIER
been classified as current liabilities. For the purpose of the above BEE pmLilisTms @ ZEERETARE
analysis, the loans are included within current interest-bearing bank BHRTERRIWE—FANIIRERKERE 2 RITE
loans and analysed into bank loans repayable within one year or on e

demand.
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29.

INTEREST-BEARING BANK AND OTHER 29. st ESRITRHEMER(E)

BORROWINGS (CONTINUED)

At the end of the reporting period, the maturity profile of REIEER - RERpRETERBH - 5

interest-bearing loans based on the scheduled repayment BEERCEBBROT ¢

dates set out in the loan agreements is as follows:

2021 2020
—B-—F —EEF
HK$’000 HK$'000
THET FHT
Bank loans repayable: AR TEEEEE 2
IRITE
Within one year —F R 1,871,660 297,095
In the second year F_F 1,072,422 1,764,121
In the third to fifth years, inclusive FZEFERF
(BREEMSF) 1,752,854 1,308,996
4,696,936 3,370,212
Other loans repayable: AR TERBEE 2 EM
B
In the second year B _F 202,270 -
In the third to fifth years, inclusive FZEFRHF
(BEEEMRT) 198,970
4,899,206 3,569,182

Notes: B3 -

(@)  Certain bank loans of the Group are secured by the Group’s leasehold (a) AEBETROTEZUAEBZHETHRESR
land and owned buildings (note 13), certain investment properties and BF(ME13) ETREMERARSREYE
certain rental income generated therefrom (note 14), certain properties EEZATHSWA(MF14) BTERTYE
under development (note 16), certain properties held for sale (note (KHisE16) ~ BEFIHELEWE (MFH17) RBER
17) and share charges in respect of the equity interests in certain NEVE T B A Rz AAE 2 B & #8 (B k1) 1
subsidiaries of the Company (note 1). R o

(o) Al bank loans of the Group bear interest at floating interest rates and (b) AEBZABRITERGRZEF R B RGN
are denominated in Hong Kong Dollars. BITETE ©

() All other loans of the Group represent the loans advanced from the (0) AEBEMEEMEREAEBETHERR ZIE

non-controlling shareholders of certain subsidiaries of the Group.

BERERBN ZER
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30. DEFERRED TAX 30. IELERIE
The components of deferred tax liabilities and assets during FRNELERIBEEREE ZHEKAET :

the year are as follows:

Deferred tax liabilities EEHEEE
Depreciation
allowance in
excess of
related
depreciation
i
BBEEZ
mERE
Notes HK$’000
B 5E FHT
At 1 April 2019 RZZE—-NFMA—H 1,460
Deferred tax credited to profit or FRFTAEB R ZELERIE 10
loss during the year (466)
At 31 March 2020 and 1 April 2020 RZBEZTF=A=+—8BK
—E-FFYA—H 994
Deferred tax credited to profit or FARFFABE ZIBLERIE 10
loss during the year (140)
Disposals of subsidiaries HEHBA R (288)

At 31 March 2021 BWom-—_E=A=+4+_p m
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30. DEFERRED TAX (CONTINUED) 30. JEFERIE (&)
Deferred tax assets BEBEEE
Losses
available for
offsetting
against future
taxable profits
ATE 85 AR 3R
FERB
R FZ B R
Notes HK$'000
ik TR
At 1 April 2019 RZE—NFEMA—H 23,041
Deferred tax charged to profit or FRNKREEE CBELERIE 10
loss during the year (28,041)
At 31 March 2020 and 1 April 2020 RZIBZZEF=ZA=+—HK
—ZE-TFMA—H =
Deferred tax charged to profit or FRMBREEE CBLERIA 10
loss during the year -
At 31 March 2021 RZZE_—F=A=+—H -

The Group has tax losses arising in Hong Kong of
HK$209,908,000 (2020: HK$166,610,000), subject to the
agreement of the Inland Revenue Department, that are
available indefinitely for offsetting against future taxable
profits of the companies in which the losses arose. Deferred
tax assets have not been recognised in respect of these
losses as they have arisen in subsidiaries that have been
loss-making for some time and it is not considered probable
that taxable profits will be available against which the tax
losses can be utilised.

AEEERBEAETIEEIE209,908,000/%
TL(ZE=FF :166,610,000/8 7T ) (AR FH
BRRARE) H AJERIERHEREER
ZRRZARERFEF o NEEW EFZ
EEERRECHBEAE - NHERZSER
it — BRI ESEEZNBRAREL B
WR B B FE R B S I m] AR S5 7 18
18 -



i

WERRAR —ZE-—FF¥H 185

NOTES TO FINANCIAL STATEMENTS (CONTINUED)

31. SHARE CAPITAL
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31. B

2021 2020
—E-—F —E-TF
HK$’000 HK$'000
FET THET

Authorised: ERE
50,000,000,000 ordinary shares of
HK$0.001 each

50,000,000,0000% &A% EI{E
0.001B Tz il

50,000

Issued and fully paid:
15,200,000,000 ordinary shares of
HK$0.001 each

BEITRER
15,200,000,0004%
0.0018 T2 L imi

FREE

15,200

32. SHARE OPTION SCHEME

The Company operates a share option scheme (the “Share
Option Scheme”) for the purpose of providing incentives
and rewards to eligible participants who contribute to the
success of the Group. Share options may be granted to any
director or proposed director (whether executive or non-
executive, including independent non-executive director),
employee or proposed employee (whether full-time or part-
time), secondee, any holder of securities issued by any
member of the Group, any person or entity that provides
research, development or other technology support or
advisory, consultancy, professional or other services to
any member of the Group or any substantial shareholder
or company controlled by a substantial shareholder, or any
company controlled by one or more persons belonging to
any of the above classes of participants. The Share Option
Scheme became effective on 9 August 2016 and, unless
otherwise terminated earlier by shareholders in a general
meeting, will remain in force for a period of 10 years from that
date.

Purpose
The purpose of the Share Option Scheme is to provide

incentives and rewards to eligible participants who
contribute to the success of the Group’s operations.

32. BRAETE

ARmlRAEBERESE (TBRESTS])
BRRREAREZERNELERZ & EE
SEERL T 2R SR o BN R TEM
EERREES(TWBITHIENT - B
BILIERNT E%) EEXFEFRE (THm
%Hﬁk‘k%ﬂé&) AEET - AEEEAIKE
R PTEITRE %ZEHH%/\ QEN-SEES
IR B R AR AT IE - M S AR STR
kAR uaE’EUEEF'uEJ E}%ﬁﬁi\{mﬁﬁi‘%ZEﬁ
AT BB ERRN BT ERRE
Bz RA) - HAERB—RRALBR LR E
ﬂ EE'J//J\:H [PNCIRS o R )i
“E-RFENANBER - BRIEBRRNIRE
R LRI - TR A Z AR T4
HIR AR AR

B8

FERERT 8| B M RMB ARERIE 2N E
HER A ERSEER T RE LR -
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32. SHARE OPTION SCHEME (CONTINUED) 32. R#EsH2I(&)

Maximum number of shares available for
subscription

Pursuant to the Share Option Scheme, the maximum
number of share options that may be granted under the
Share Option Scheme and any other share option schemes
of the Company is an amount, upon their exercise, not in
aggregate exceeding 30% of the issued share capital of the
Company from time to time, excluding any shares issued on
the exercise of share options. The total number of shares
which may be issued upon exercise of all options to be
granted under the Share Option Scheme and any other
schemes shall not in aggregate exceed 10% of the number
of shares in issue, as at the date of approval of the Share
Option Scheme limit or as refreshed from time to time.

Maximum entitlement of each participant

The maximum number of shares issuable under share
options to each eligible participant (except for a substantial
shareholder or an independent non-executive director or
any of their respective associates) under the Share Option
Scheme within any 12-month period is limited to 1% of the
shares of the Company in issue at any time. Any further grant
of share options in excess of such limit must be separately
approved by shareholders with such eligible participant and
his associates abstaining from voting.

Share options granted to a director, chief executive or
substantial shareholder of the Company (or any of their
respective associates) must be approved by the independent
non-executive directors of the Company (excluding any
independent non-executive director who is the grantee of the
option). Where any grant of share options to a substantial
shareholder or an independent non-executive director (or
any of their respective associates) will result in the total
number of shares issued and to be issued upon exercise
of share options already granted and to be granted to such
person under the Share Option Scheme and any other
share option schemes of the Company (including options
exercised, cancelled and outstanding) in any 12-month
period up to and including the date of grant representing
in aggregate over 0.1% of the shares in issue, and having
an aggregate value, based on the closing price of the
Company’s shares at each date of grant, in excess of
HK$5 million, such further grant of share options is required
to be approved by shareholders in a general meeting in
accordance with the Listing Rules. Any change in the terms
of a share option granted to a substantial shareholder or
an independent non-executive director (or any of their
respective associate) is also required to be approved by
shareholders.

ARRBEZROHE LR

RIBBEES S - EBRE 8 AR RN
M EMbBRET ARG 2 BIREHRAE L
R ARZSBREETERSATBEAER
RAETKRBEEITRAZ30% « EH A RR
FERREITER TR T 2 EM A - RIFRE
Bt 8 RAT A E At 8% 2 A R A
BiTER - AIREBETZRODBES KGR
B HLEB IR BIR B (TR EEHR
B)RHEHTRMNEE 210% °

HE2HEZRAER

RIZBRAERT S EERT—EASRE - 7]
HEREZRTTRAER2EE(REIER
REBIIFATEETHRES A 2EAIHE
AN Z B 8B £ BR PAZR 2 B i E fa] B P
ERTRNDZ1%BMR - HBEZRE - Al
#E— SR A ERER - MAKBRIRBY
o MABAERSEERREZMEA
BNENER -

BRYARNBIESE  TETHRAEBHFTERSR
(IHESAZETMBEAN) 2BRENE
KRN RBNIERITE S E (T REEN
SEBREARAZBYIENITESE) i
RO EREBRE T ERBBLIENITE
E(HRES A2 TBEN)BERNEE
FeERHEz2 I+ @AM - B
REAR AT B B AR A AT H b B AR AE 51 2 )
ZEANTERERBEREZERE(BEER
1 - BEEEERITEERE)EITERD
BITRBBEITZRODBHAE BB ETR
H201% @ MEREBEAQNGNESE L B H
2B TERE - #EHE5,000,000/%8
70 AARE ETAR A - E— SR IR
ERRRPBRRREHE - R EERRHTE
VIHERTER(RFEESHZERMBBRA)Z
BERE Z G INB T EE - RERESKRE
HEfE o
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32. SHARE OPTION SCHEME (CONTINUED)

Basis of determining the exercise price

The option price per share payable on the exercise of an
option is determined by the directors, provided that it shall
be at least the highest of:

(i) the closing price of the shares as stated in the daily
quotation sheet issued by the Hong Kong Stock
Exchange at the date of offer of grant (which is deemed
to be the date of grant if the offer for the grant of a
share option is accepted by the eligible person), which
must be a business day;

(i) the average closing price of the shares as stated in
the daily quotation sheets issued by the Hong Kong
Stock Exchange for the five business days immediately
preceding the date of offer of grant, provided that the
option price per share shall in no event be less than the
nominal amount of one share; and

(i)~ the nominal value of a share of the Company.

An offer for the grant of share options must be accepted
within 30 days from the date on which such offer was made.
The amount payable by the grantee of a share option to
the Company on acceptance of the offer of the grant is
HK$1.00.

Share options do not confer rights on the holders to
dividends or to vote at shareholders’ meetings.

No share option has been granted since the adoption of the
Share Option Scheme.

Br R ¥Rk MY RE ()

31 March 2021
2 —F=A=1+—H

2. BIRRESTE ()

BETEEZEE

TR IRER 78 T 1 <« TR AR 17 2 B AR A
BEBAZEEFRE  WAZLPR TR Z&S
¥

() EBHRLABHCGERERATEMERH
BhEZEZY  AIREERLBEHE
AV ARERR)ERE B PITIE
Z BHE 2 BB TIE

(i) BEFBHARLEHAIAMELERRN
TP T 2 BRKR 2B
Wi fE - ek ZEREERE
ERBERTAFER-BREKMNZH
B: R

iy ARE’GHZEE
BRHBREZEHNANMEREA HEE

30H MERM - BIREARANEAR N
BHE - ARANQBHM1.008TT -

FEREY T TR A AMEBUR B S AERRK
g LRRZER -

BRI R S AR B R B AR
R
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33. RESERVES

The amounts of the Group’s reserves and the movements
therein for the current and prior years are presented in the
consolidated statement of changes in equity on page 88 of
the financial statements.

(i)

(ii)

(iii)

Contributed surplus

The Group’s contributed surplus comprises the
deemed capital contribution arising from (i) the
difference between the consideration amounted to
HK$496,443,000 and the aggregate shareholder’s
loans amounting to HK$2,047,989,000 assigned
by Earnest Spot to the Company pursuant to the
reorganisation of the Company in connection with
the listing of the shares of the Company on the
Stock Exchange (the “Reorganisation”); and (ii) the
differences between the considerations and the net
asset value of the subsidiaries disposed of to WOG and
its subsidiaries (but excluding the Group) pursuant to
the Reorganisation.

Capital reserve

The Group’s capital reserve represents the difference
between the consideration and the carrying amount of
non-controlling interests acquired or disposed of.

Merger reserve

The merger reserve of the Group represents the
difference between the total consideration transferred
for the acquisitions of subsidiaries through business
combinations under common control and the carrying
amount of the assets acquired, liabilities accrued and
pre-acquisition reserves combined by the Group.

33. k&

ERARERAEE RBEFE Y HELE
BRESBE 2IIRAFRESE 2 A
HEBER -

(i)

(ii)

(iii)

BERAR

AEBEEHBHBIERERE T3
FHEZEE (/R ES%E496,443,000
7 JT BAEarnest SpotiR 5 B AR A &) %
MRBR ETM BB AR EAR
(TEH)EZRTARGZBREERE
%62,047,989,000/8 Tt 22 =8 &
(RELEREEARNEZNEWE R
A(TERAEE)LENBARICE
EFEZHEZEZRE -

B A

AEEzENFRERERE KBS
HEZIHERERREE R Z5 -

BOtRE

AEEZ A HERERELRZESE
BEBAHWBHBRARER AR
BHEAKEEE  RFFABRAKHE
Aotz RERNFERZREEZRAZE
B
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34. PARTLY-OWNED SUBSIDIARIES 4. BEERFERERZHBIES
WITH MATERIAL NON-CONTROLLING B AT
INTERESTS
Details of the Group’s subsidiaries that have material non- BEHEREERER 2 ANEENBRRFE
controlling interests are set out below: AT
2021 2020
—B-—F —EEF

Percentage of equity interest held by
non-controlling interests:
New Rich
Grandwall
Golden Noble Investments Limited
(“Golden Noble”)

IR 2

Profit/(loss) for the year allocated to non-

controlling interests:
New Rich
Grandwall

Golden Noble

Accumulated balances of non-controlling

interests at the reporting date:
New Rich

Grandwall

Golden Noble

BoO
BERS 40%
= 40%
Golden Noble
Investments Limited
(I Golden Noble ) 30%
2021 2020
—E-—F —ZToTF
HK$’000 HK$’000
Tt FiE
IIERERE DAL
FRmA(EE)
BERS 6,598
= A0 8,303
Golden Noble (340)
FERERNREBHZ
ZEHEEER
BERS 9,718
STl 33,992
Golden Noble (1,049)
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34. PARTLY-OWNED SUBSIDIARIES

(. FEERFEREZ2HIESR

WITH MATERIAL NON-CONTROLLING S AR (&)

INTERESTS (CONTINUED)

The following tables illustrate the summarised financial TREY LAMB AR MBERBE -
information of the above subsidiaries. The amounts B AR AR K E AR F B

disclosed are before any inter-company eliminations:

New Rich
BERS
2021 —E-—F HK$’000
FET
Revenue WA
Total expenses > 48 %8
Loss and total comprehensive loss for the year 18 & 2 HE B 4%
Current assets MBNEE
Current liabilities meEaE
Non-current liabilities EmEatE
Net cash flows from operating activities BEEBBREREFHE 3,125
Net cash flows used in financing activities BEEBFTARESREFRE (47,124)
Net decrease in cash and cash equivalents BeMReERBEB R FHE (43,999)
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34. PARTLY-OWNED SUBSIDIARIES
WITH MATERIAL NON-CONTROLLING
INTERESTS (CONTINUED)

Br R ¥Rk MY RE ()
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4. BRERFEREZ 2B ESR
B B8 2 B (4]

Golden Noble New Rich Grandwall

Golden Noble BEBS = A0
2020 —ETF HK$’000 HK$’000 HK$’000
FHET FHET FHEIT
Revenue A - 20,028 25,983
Total expenses > 4858 (1,132 (3,634) (5,226)
Profit/(loss) and total FrmM, (EiE) &
comprehensive income/(loss) 2EWE(BE)EE
for the year (1,132) 16,494 20,757
Current assets RENEE 1,127,361 75,481 190,409
Current liabilities MEAE (559,175) (51,186) (105,430)
Non-current liabilities EMBEE (571,680) - -
Net cash flows from/(used in) RS (FTA)
operating activities REMEFHE 220,432 (98,934) (34,862)
Net cash flows from/(used in) mESEBTE, (FrA)
investing activities REMEFHE (220,114) 876 1,287
Net increase/(decrease) in cash R4 RIS ZRIER
and cash equivalents by jipEst=c] 318 (98,058) (33,575)

In the opinion of the directors, as a result of Grandwall’s dividends
paid to non-controlling interests amounting to HK$32,800,000 for the
year ended 31 March 2021, with the consideration of the accumulated
balances of non-controlling interests at 31 March 2021, Grandwall
and Golden Noble are no longer considered as a non-wholly owned
subsidiary with material non-controlling interests of the Group.
Therefore, the summarised financial information of Grandwall and
Golden Noble for the year ended 31 March 2021 are not presented in
the financial statements.

EEZRA ARENAEERERRNEE_Z
——F=A=1+—HIFEHARE32,800,000%
T EEEEREREN - E - —F=A=1+—H
M 2FHEHRRE - ST KEGolden Noble ™
WEAAEESEEAERESNIEZERS
B AR o #Uk » &M EGolden NobleWEZE—
T FZA-+ - ALFENVEERBEEYS
& 25| RIS HRE -
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35. DISPOSALS OF SUBSIDIARIES 35. HEMNBAR

For the year ended 31 March 2021 BE-_Z-_—F=A=+—HLEFE
Details of the net assets of the subsidiaries disposed of to AEEHENNBRAREEFERENKE
independent third parties during the year and their financial ZIEEHAAOT
impacts are summarised below:
City Global
Limited Longable
(“City Limited
Global”) (“Longable”) Total
RABHRAT BABRFRLE
(T=#:1) (FBA=E D) e
HK$’°000 HK$’000 HK$’000
FERT FTERT FTER
(note (a)) (note (b))
(P =E(a)) (B ¥ (b))
Net assets disposed of: BEHEEESFE:
Investment properties wEYE 21,000 41,000
Deferred tax liabilities BEER A E E (218) (70)
Deposits received and BElkZzesREMERE
other liabilities (140) (523)
Tax payable JE 1 B 18 = (54)
40,353
Professional fees and expenses EEXBRALAKAYX 900
Gain on disposals of subsidiaries H &M B A 7 2 H = 24,970
66,223
Satisfied by: X 750k
Cash R e
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35. DISPOSALS OF SUBSIDIARIES
(CONTINUED)

For the year ended 31 March 2021 (Continued)

An analysis of the net inflow of cash and cash equivalents for
the period in respect of the disposals of subsidiaries are as
follows:

Cash consideration Be& KB
Professional fees and expenses BEEERLHEX
Net inflow of cash and HEMBARIZEE R

cash equivalents in respect of

the disposals of subsidiaries

ReERBABRAFRE

Notes:

On 2 July 2020, the Group entered into a provisional agreement
for sale and purchase with an independent third party to dispose
of entire equity interest in City Global for a total consideration of
HK$27,000,000. City Global Limited was principally engaged in
property investment in Hong Kong. The transaction was completed on
31 August 2020.

On 15 May 2020, the Group entered into a provisional agreement
for sale and purchase with an independent third party to dispose of
entire issued share capital of Longable for a total consideration of
HK$66,800,000. Longable Limited was principally engaged in property
investment in Hong Kong. The transaction was completed on 15
September 2020.

Br R ¥Rk MY RE ()

31 March 2021
—E-—F=ZA=+—H

5. HEKEAR (&)

BE-S--F=A=+-HLEE

(&

~

EFRLEMBARNESMREEREAR
ANFEIIAT

City Global Longable Total
RF BAE FEEL
HK$’000 HK$’000 HK$’000
FET FERT FTERT
(note (a)) (note (b))
(Ff=E(a)) (FizE(b))

66,223
(900)

93,083
(1,400)

() R-E-_TF+A-H AEBE—EBIE=
FR R E SRS  NHERFE2MEE R
{B#2%8 /27,000,000 7T - RIBBR AT EEH
EEAYERE - ARARSER=ZZ=ZFN\A
=+—HZEKX

(b) RZZ-ZTFRAA+HA  FEEE—ZBUSE
ARV BRREERE  ALERESBEHT
A - R{B 485 566,800,000/ 7T - BABER D
RAIEENEFBMERE - BARSHER=Z=
ZFENA+TRBREK °
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35. DISPOSALS OF SUBSIDIARIES 35. HEMBATR (&)
(CONTINUED)
For the year ended 31 March 2020 BE2_Z_FTF=A=+—HLFE
Details of the net assets of the subsidiaries disposed of to FRANENHBAREEFERNBHZEF
independent third parties during the prior year and their Bt

financial impacts are summarised below:

Milesville

OS Group Group IS Group Total
Milesville

OS&HE &5 ISEE mEt

HK$’000 HK$’000 HK$’000 HK$’'000
FAT FHET FABT FAT

(note (a)) (note (b)) (note (c))

(M5t @)  (FEE(D)) (PR ZE(c))

Net assets disposed of: EREEEFME:
Deposits and Bz E Rk
other receivables 78 U 3k E 65,300 78,000 30,680 173,980
Prepayments 8~ X I8 55,634 4 26,152 81,690
120,834 78,004 56,832 255,670
Professional fees and EXBEHAMAX
expenses 920 490 = 1,410
Gain/(loss) on disposal of HEWBRAAZ
subsidiaries Wz (B 18) (920) (490) 21 (1,389)
120,834 78,004 56,853 255,691
Satisfied by: XA
Cash Re 60,417 39,002 34,120 133,539
Fair value of the following AT HRESRFE
equity interests as RREEREDN
interests in joint ventures ¥E 2
- 50% equity interest in —HROSKk E #950%
the OS Group i 1 60,417 = = 60,417
- 50% equity interest in — A Milesville &
the Milesville Group #950% P #E = 39,002 = 39,002
— 40% equity interest in — R ISE B #40%
the IS Group % #E - - 22,733 22,733

120,834 78,004 56,853 255,691
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35. DISPOSALS OF SUBSIDIARIES HEMHE QT (&)
(CONTINUED)
For the year ended 31 March 2020 (Continued) BE-_Z-_ZEF=-HA=1T—HLEE
(&)
An analysis of the net inflow of cash and cash equivalents in EHEBEESMREZERBERAFEIMD
respect of the disposals of subsidiaries are as follows: T
Milesville
OS Group Group IS Group Total
Milesville
OS&E £E ISEE 5T
HK$’000 HK$’000 HK$'000 HK$’000
T FHIT T THBT
(note (a)) (note (b)) (note (c))
(Fff5E(a)) GEA®) (FiFEE(c))
Cash consideration WeERE 60,417 39,002 34,120 133,539
Professional fees and EEERLEAX
expenses (920) (490) - (1,410)
Net inflow of cash and cash HEWEB AT 2
equivalents in respect of BehkBESER
the disposal subsidiaries HERAZERE 59,497 38,512 34,120 132,129
Notes: Bz -

(@) On 29 April 2019, the Group entered into a sale and purchase
agreement with an independent third party to dispose of 50% equity
interest in Oriental Sunlight for a total consideration of HK$60,417,000.
The OS Group was principally engaged in property investment in
Hong Kong. The transaction was completed on 6 May 2019. Upon
completion of the disposal, Oriental Sunlight ceased to be a subsidiary
of the Group and was owned as to 50% by the Group and 50% by
the purchaser and Oriental Sunlight was then accounted for as a joint
venture of the Group.

(@ R-E-—AFMA-+HIE AEFRE-ELBET
B=HFILEBEH#H - L & Oriental Sunlight
50% f% ¥ - (B 42 %8 560,417,000 7T ° OS
SEFEREFTEVERE - FERHER
ZE-NFRANAEK HEEBEEKE -
Oriental Sunlight "B AR EEWB QR © I
AASERERDBIEAL50%KR50%Es « M
Oriental Sunlight L & # 18 R AN KB & & B EA
,EE o
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35. DISPOSALS OF SUBSIDIARIES
(CONTINUED)

For the year ended 31 March 2020 (Continued)

Notes: (Continued)

(o)

On 21 June 2019, the Group entered into a sale and purchase
agreement with an independent third party to dispose of 50% equity
interest in Milesville for a total consideration of HK$39,002,000. The
Milesville Group was principally engaged in property investment in
Hong Kong. The transaction was completed on 21 June 2019. Upon
completion of the disposal, Milesville ceased to be a subsidiary of
the Group and was owned as to 50% by the Group and 50% by the
purchaser and Milesville was then accounted for as a joint venture of
the Group.

On 26 July 2019, the Group entered into a shareholders’ agreement
with two independent third parties to dispose of 60% equity interest
in Inspiring Star by way of capital injection of an aggregate amount of
HK$34,120,000 by the partners. The IS Group was principally engaged
in property investment in Hong Kong. The transaction was completed
on 26 July 2019. Upon completion of the disposal, Inspiring Star
ceased to be a subsidiary of the Group and was owned as to 40% by
the Group and 60% by the purchasers and Inspiring Star was then
accounted for as a joint venture of the Group.

36. NOTE TO THE CONSOLIDATED
STATEMENT OF CASH FLOWS

(a) Major non-cash transactions

During the year ended 31 March 2020, the Group had
non-cash additions to right-of-use assets included in
property, plant and equipment and lease liabilities of
HK$14,517,000 and HK$14,517,000, respectively,
in respect of the lease arrangement for the office

property.

35. HEMEA R (&)

BE-®-®F=A=t+-ALEE

()

RZZT—AFENA=Z+—8 AEEHE-FB
B=HFILE S - AL S Milesville 50% A%
fE - R (B4 % 539,002,000 7T ° Milesville
BXrZHERTEMERE - FERFER=-T
—NEXNAZT—AREK - HEEBEKIE
Milesvile B AAEEMB AR - WAAEER
BRDBIHEH50%K50%E x5 - fMilesvileE %
WHRAREESLEDEAR -

RZZE—AFtA=Z+/ B NEBEHEWBBL
B=HEIMNBRERGE - LEBATENIREE
Inspiring Star 60%%# - & &% /34,120,000
BT ISEEFERBEBYERE - FHERS
ERZZ-NFRNAZFT R ATK - HEEER
F#% * Inspiring Star B AAEBHE AR © I
HAEERERS BIHEA40% R60%HER + M
Inspiring Star L &R AR EB S EDEAR ©

36. MEBRERERME

(a)

TEFRERF

BE-_ZT-_ZTHFE=B=1+—HIt*=E
B AEERPAESMERELTHD
FAEEERTHERGBHIEIRESIEIN
2 Bl &14,517,0007 7t 214,517,000
HIT o
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36. NOTE TO THE CONSOLIDATED 36. FERESRERMT(E)
STATEMENT OF CASH FLOWS
(CONTINUED)
(b) Changes in liabilities arising from (b) REITHELEZEEERD
financing activities
Interest-
bearing
bank and Lease
other loans liabilities
TEHRITR
HihER HEaE
HK$'000 HK$’000
FHIT T
At 1 April 2019 RZZE—NFHA—H 4,038,009 -
Changes from financing cash flows MER S REEE (474,915) (3,290)
New lease FHE = 14,517
Interest expense FEMAE = 329
Interest paid classified as operating SEAEREHESREY
cash flows BAFE = (329
Amortisation of loan procurement fee  E3R(TAk B Y
At 31 March 2020 and 1 April 2020 P = ¢ A=+—H
MZE-FFHMA—H 3,569,182 11,227
Changes from financing cash flows MERSRELH 1,314,728 (4,787)
Interest expense FEAX = 322
Interest paid classified as operating DIEAKEREREL
cash flows BARFE = (322)
Amortisation of loan procurement fee B 3R{E K B 4 45 15,296 -
At 31 March 2021 RZE-_—F=A=+—H 4,899,206
(c) Total cash outflow for leases (c) HERESRHARE
2021 2020
—E-—F —E_TF
HK$°000 HK$’000
FHExT T
Within operating activities KEEBN 1,780
Within financing activities BEEBN 3,290

5,070
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37. COMMITMENTS

37.

The Group had the following capital commitments at the end

of the reporting period:

EiE

RIMERR - NEBZEARFAZWNT

2021
—E_—F
HK$’000
FET

Contracted, but not provided for:
Properties under development
Acquisition of investment properties
Investments in joint ventures

ERTAVEAREEE
BRTYE
W R EME

REAZEDE

388,001
34,200

93,800

516,001

In addition, the Group’s share of the joint ventures’ own
capital commitments, which are not included in the above, is

as follows:

2020
=t &t ¥

=

HK$'000
TAT

416,441

70,302

486,743

O REERAERERHFEAAEF 2
DE(TEERLARRF)AT

2021
—B-—F
HK$’000
TR

Contracted, but not provided for

ERIAVEREB

145,000

2020
—EEF
HK$'000
FHT

251,383
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38. FINANCIAL GUARANTEES

At the end of the reporting period, the Group has not given
guarantees to a bank in connection with facilities granted
to the WS Group, the EM Group and the IS Group as at
31 March 2021 (2020: up to HK$1,617,593,000 and were
utilised to the extent of HK$1,090,492,000).

The Group does not hold any collateral or other credit
enhancements over the guarantees. The financial guarantee
contracts are measured at the higher of the ECLs allowance
and the amount initially recognised less the cumulative
amount of income recognised. The ECLs allowance is
measured by estimating the cash shortfalls, which are based
on the expected payments to reimburse the holders for a
credit loss that it incurs less any amounts that the Group
expects to receive from the debtor. The amount initially
recognised represents the fair value at initial recognition of
the financial guarantees.

At the end of both reporting periods, the Group did not
recognise any liabilities in respect of such corporate financial
guarantees as the directors of the Company consider that
the possibility of default of the parties involved is remote;
accordingly, no value has been recognised at the inception
of these guarantee contracts and at the end of the each
reporting period.

Br R ¥Rk MY RE ()

31 March 2021
2 —F=A=1+—H

38. BIEER

RBERR AEEBTERN T = —
FZA=1+—HBHRAWSEE - EMEB X
SEEETHRE(ZZE_ZF : &%
1,617,593,000/8 L ' MEBEMEEBAZE
1,090,492,000/4 7T ) IR T1E H &R o

AR B LR OR ST A A m e L A
BRE - PBERERRAREEEERRE
R FHER LR E ERRARFT RENK
=mEE - FHEREERETERGFTR
THRRFE  REERIENEEFEAM
ELEEBENERRERASEENEE
AN ER R - DT ER S RIEHN
EROFHERHAFE -

MEREHAR - AEEL B ZF AR
i‘%iﬂ*%ﬁ&a TARE  ASARRREFAR
P2 B AT ELM AR MEMA - R EHE
FREKFIE MRS RERARL BEREE -
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39. RELATED PARTY TRANSACTIONS 39. BEALRS
In addition to the transactions detailed elsewhere in these BRZEFBMREAMESFRZZHIN K
financial statements, the Group had the following material SERHANGHEBEATETTIIEAR
transactions with related parties during the year: 2
(a) Transactions with related parties (a) HEAEALTZRS
2021 2020
—E-—F —E_TF
Notes HK$’000 HK$'000
B 5 THET T
Rental and management charge 3 B A7 7T = BEEEVEAR A ()
income from a subsidiary RARI([fLTE])*
of Wai Yuen Tong Medicine —HfBARNEE
Holdings Limited (“WYT”)* LEBERIA 2,227
License income from a subsidiary 3k B {7 7T 5 — 5 K B 0]
of WYT NAEEERNEA =
Rental income from a subsidiary 3k 8 =% — ki B (i)
of WOG NEMESKA 111
Rental expense paid to a mATE—EWEB AR U]
subsidiary of WYT* SNk 1,991
Rental expense paid to a MALTE —FEWE AR i
subsidiary of WYT TSR 4,837
Purchases of products from a R E — B AR (iif)
subsidiary of WYT BEMER 308
Acquisition of right-of-use WP R E
assets** 14,517
Management fee income from the 38 B WS [ ¢ %& 18 & (i)
WS Group WA 12,000
Management fee income from the REOSEEKERE (ii)
OS Group WA 2,815
Management fee income from the & & Milesville5 E /Y (i)
Milesville Group EEBEIWA 2,515
Agency fee income from the OS K EOSEEMRIEE (ii)
Group PN 322
Agency fee income from the 2K B Milesville5 [ /Y (i)
Milesville Group RIBERA -
Rental income from a director* KB —ZEEHHEE (iv)
WA 960
* These related party transactions constituted continuing * REMEATR SR ETREIE14A
connected transactions as defined in Chapter 14A of the Listing EMMREZHERERS -
Rules.
3 These related party transactions constituted connected > ZEBEATRHIER ETRAIE14A

transactions as defined in Chapter 14A of the Listing Rules. EMRECRERS -
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T —4%=H=+—H
39. RELATED PARTY TRANSACTIONS 39. FEALRF (&)
(CONTINUED)
(a) Transactions with related parties (a) HEBEEALTZXRF(E)
(Continued)
Notes: FsE -
0] The transactions were based on terms mutually agreed 0] FEZ S TIRBRETEREEA T TR
between the Group and the related party. EZAEHHETT
(ii) The transactions were based on terms mutually agreed (ii) ZERSNIRBAEEHESE N ET R
between the Group and the joint ventures. EZAGRELT

(b)

(iii) The purchases from a subsidiary of WYT were made according
to the published prices and conditions offered by a subsidiary of
WYT to its customers.

(iv) A property of the Group was leased to a director at monthly
rental of HK$80,000 (2020: HK$80,000). The rental was

determined with reference to the prevailing market rates.

Compensation of key management
personnel of the Group

(i)

Short term employment benefits RHEEERET

Post-employment benefits RIKEF

Total compensation paid to key YNFEEEBAEZ
management personnel HERsE

The above compensation of key management
personnel excludes the directors’ remuneration,
details of which are set out in note 8 to the financial
statements.

A TE B RRBEERNBED
B2 BRRATE 2 —FNB QR R
BEPREHZGIES -

AEER-—FESHE—EYE - AR
80,000/ L (= ZE =F 4 : 80,0008 L) °
HELRBIMSEXRERE -

(b) XEEFTEEEAESZHE

2021
-

HK$°000

FTET

2020
—E-FF
HK$’000
FHETT

7,008
66

7,074

FRFTEERABZHETBREES
e - FHEHNPBERRMEES -
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39. RELATED PARTY TRANSACTIONS

(CONTINUED)

(c) The Group has given guarantees to a bank in
connection with facilities granted to the WS Group,
the EM Group and the IS Group, further details of the
guarantee by the Group are disclosed in note 38 to the
financial statements. The Group did not recognise any
liabilities in respect of such financial guarantees as the
directors of the Company consider that the fair values
of these financial guarantee contracts at their initial
recognition and at the end of the reporting period are
insignificant.

40. FINANCIAL INSTRUMENTS BY

41.

CATEGORY

Except for debt investments at fair value through other
comprehensive income, financial assets at fair value
through profit or loss and derivative financial instruments,
as disclosed in notes 19, 20 and 27, respectively, to the
financial statements, all other financial assets and liabilities
of the Group as at 31 March 2021 and 2020 were financial
assets at amortised cost and financial liabilities at amortised
cost, respectively.

FAIR VALUE AND FAIR VALUE
HIERARCHY OF FINANCIAL
INSTRUMENTS

Management has assessed that the fair values of cash and
bank balances, financial assets included in prepayments,
other receivables and other assets, loan and interest
receivables, trade payables, financial liabilities included
in other payables and accruals and the current portion
of interest-bearing bank borrowings approximate to their
carrying amounts largely due to the short term maturities of
these instruments.

39. BEATRF (E)

(c) AEEDHETFWSEEH  EMEER
ISEE/REMIRITIREER 56
BROE—PHBRI SRR E3S
WE - ARAEEREZEREER
BHRPEREMAREHRANRQ
FEITEKX  WAEETERZSE
BEEREREMEE -

40. REHE sz T A

41.

Bro RIIE B SRR M FE19 ~ 20 k27 H# 55
BEAFEFARMEAREZEBERE @ &
ANEEFABR ERMEERTESRMTEA
I REBR_ZE - —FR T _FF= A
—t+—HEEMESREE N A BIREMRK
KARDEASHEERAR -

EMTEAFERQIFESH

BEECD AR S MIRTTHEER - FTATRNRK
ENEREE  HtEEFAREBEE -
REFRNE - BHRNKIA - st AEM
RN AR EEANERE BN R ER
TTER D 2 A FEERER B ZRE
BRE  TEARZETARNEHAZIES -
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41. FAIR VALUE AND FAIR VALUE

HIERARCHY OF FINANCIAL
INSTRUMENTS (CONTINUED)

The Group’s finance department headed by the directors
is responsible for determining the policies and procedures
for the fair value measurement of financial instruments.
The finance department reports directly to the directors
and the audit committee. At each reporting date, the
finance department analyses the movements in the values
of financial instruments and determines the major inputs
applied in the valuation. The valuation is reviewed and
approved by the directors. The valuation process and results
are discussed with the audit committee twice a year for
interim and annual financial reporting.

The fair values of the financial assets and liabilities are
included at the amount at which the instrument could be
exchanged in a current transaction between willing parties,
other than in a forced or liquidation sale. The following
methods and assumptions were used to estimate the fair
values:

(@)  The fair values of listed debt instruments at fair value
are based on quoted market prices.

(b)  The Group enters into derivative financial instruments
with various counterparties, principally financial
institutions of creditworthy banks. Derivative financial
instruments including interest rate swaps are measured
using valuation techniques similar to forward pricing
and swap models, using present value calculations.
The models incorporate various market observable
inputs including the credit quality of counterparties,
foreign exchange spot and forward rates and interest
rate curves.

The carrying amounts of interest rate swaps are the
same as their fair values.

() The Group invests in unlisted fund investment. The
Group has estimated the fair value of this unlisted
fund investment by using a discounted cash flow
valuation model based on the market interest rates of
instruments with similar terms and risks.

Br R ¥Rk MY RE ()

31 March 2021
2 —F=A=1+—H

M ERIEATFERAFEER

(&)

AEBENEERE LV BHEEEETERMT
ARNFEAEZBREER - WA EER
EENERREEWE - NEREEH - W
BRIOMERM T A BEZBIEEHET
HAZEBRARE - HEREFEZRI
o HERREMERBBREZEEEFTR
MR B2 PR FREIA RS

CRMEENBBEZATERERIARAE
BESTERERZTARBZEBEANR @ 1
s IR EHERSI - AR FERMAAZ
TERBREAMOT

(@ BEBEIANXFEDERTSRE -

b) AEEEZEAIZHF(EEREER
HHERITE BB R ITE SR T
A BRMNXEREANTESRT
AfEABEUREREBME RN
EERMN - ERREATETHE -
ZENERZRMSABEENE AR
B BRXZUFHNEREE  HNE
BIEA R R BRI R IA R A R 4R

AR ye B R E S B EE QT EARR o

(0 AKBERENFLTEESRE - £AF
FEREBGERREREENTANT
BHE REMRERSREMERE
BRI IFLMESRENAFE -
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41. FAIR VALUE AND FAIR VALUE . eI EAFERATFEER

HIERARCHY OF FINANCIAL (#&)

INSTRUMENTS (CONTINUED)

(d)  The fair values of the non-current portion of interest- (d) Jr BIRITREMERNIERELBOH
bearing bank and other borrowings have been NEETVBEAFERAEFRECUER =
calculated by discounting the expected future cash AR EFSGERES TEAE R B
flows using rates currently available for instruments ﬂ KBLIBFEHAAKRIR S RE KT
with similar terms, credit risk and remaining maturities. cRZE-—F=A=+—H K
The Group’s own non-performance risk for interest- % B BERETREMERAIE
bearing bank and other borrowings as at 31 March ARG LAY TEAK -

2021 was assessed to be insignificant.

Below is a summary of significant unobservable inputs to the TXAR S - —FERKR T -_FTH=A
valuation of financial instruments together with a quantitative —+—He@m T A(hEPEATTERE A
sensitivity analysis as at 31 March 2021 and 2020: HIELTEHRUSTHHE -
Significant Range/
Valuation unobservable weighted Sensitivity of
technique input average fair value to the input
EXFAEE E[E
a1 BARE S IR ATEHBABRBHHRM

As at 31 March 2021
RZB--%¥=A=+-H

Unlisted fund investment classified as  Discounted cash ~ Credit spread 2.6% to 1% increase/(decrease) in discount rate
financial assets at fair value through flow method 8.0% would result in (decrease)/increase
profit or loss in fair value by (HK$514,000)/

HK$517,000

PERERATEGARRNEREE: RenBRTE GRIE 26%%8.0% MBEEEM/ (D)1 %EERL

FIMESRE ﬁUWH/%W%MD%%EW/
517,000/ T

As at 31 March 2020
R-Z-ZF=A=+-H

An unlisted fund investment classified Discounted cash ~ Credit spread 9.0% 1% increase/(decrease) in discount rate
as financial assets at fair value flow method would result in (decrease)/increase
through profit or loss in fair value by (HK$236,000)/

HK$236,000

PRRELATEABRNEREE: ReRBURE GRIE 9.0% BRI,/ (AP )1 % B EH

FIrmEeRE NEECHD),/ M

(236,000/87T) /236,000 7T
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41. FAIR VALUE AND FAIR VALUE

Bt %% # R M A ()

31 March 2021
—E-—F=ZA=+—H

M 2MIEAFERAFESER

HIERARCHY OF FINANCIAL (#%)

INSTRUMENTS (CONTINUED)

Fair value hierarchy DR EER

The following tables illustrate the fair value measurement TRIRAEESBMTEN AT EFES
hierarchy of the Group’s financial instruments: i

Assets measured at fair value BATEFENEE

As at 31 March 2021

R-FE-—F=ZF=+—H

Fair value measurement using

NYEAEER

Debt investments at fair value BRATEFAEMGEZA
through other comprehensive Wz EBEEE:
income:

Listed debt investments FHEBERE

Financial assets at fair value through & 2 FEE ABE 2
profit or loss: SREE:
Unlisted fund investments ELmESKE

Quoted
prices Significant Significant
in active observable unobservable
markets inputs inputs
(Level 1) (Level 2) (Level 3) Total
ERTEY EATEE EXFUBER
MHRE HNBAHE WNEAZE

(F-FE) (B=FE) (=) At
HK$000 HK$°000 HK$’000 HK$°000
TER TER FTER TR

315,968 315,968

55,213

315,968 371,181
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41. FAIR VALUE AND FAIR VALUE M. 2MIELXAFERAFESR
HIERARCHY OF FINANCIAL (#&)
INSTRUMENTS (CONTINUED)
Fair value hierarchy (Continued) ANFESEHR(E)
The following tables illustrate the fair value measurement TRIRAEEEBTEN AT EFES
hierarchy of the Group’s financial instruments: (Continued) & (58)
Assets measured at fair value (Continued) BRAVEFECEE(H)
As at 31 March 2020 R-E-ZEF=F=+—H

Fair value measurement using

AT R
Quoted
prices Significant Significant
in active observable  unobservable
markets inputs inputs
(Level 1) (Level 2) (Level 3) Total

AEMER  EAUBE EATIEER
MEE  MBARE  NBARR

() (B=RE) (=) et
HK$'000 HK$'000 HK$'000 HK$'000
THT THIL THIT FHT
Debt investments at fair value BOTFEFAEMBEZE
through other comprehensive hEzEBEEE:
income:
Listed debt investments tHEBRE 315,210 - - 315,210
Financial assets at fair value through & A FE AEBZ 2
profit or loss: SREE:
Unlisted fund investment FImEERE - - 13,871 13,871

315,210 = 13,871 329,081
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41. FAIR VALUE AND FAIR VALUE M ERITELQAFERATFESH
HIERARCHY OF FINANCIAL (#&)
INSTRUMENTS (CONTINUED)
Fair value hierarchy (Continued) AFEEEHR(E)
The following tables illustrate the fair value measurement TRINTAEEERITAN A TETES
hierarchy of the Group’s financial instruments: (Continued) & ()
Liabilities measured at fair value RAFEFEZERE
As at 31 March 2021 R-F--—#=HA=+—H

Fair value measurement using

AVEHBER

Quoted
prices Significant Significant
in active observable unobservable
markets inputs inputs
(Level 1) (Level 2) (Level 3) Total
ERmEYT EATER EATTEE
MBRE MWBAZE WEAHE

(F-FE) (B=FE) (=) At
HK$°000 HK$°000 HK$°000 HK$’000
TER TER TR TR

Financial assets at fair value through £ A FEst AB# 2
profit or loss: EREE:
Derivative financial instruments fTEE®MIA
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41. FAIR VALUE AND FAIR VALUE M ERITELAFERATFESER
HIERARCHY OF FINANCIAL (%)
INSTRUMENTS (CONTINUED)
Fair value hierarchy (Continued) AR EER(E)
The following tables illustrate the fair value measurement TRIRAEBESHMITANAFEEFES
hierarchy of the Group’s financial instruments: (Continued) & (8)
Liabilities measured at fair value (Continued) BRAFEFEZEE(E)
As at 31 March 2020 R-F-_FF=-FA=1+—H

Fair value measurement using

AT R
Quoted
prices Significant Significant
in active observable  unobservable
markets inputs inputs
(Level 1) (Level 2) (Level 3) Total

AEMER  EAUBE EATIEER
MEE  MBARE  NBARR

(5—F8) (5=F) (=) et
HK$’000 HK$’000 HK$'000 HK$’000
THT THT THL THTL
Financial assets at fair value through & A FE:F ABHE 2

profit or loss: PREE:

Derivative financial instruments TEc I A - 4,401 - 4,401
During the year, there were no transfers of fair value FR cHEELRSHEBGEZAFHEHEE
measurements between Level 1 and Level 2 (2020: Nil) and VTENRE—EMBE_EzAER(ZE_F
no transfer into or out of Level 3 for both financial assets and Fo@|m) NEIAMEEEANEHEE=E

financial liabilities (2020: Nil). ZETFE) o
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42. FINANCIAL RISK MANAGEMENT

OBJECTIVES AND POLICIES

The Group’s principal financial instruments, other than
derivatives, comprise other receivables, loan and interest
receivables, deposits, financial assets at fair value through
profit or loss, debt investments at fair value through other
comprehensive income, other payables and accruals, cash
and bank balances and bank and other borrowings. The
purpose of these financial instruments is to raise finance
for the Group’s operations. The Group has various other
financial liabilities such as trade payables, which arise
directly from its operations.

The Group also enters into derivative transactions, including
interest rate swaps. The purpose is to manage the interest
rate risks arising from the Group’s sources of finance.

The main risks arising from the Group’s financial instruments
are interest rate risk, credit risk and liquidity risk. The board
of directors reviews and agrees policies for managing each
of these risks and they are summarised below.

Interest rate risk

The Group’s exposure to the risk of changes in market
interest rates relates primarily to the Group’s bank loans
with floating interest rates. The Group’s policy is to manage
its interest cost using a mix of fixed and variable rate debts.
To manage this mix in a cost-effective manner, the Group
enters into interest rate swaps, in which the Group agrees to
exchange, at specified intervals, the difference between fixed
and variable rate interest amounts calculated by reference
to an agreed-upon notional principal amount. At 31 March
2021, after taking into account the effect of the interest rate
swaps, approximately 34.7% (2020: 33.6%) of the Group’s
borrowings were at fixed interest rates.

42.

Br R ¥Rk MY RE ()

31 March 2021
2 —F=A=1+—H

BERREEBEREEK

BROTAETEIN  AEEZEBZSRTABRE
HAip YR - BIREREFE - BAYFE
AAABRZ EREE - BAFEFARME
s EHRTE  RE - BNERR - Hft
N RARETER - BE MRITHEBRNUAR
RITRHEMER - ZFERTEANBENTIA
AEEMNELERET - ARBEREHMD
TRAE  PIMERREEEBNE S RN

TR e

AEETETITETARS - BEFXE
o BRREEmMAEENES IR
R -

AEESMTAMELZ TERR SN EME,
- EERBREABDECRR EFSBEX
W ipEEEFRLFRR ZBOR - ZFBR
Rt -

FEER

AEBEBOMISHEREHEREBHRE LR
EEEFHFRABZBEITER - AEEH
R =8 A B E FI R 2 8 A R E K B 12
HFBKA - BT AEBRARBZHNARE
BIREEE  AEBETT RS &
ZA RIS H R - AEER BT R
BARKRRZRTENEEASTELMEE
MEFFBHF R ENERE - R_T-—F
ZA=1t—8 KHAERFREHNTE
REBM4.T7%( BT : 33.6%) 815
RABEEFRE -
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42. FINANCIAL RISK MANAGEMENT 42, B E s EE B ERBUR (&)
OBJECTIVES AND POLICIES
(CONTINUED)

The following table demonstrates the sensitivity to a
reasonably possible change in interest rate, with all other
variables held constant, of the Group’s profit before tax.
There is no material impact on other components of the
Group’s equity.

TRINREMBRMAIZRZRIGNEZE
AT AEERREDE NS X HREEA]
REPRHRE FHEHISHAKE
fem EAK D ERERTE

Increase/ Increase/
(decrease) (decrease)
in basis in profit
points before tax

2R BR B A2 A
2, Ohd) &SGR

HK$'000
FHT
2021 —E-—F
HK$ BT (31,969)
HK$ BT 31,969
2020 —E-FEE
HKS$ BT 100 (33,702)
HK$ BT (100) 33,702
Credit risk FER K

The Group’s credit risk is primarily attributable to cash and
cash equivalents, debt investments at fair value through
other comprehensive income, financial assets at fair value
through profit or loss, loan and interest receivables, other
receivables and certain derivative instruments, arises from
default of the counterparty, with a maximum exposure equal
to the carrying amounts of these instruments. Management
has a credit policy in place and the exposures to these credit
risks are monitored on an ongoing basis.

In respect of loan and interest receivables, credit evaluations
are performed on all customers requiring credit over a certain
amount.

AEENEERREIERERSRREER
HA - BHAFESAREMEERSZ EHR
B BAFEMABRSRZEREE  BRE
REAME -~ Htp AR ETITAETA -
HARSGHFEOMES @ KRAREFNZ
FETAZEEE - EEECHIEERE
YRFEEZEZEEERRHRAR -

REMEREFIBMNE ARESHFAE
SRR —ERE L B ERT(E -
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42. FINANCIAL RISK MANAGEMENT
OBJECTIVES AND POLICIES
(CONTINUED)

Credit risk (Continued)

Maximum exposure and year-end staging

The table below shows the credit quality and the maximum
exposure to credit risk based on the Group’s credit policy,
which is mainly based on past due information unless other
information is available without undue cost or effort, and
year-end staging classification as at 31 March.

As at 31 March 2021

Bt %% # R M A ()

31 March 2021
—E-—F=ZA=+—H

42. BEREEBRBRREEA)

A= B ()

RAR K F AR

TREJNENAKEEEBRRNEEEERR
EREERR  TEENBHEN(RIER
EMAIEERN L TUERALE HHE
ATEGS)RR=ZA=+T—BNEFEEERS

R-E-—fF=F=+—H

12-month
ECLs Lifetime ECLs
1218 A 4
EEER 2HEHEERS
Simplified
Stage 1 Stage 2 Stage 3 approach Total
E—RR ERR E=PEER AL A= @st
HK$’000 HK$°000 HK$’000 HK$’000 HK$’000
THET FTHERT TERT THET TET

Debt investments at BAFERIA

fair value through Hih 2

other comprehensive 7 f&E%IEE

income

-B - B# 315,968
Loan and interest FEWE R B FI S

receivables 56,506

Financial assets included & AFBfFFIE -
in prepayments, other  E /b EUFRIE &
receivables and other ~ H#BEMSHE

assets — Normal* BE—IE&E" 519,919
Cash and cash B kReER
equivalents B H 826,503

1,718,896

315,968

56,506

519,919

826,503

1,718,896




212 Wang On Properties Limited Annual Report 2021

NOTES TO FINANCIAL STATEMENTS (CONTINUED)

Br % ¥Rk M RE ()

31 March 2021
—E-—F®=ZA=+—H

42. FINANCIAL RISK MANAGEMENT
OBJECTIVES AND POLICIES
(CONTINUED)

Credit risk (Continued)
Maximum exposure and year-end staging (Continued)

As at 31 March 2020

42,

B EEEERRRER(E)

MREb (&)

=R B e A R B ()

R-BE-EF=A=+—H

12-month
ECLs Lifetime ECLs
1218 A 725
=EEE > HEBEEEE
Simplified
Stage 1 Stage 2 Stage 3 approach Total
E—FREER EPRER E=[RER S st
HK$’000 HK$’000 HK$’'000 HK$’000 HK$’000
TET TR THET FHET TET
Debt investments at BATFERTA
fair value through Hin 2 EH
other comprehensive 7 {EKIEE
income
-BBBtoB - BBBA: =Bk 315,210 = = = 315,210
Loan and interest JRE W & R R Fl| B
receivables 52,526 - - - 52,526
Financial assets included 5t AFEfZUE -
in prepayments, other  E fth FEULZIE K&
receivables and other ~ HiZENEE
assets — Normal* BE-IE® 457,533 - - - 457,533
Cash and cash HeERBLER
equivalents EAH 853,619 - - - 853,619
1,678,888 - - - 1,678,888

The credit quality of the financial assets included in prepayments, other
receivables and other assets is considered to be “normal” when they
are not past due and there is no information indicating that the financial
assets had a significant increase in credit risk since initial recognition.
Otherwise, the credit quality of the financial assets is considered to be
“doubtful”.

HERBAR T BEHFTREREEB N THER
ARIEERBAREIN - BIFFATAN IR - Hit
EURFRAREMEENEMEENEREERRE
RIEE]- B 2REENEFEERWER
[TF5E]
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42. FINANCIAL RISK MANAGEMENT 42. BIKEREEEERBEK(E)
OBJECTIVES AND POLICIES
(CONTINUED)
Liquidity risk RENE SR
The Group monitors its risk to a shortage of funds using AEERALEERBDESTEI T AN
a recurring liquidity planning tool. This tool considers the BempicEE - WETEHESHIAR
maturity of both its financial instruments and financial assets TREEZIHBARKEE G RS
and projected cash flows from operations. ME ©
The Group’s objective is to maintain a balance between AEBZBEABNERFNARITER  #
continuity of funding and flexibility through the use of bank RESHEHEE T ETRME -
loans.
The maturity profile of the Group’s financial liabilities as at REIEBR - BRBEEHRMRER - XEEH
the end of the reporting period, based on the contractual TREBEZIHERNOT

undiscounted payments, was as follows:

2021
—E-_—F
On demand
or within 1to 3 to
1 year 2 years 5 years Total
RER
X—FR —EWEF = 25 5il F @t

HK$’000 HK$’000 HK$’000 HK$’000
TER TER TERT TERT

Bank borrowings (note) RITER(H ) 2,019,540 1,076,230 1,730,158  4.825,928
Lease liabilities HE&E 5,109 1,675 - 6,784
Other borrowings HibfER 12,135 214,406 - 226,541
Trade payables JE S BR 3R 29,278 - - 29,278
Other payables and accruals Hib I HER
excluding lease liabilities B &R
TREHERE 74,481 74,481

2,140,543 1,292,311 1,730,158 5,163,012

Financial guarantees givento  HER ¥ & & ¥

banks in connection with HEA AR
facilities granted to joint B IS AR
ventures:
Facilities not yet drawn by AECERAERIM
joint ventures (note 38) B & (P 5£38) 128,000 128,000
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42. FINANCIAL RISK MANAGEMENT 42. BIREAREEEERBEK(E)
OBJECTIVES AND POLICIES
(CONTINUED)
Liquidity risk (Continued) REESEE(E)
2020
—EEF
On demand
or within
1year 1to2years 3tob years Total
ZER
®—FRN —EWF =ERF st

HK$’000 HK$'000 HK$’000 HK$'000
TAET TET TET THET

Bank borrowings (note) iR 17 B 5 (H ) 1,189,923 1,125,138 1,280,802 3,595,863
Lease liabilities HEBRR 5,109 5,109 1,675 11,893
Other borrowings EfER 11,938 11,938 210,908 234,784
Trade payables JE 1+ BR 3¢ 33,433 - - 33,433
Other payables and accruals ~ E fih & < 50 I8 &
excluding lease liabilities ,‘;‘Jr 2
BREEEZAEE 70,538 - - 70,538

1,310,941 1,142,185 1,493,385 3,946,511

Financial guarantees givento  BEE F A2 0¥ R

banks in connection with BYi=R 0k 56
facilities granted to joint BB ER:
ventures:
Facilities not yet drawn by HELERARRERA
joint ventures (note 38) rﬂ & (Pt 3£38) 527,101 - - 527,101
Facilities drawn by joint 2hEDIRDE

ventures (note 38) A& (MY 5£38) 1,090,492 = - 1,090,492
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42. FINANCIAL RISK MANAGEMENT 42.
OBJECTIVES AND POLICIES
(CONTINUED)

Liquidity risk (Continued)

Note:

Included in interest-bearing bank borrowings of the Group are term loans with
aggregate principal amounts of HK$748,125,000 and HK$796,582,000 as
at 31 March 2021 and 31 March 2020, respectively, of which the respective
loan agreements contain a repayment on-demand clause giving the bank
the unconditional right to call in the loans at any time and therefore, for the
purpose of the above maturity profile, the total amount are classified as “on
demand”.

Notwithstanding the above clause, the directors do not believe that these
loans will be called in their entirety within 12 months, and they consider that
the loans will be repaid in accordance with the maturity dates as set out
in the respective loan agreements. This evaluation was made considering:
the financial position of the Group at the date of approval of the financial
statements; the Group’s compliance with the loan covenants; the lack
of events of default, and the fact that the Group has made all previously
scheduled repayments on time. In accordance with the terms of the loans, the
contractual undiscounted payments are as follows:

Within 1 year
—FR
HK$'000
FAT

31 March 2021 —E-—f=A=+—H 677,504

31 March 2020 —E-THE=-A=+—A 83,741

Br R ¥Rk MY RE ()

31 March 2021
2 —F=A=1+—H

IEREERERBEE)

RBE SRR (E)

B

AEBZHEBRTEREER TS -_—F=ZA=1+—
ARZZ_TF=A=+—BAX2B895 A
748,125,000/ 7T }2796,582,000/8 L 2 EHE R He
HEABERBE RS RERKERIER - B FRTERGR
MApER ERERER  Altpt LB BHERNE - 2
BEHRMEMEEER] -

BEWS LRGSR - EERRARATERERN+ =
BANEBEEZZER  BRERREBETHRE
HEERGHFAH 2 FNHEEE - (FHATREFEE
B AREERMBRREMSE B HBHRR - REE
BITERRBZBR  REBEROEN  UREEE
NEFREER - REERGER - aORBBELRE
T :

1 to 2 years 3 to 5 years Total
—EWF =EHE Ast
HK$’'000 HK$’'000 HK$’'000

FHxT FET FAET

761,444

752,965 73,944 910,650
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42. FINANCIAL RISK MANAGEMENT 42. MBEREEBFERBEEK(E)

OBJECTIVES AND POLICIES
(CONTINUED)

Capital management

The Group monitors capital using a debt-to adjusted capital
ratio, which is net debt divided by total equity. Net debt
includes interest-bearing bank and other borrowings, less
cash and bank balances. Adjusted capital comprises all
components of equity (i.e., share capital, reserves and non-
controlling interests). The Group’s policy is to maintain a
stable debt-to-adjusted capital ratio. The debt-to-adjusted
capital ratios as at the end of the reporting periods were as

EXREE

AEEERAEHEHEEALRERE
o bR ERFABREHABEANGTE -
FREREFRRITREMEFTRR S MR
1THEE - KABREABIEER A EKER
2 (B - 6 IR iR ) - AEEZ
BERBERFRERBHEHEER LK - 1
BERRZABEHEHEEARLRMT ¢

follows:

2021 2020
—EB—F —ETFF
HK$’000 HK$’000
FET THT

Interest-bearing bank and other FERITREMER
borrowings 4,899,206 3,569,182
Less: Cash and bank balances o IRe RIBTTAE R (826,503) (853,619)
Net debt FAE 4,072,703 2,715,563
Total equity e 5,034,296 4,715,912

Debt-to-adjusted capital BEHEARERL

B¢

80.90% 57.58%
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Tang Ho Hong
BREE

Director

EF

43. STATEMENT OF FINANCIAL POSITION 43. KRB Z BB R T
OF THE COMPANY
Information about the statement of financial position of the EERBREARAIR BT B RE 2 ER A
Company at the end of the reporting period is as follows: T
2021 2020
—s—-— —ETF
HK$’000 HK$\OOO
FHExT FHBT
NON-CURRENT ASSETS FRBEE
Interest in a subsidiary N YNCIPR - =
Investments in joint ventures REAEDRE 384,395 876,379
Total non-current assets IEMBEELRTE 384,395 876,379
CURRENT ASSETS REBEE
Loan and interest receivables TEWE 14,982 30,285
Prepayments, other receivables and TN FIE - HAvEREIE K
other assets HahEE 22,077 6,173
Due from a subsidiary el — M B A Rk 5,962,390 4,604,318
Cash and cash equivalents fﬁﬁ&iﬁﬁ%lﬂlﬁ H 414,775 450,730
Total current assets YA B A 6,414,224 5,091,506
CURRENT LIABILITIES REAE
Other payables and accruals EfENRIENIETER 11,532 11,851
Derivative financial instruments PTESRIT A 5,356 4,401
Interest-bearing bank borrowings Hs) fEﬂEm 138,755 144,218
Due to subsidiaries FERTHI B A BIRIE 3,413,337 2,490,285
Tax payable FERT IR 9,217 16,992
Total current liabilities BRBEE 3,578,197 2,667,747
NET CURRENT ASSETS RBEEFE 2,836,027 2,423,759
TOTAL ASSETS LESS CURRENT HEERRBERE
LIABILITIES 3,220,422 3,300,138
NON-CURRENT LIABILITIES FRBEME
Derivative financial instruments TEeRT A 12,874 -
Net assets BEFE 3,207,548 3,300,138
EQUITY e
Issued capital 22T 15,200 15,200
Reserves (note) A (M) 3,192,348 3,284,938
Total equity R BTR 3,207,548 3,300,138

Wong Chin Han
=R
Director

EFE
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43. STATEMENT OF FINANCIAL POSITION 43. ARz MRk (&)
OF THE COMPANY (CONTINUED)

Note: B EE -
A summary of the Company’s reserves is as follows: RARZEBERENT -
Share Contributed Retained
premium surplus profits Total
B3 E BEREH% REER B
HK$’'000 HK$’'000 HK$’'000 HK$’'000
FAET FHxT FHExT FAET
At 1 April 2019 RZZT—NFMA—H 316,889 2,047,989 1,120,885 3,485,763
Profit and total comprehensive ENCIE PNl G
income for the year = = 49,215 49,215
2019 final dividend proposed and Bz MR Z
paid —E-NERBRKRE = = (106,400) (106,400)
2019 special dividend proposed and B &2# Rk 2
paid ZE-NAFERRIRE = = (143,640) (143,640)
At 31 March 2020 and 1 April 2020 NZEZTF=A=1+—AHK
—E-TFMA—H 316,889 2,047,989 920,060 3,284,938

Profit and total comprehensive income 784 [ 55 F1 & 2 T W 25 42 58

for the year 16,850 16,850
2020 final dividend proposed and BEzE MR Z
paid ZEoTFERAKRE (109,440) (109,440
At 31 March 2021 R-Z-—%=ZA=+—-8 316,889 2,047,989 827,470 3,192,348
44. COMPARATIVE AMOUNTS 44. LS H
Certain comparative amounts have been re-presented to EIHRSEOWENUNGTARNEEN S
conform with the current year’s presentation. 5l o
45. APPROVAL OF THE FINANCIAL 45. BIREME T HE
STATEMENTS
The financial statements were approved and authorised for MEREER —E-——F <A -+/\HEH

issue by the board of directors on 28 June 2021. EEoE N ISET R -
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PARTICULARS OF KEY PROPERTIES
FTEUXRFHR

INVESTMENT PROPERTIES REYE
Attributable
interest of
Location Use Tenure the Group
ith 2 Az HE AEBELER
Office on 30th Floor, Commercial premises Long term lease 100%
United Centre, No.95 Queensway, for rental
Hong Kong
BB EBEOSTHA— T OI0BM A= [EE bl REAMEAY
PROPERTIES HELD FOR SALE BFESEWE
Attributable
Approximate interest of
Location saleable floor area Use the Group
i 2h BHAEREE AR rEBELER
(square feet)
(EFR)
Nos. 575-575A, Nathan Road, 15,000 Commercial 100%
Mong Kok, Kowloon
JLREHE B BES75-575A5 EES
PROPERTIES UNDER DEVELOPMENT BRPYIE
Interest
Approximate Anticipated attributable
Approximate gross floor year of  Stage of to
Location site area area Use completion  completion the Group
i BOREER HOAEEEE AR BHRIEE ZHER REBEGELR
(square feet) (square feet)
(F5R) (FHR)
50-62 Larch Street and 6-8 Lime Street, 6,300 61,500 Residential and 2024 Demolition in progress 100%
Tai Kok Tsui Commercial
RABHILE50-625 R E12H6-8% FEhEz ZTCME EERH
101 and 111, King’s Road 12,400 129,400 Residential and 2025  Planning in progress 40%
Commercial
EEEI01 R FEREZ “E-0%F IERE
Nos. 86A-86D Pokfulam Road 28,500 28,500 Residential 2023 Construction in progress 70%
B E86AZ 86D fre Z3-7%F B
Junction of Liu To Road and Hang Mei Street 14,400 90,000 Residential and 2022  Construction in progress 100%
(Tsing Yi Town Lot No. 192) Commercial
FHERFEERR(FRMHERE1925) FERE% “BCF kR
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FIVE YEAR FINANCIAL SUMMARY
EIFEMBHRE

A summary of the results and of the assets, liabilities and non- T&R#FF|AEBMRBEREMBEE 2 ELERE
controlling interests of the Group for the last five financial years, 2 - BERIIEERESEE - IAHEIEE D T8
as extracted from the published audited financial statements and 2R EZIHBHRELBRER WO EEZER
prospectus as restated as appropriate, is set out below. T&Y o

RESULTS e

Year ended 31 March
HE=A=t—HLEFE
2021 2020 2019 2018 2017
B ZTZTF ZT-hF ZT-N\F ZZT—+tF
HK$’000 HK$’000 HK$'000 HK$’000 HK$'000
FHET FHT FET FHT FHET

REVENUE WA <UEGE 2372,090 2,831,757 1,351,843 152,417
PROFIT BEFORE TAX BRBS AR 476,961 617,186 1,000,793 2,004,953 24,210
Income tax credit/(expense) FTE Rt %, (BIs) el (145,308)  (170,550) (60,582) 4175
PROFIT FOR THE YEAR  ZREE R 468,177 471,878 830,243 1,944,371 28,385
Attributable to: FEAL
Owners of the parent S RBHEE A 466,745 457,320 500,302 1,808,456 38,816
Non-controlling interests JEIE IR RS 1,432 14,558 329,941 135,915 (10,431)

468,177 471,878 830,243 1,944,371 28,385

ASSETS, LIABILITIES AND NON-CONTROLLING ¥E - S8ERFERES
INTERESTS

At 31 March

R=A=+—-8H
2021 2020 2019 2018 2017
—B--F ZT-%F —TNF T\ T LF
HK$000  HK$000  HK$000  HK$O000  HK$'000
TER THET THL THET TR

TOTAL ASSETS BEE [DPENkS 8,738,409 11,070,337 10,147,702 8,028,055
TOTAL LIABILITIES e s Gl aal (4,022,497) (6,580,881) (5,963,788) (5,636,441)
NON-CONTROLLING JE R R

INTERESTS (EIOY  (42,647) (28,089)  (124,170) 11,745

SPEIREE 4,673,265 4,461,367 4,059,744 2,403,359
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