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CORPORATE INFORMATION (CONTINUED)

NAEER (E)

HEAD OFFICE AND PRINCIPAL PLACE OF
BUSINESS IN HONG KONG
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FINANCIAL HIGHLIGHTS

HENRNRN

2021
ooooao

YEAR ENDED 31 MARCH
ooobooooooon

Revenue oa HK$1,893.6 million HK$3,440.7 million \ 4 45.0%
1,893.60000 344070000
Pro t attributable to owners oooooooo HK$123.9 million HK$474.9 million v 73.9%
of the parent oooo 12390000 47490000
Basic earnings per share oooooo HKO0.77 cent HK2.77 cent \ 4 72.2%
07700 27700
Total dividends declared pershare 000000000 HKO0.3 cent HKO.6 cent \ 4 50.0%
0300 0600
AT 31 MARCH
pgoooooo

2021
ooooao

Total assets oooo HK$20.45 billion HK$19.09 billion A 7.1%
2045000 1909000

Net assets oooo HK$9.97 billion HK$9.68 hillion A 2.9%
99.7000 96.80 00

Net asset value per share ooooo HK$0.60 HK$0.56 A 7.1%
0.600 0 0.5600

Gearing ratio oooo 54.6% 47.7% A 6.9%
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‘ FINANCIAL HIGHLIGHTS (CONTINUED)
MBEEE (&)

REVENUE
B A

HK$ milion O OO0

2021 | <5
o0 | Y ) 5.440.7
oo | Y ) 00

o | Y ) 2621.0

2017 869.4

PROFIT ATTRIBUTABLE TO OWNERS
OF THE PARENT
BATHERSE ABLRT

HK$ milion OO OO

2021 123.9
2020 474.9 (restated) (ZEF)
2019 419.8

2018 O 12234

2017 423.7
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FINANCIAL HIGHLIGHTS (CONTINUED)

MRRE

ASSETS EMPLOYED
HRAE

= (48)

CAPITAL AND LIABILITIES
"HERAR

As at 31 March 2021
oooooooooooo

8% 12%
9%

23% .

48%

As at 31 March 2021
oooooooooooo

Other Operations Property Property Capital and Bank and Other
opooo Development Investment Reserves Borrowings
oooo oooos ooooo ooooooo
Treasury Management Cash Non-Controlling Other Liabilities
gooo oo Interests oooo
ooooo
EQUITY ATTRIBUTABLE TO OWNERS GEARING RATIO
OF THE PARENT RAfRikE
BARRGEHARLER
HK$ million Percentage
good goo
6,061.9
6,438.1 (restated) 54.6% 47 7%
ooooo (restated)
5,891.0 5,799.5 ooooa
40.0%
4,613.0
0,
I 25.1% 26.6%
2021 2020 2019 2018 2017 2021 2020 2019 2018 2017
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CHAIRMAN'S STATEMENT

HENRERN

Dear Shareholders,

REVIEW OF THE YEAR

On behalf of the board of directors (the “Board” or the
“Directors”) of Wang On Group Limited (the “Company”,
stock code: 1222), | am pleased to announce the annual
results of the Company and its subsidiaries (collectively the
“Group”) for the year ended 31 March 2021 (the “year under
review”).

Looking back at 2020, the COVID-19 pandemic has dealt
a heavy blow to the global and local economic activities.
Hong Kong's Gross Domestic Product (GDP) decreased by
6.1% for 2020 as a whole, marking an economic recession
for two consecutive years for the first time. Local private
consumption expenditure fell sharply by 7.6% year-on-year. As
for the property market, the local residential property market
demonstrated a steady performance, driven by the continued
low interest rate environment and strong market demand.

Wang On Group Limited  Annual Report 2021
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REVIEW OF THE YEAR (continued)

During the year under review, the Group’s revenue for the year
ended 31 March 2021 decreased by 45% to HK$1,893.6 million
(2020: HK$3,440.7 million). As at 31 March 2021, the Group’s
net assets were HK$9,969.0 million (2020: HK$9,683.8 million
(restated)). Its cash resources amounted to HK$2,471.9 million
(2020: HK$1,974.0 million), of which, cash and bank balances
of HK$1,730.3 million (2020: HK$1,584.0 million) and short-
term investment of HK$741.6 million (2020: HK$390.0 million).
The performance reflected a steady development during the
year under review. The Group’s business segments such
as management, operation and leasing of fresh market and
agricultural produce exchange markets, property development
and investment, treasury management, Chinese and Western
pharmaceuticals, remained a steady growth and robust nancial
position.

BUSINESS PERFORMANCE

Wang On Properties Limited (“WOP”, listed on The Stock
Exchange of Hong Kong Limited (the “Stock Exchange”) with
stock code: 1243), a non-wholly owned subsidiary of the Group,
maintains a balanced portfolio of properties, which comprises
residential and commercial properties and asset management. It
provides the largest and stable source of income for the Group.
During the year under review, WOP continued its steady business
performance.

In recent years, WOP has been cooperating with other developers
and enterprises to improve operational efficiency, which not only
allows the Group to allocate nancial resources more appropriately,
but also enables WOP to gradually realise its asset-light business
cooperation model. During the year under review, “Altissimo”,
a seaside luxury project located in Ma On Shan which is co-
developed by WOP, Country Garden Holdings Company Limited
and China State Construction International Holdings Limited, was
highly sought after by the market and was delivered during the year.
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BUSINESS PERFORMANCE (continued)

Besides, the WOP and CIFI Holdings (Group) Co. Ltd. (“CIFI")
co-developed “maya”, a project located at Yau Tong. It was
also officially delivered at the end of 2020 and the units were
put up for sale as completed ats, with current sales amount of
approximately HK$3.6 billion. WOP actively looked for project
acquisitions during the year under review to replenish land
reserves. During the year under review, WOP and CIFI worked
together again to acquire the entire interest in the properties
located at 101 and 111 King’s Road, Fortress Hill, Hong Kong
with a total consideration of HK$1.88 billion. WOP holds 40%
equity interest in this development project.

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 of ce buildings to secure the recurring

income.

Apart from the real estate business, the current treasury
management business of the Group is engaged in the nancing
and investment of debt and other securities which earn interest
income. The Group maintains a strong financial position. Liquid
investments amounted to approximately HK$1,305.0 million as at
31 March 2021, represented a decrease of approximately 18.3%
from the balance of approximately HK$1,597.2 million as at 31
March 2020. The liquid investments represented approximately
60.1% of the debt securities, approximately 12.6% of equity
securities and approximately 27.3% of fund investment.

Wang On Group Limited  Annual Report 2021
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BUSINESS PERFORMANCE (continued)

China Agri-Products Exchange Limited (“CAP”, listed on the
Stock Exchange with stock code: 149), a non-wholly owned
subsidiary of the Group, is principally engaged in the logistics of
agricultural produce in China, with a nationwide chain of wholesale
markets and a network of modern agricultural produce logistics
center, linking the southern and northern regions and across
the eastern and southwestern parts of the PRC. During the year
under review, CAP managed a total of 11 agricultural produce
exchange markets in mainland China, covering Wuhan, Huangshi,
Suizhou, Luoyang, Puyang, Kaifeng, Yulin, Qinzhou, Xuzhou,
Huai’an and Panjin. The business has spreaded across various
provinces such as Hubei Province, Henan Province, Guangxi
Zhuang Autonomous Region, Jiangsu Province and Liaoning
Province.

Given the volatility of the COVID-19 pandemic, in order to protect
the health and safety of tenants and customers, the Group follows
the latest national and local government’s guidelines on epidemic
prevention. We implement strict epidemic prevention measures to
ensure the safety of the team, and strive to provide a market with
hygienic environment for the community. The speci ¢ preventive
measures of the Group include requiring every employee to
report their travel history and any symptoms; maintaining a safe
and hygienic workplace; implementing a series of strict epidemic
prevention measures in the market; and strengthening education
on epidemic prevention for the frontline staff of market stalls, etc.

The management will closely monitor the development of the
COVID-19 pandemic, timely assess its impact on the daily
operation of the Group, and undertake response measures.
Although the uncertainty of the COVID-19 pandemic persists, the
Group expects that it will not have a material adverse effect on the
Group’s fresh markets and agricultural produce exchange markets
business and nancial performance.
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BUSINESS PERFORMANCE (continued)

The Group actively participates in the management and leasing of
fresh markets, and is one of the largest leasing operators of fresh
market in Hong Kong. The Group owns the modern fresh market
brand “Allmart” and new-style fresh market “Day Day Fresh”, and
operates a portfolio of approximately 800 stalls in Hong Kong. In
mainland China, the Group manages the operation of 16 fresh
markets through its joint venture under the “Huimin” brand in
various districts of Shenzhen, Guangdong Province, the PRC.

The fresh markets segment is one of the major source of the
Group’s pro ts and cash ows. During the year under review, the
segment maintained a sound business performance. In addition,
the Group continued to install electronic monetary transaction
facilities for merchants in our fresh markets and introduced more
electronic payment methods, so as to improve the cash handling
efficiency for merchants and cater to the needs of consumers
using electronic payment methods.

In recent years, the Group had commenced building a portfolio
of self-owned fresh markets in Hong Kong through joint ventures,
with its new-style fresh markets featuring high-quality and leisurely
elements under “Day Day Fresh” brand opened in the shopping
arcades in The Parkside in Tseung Kwan O and Lake Silver in Ma
On Shan, respectively.

Wang On Group Limited  Annual Report 2021
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BUSINESS PERFORMANCE (continued)

Wai Yuen Tong Medicine Holdings Limited (“WYT”, listed on the
Stock Exchange with stock code: 897), a non-wholly owned
subsidiary of the Group is principally engaged in the development,
processing and retail of pharmaceutical and healthcare products.
Its retail outlets in Hong Kong own a team of experienced Chinese
medicine practitioners recognised by Chinese Medicine Council
of Hong Kong. As of 31 March 2021, we have 77 retail outlets
in Hong Kong and Macau. During the year under review, WYT
recorded a loss as for its business and performance. During the
year under review, WYT established 15 new stores in various
domestic areas, and continued to actively recruit experienced
registered Chinese medicine practitioners to join the team to
contribute to our business development. As at 31 March 2021,
WYT has 62 retail stores in Hong Kong to provide one-stop
Chinese medicine health care services.

Although the pandemic has hit the tourism market, the Group
actively adjusted its business strategy and reorganised its
store network. The Group focuses on the livelihood market in
Hong Kong, and will accelerate the development of local online
business and also that in mainland China to continuously expand
the proportion of online channels in the future. The management
expects that after the pandemic, commercial activities will resume,
and the market will be back on track. At that time, WYT will
expand its business in due course.

After the outbreak of the pandemic, the public’s health awareness
has greatly enhanced, and the demand for high-quality Chinese
medicine healthcare products has also increased. In addition, the
Diagnosis and Treatment Protocol for COVID-19 (Trial Version)
issued by National Health Commission of the People’s Republic
of China incorporates Angong Niuhuang Wan (00O 0O 0 O) into
the treatments for severe cases of internal blockage and external
desertion pattern, which draws an enormous amount of exposure for
Angong Niuhuang Wan from both domestic and overseas markets.

oo

gooooooooooboboboboboobooo
odnooocmoobooooooooo
g7l ooboOobooobObooobooong
ooooobooooobboooobonoo
googoooobbooooobbDbooo
gooooobooooobobobooooooo
rooo0Ooogooooobooooooon
gogoobooooboooobooooboon
obooooO0ooobOooi1sooo0oo0oooo
goobOoooooOooooobooobooo
gooooobooooooboobooo
goobe200bb00O00O0O0ODOOO0O
o
oobbooooobooboooooobooag
gooboobooooboobobooboo
gbbooooooooboboboooooooa
ggoooobooooooooboboobooao
ooooooobobooooooboobooboobooo
ooooooo
oooboooobOooooocobooboooooo
oobobooooobooooboobooobooboonoa
gobooobboomoboooboobogoo
gbmooboOogobooboobooboon
gooboobooooooboobobooooboo

ubgoodooboan

TEC-FFR EREEERAA



14

BUSINESS PERFORMANCE (continued)

In Hong Kong, the Group has established a self-supporting
official online shopping platform — “Wai Yuen Tong e-Shop” and
has also opened a flagship store on HKTVmall.com. In mainland
China, the Group has opened Wai Yuen Tong flagship stores on
Tmall.com and JD.com. The application of digitalization strategies
allows customers to select products on more convenient and easier
channels, and conduces to the improvement of market penetration
and promotion ef ciency, which further expands the customer base
and deepens the customer stickiness of Wai Yuen Tong brand.

Considering the increase in the market demand for pet wellness
products in recent years, WYT has expanded into the pet market
to increase new income. During the year, WYT has launched
a series of pet wellness products named “PROVET”, which is
developed by the team of Chinese medicine practitioners which
is hired by WYT. WYT has launched a series of pet wellness
products and it plans to launch products to markets such as
Taiwan in the next nancial year.

Wang On Group Limited  Annual Report 2021
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BUSINESS PERFORMANCE (continued)

The Group has always practiced the spirit of good corporate
citizenship and actively participated in various volunteer
services, community care, fundraising and environmental
protection activities, committed to fulfilling sound corporate
social responsibilities. During the year under review, the Group
organised and supported various charity events, including sending
mooncakes to the elderly in residential care homes at the Mid-
Autumn Festival and distributing rice at the Yu Lan Festival. During
the pandemic, we visited local grass-roots families and distributed
epidemic prevention materials to them. At the same time, we
showed care for the elderly by visiting and distributing health
protection gift packs to them. We also offered free consultations
and fty percent discount for the rst dose of Chinese medicine.
In addition, before the arrival of the cold weather at the end of last
year, we delivered blankets to the grassroots and provided hand
sanitizer to people in need, etc., so as to support those in need
during the anti-epidemic period in Hong Kong.

For the environmental protection, social and governance
work done by the Group during the year, please refer to the
Environmental, Social and Governance Report to be issued.
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LOOKING AHEAD

Looking ahead to 2021, due to the continuous global economic
turbulence, it is expected that the growth of major economies
will slow down, but the market investment sentiment will
gradually improve. As it is forecasted that there will be full of
uncertainties under the hardships, it will be difficult for the retail
and trade environment in mainland China, Hong Kong and
Macau to improve. Although Hong Kong's economy is still facing
many uncertainties, the pandemic has not slowed down the
development of the real estate market. The local market will still
move forward against the challenges in the short term. Despite
the global economic recession and challenges that the pandemic
has thrown to the market, Hong Kong's financial market and
investor con dence have remained stable as a whole.

APPRECIATION

Founded in Hong Kong over 30 years ago, Wang On Group has
always stood with Hong Kong, and managed through peaks
and troughs of the market together. The experience and insight
we have accumulated in the changing environment endow us
with motivation to turn crisis into opportunities when facing up to
adversity, and lay a solid foundation for our future development.

| would like to take this opportunity to extend my sincere
gratitude to our customers, business partners, shareholders and
institutional investors for their continued support for and trust in
the Group during the period. | hereby also thank the members of
the Board and all employees for their contributions and dedication
to the Group. | hope that we will keep on working together with
different stakeholders in the future, to tide over difficulties with
concerted efforts and share achievements with each other.

Tang Ching Ho
Chairman

Hong Kong, 29 June 2021

Wang On Group Limited  Annual Report 2021

oood

goooobooooobobooogooooo
ooobooooobooobboooobooooo
ggooooooooooooboobooao
oooouoooobobooooobbonod
oobO0ooooooooobooooooooo
gobooooobooobooobooobbo
gbooooooboooooboboooooo
ggooobooooooboboboooddd
goooooooboooooooboobobooao
ooboooooooogd

0

gbooocoboooooobooooooo
gbooooooooobooboobbobobooo
goooobbboboooooooooooo
oooooobOOoobOoOooooooboonoo
goooad

ggoooobooobooboooooobobooo
oboooboobOoooooboooooboo
gooboboboggoooobooooddad
goooooooboobobooooobooog
goooboboboooooooooogooooo
oood

oo
ooo

gboobooooobobogooo



MANAGEMENT DISCUSSION AND ANALYSIS
HRNRNRNRNRNRNEN

FINANCIAL RESULTS

For the financial year ended 31 March 2021, the Group’s
revenue and pro t attributable to owners of the parent amounted
to approximately HK$1,893.6 million (2020: approximately
HK$3,440.7 million) and approximately HK$123.9 million (2020:
approximately HK$474.9 million (restated)), respectively.

DIVIDENDS

The Board has recommended the payment of a nal dividend of
HKO.2 cent (2020: HKO.5 cent) per ordinary share for the year
ended 31 March 2021 to the shareholders (the “Shareholders”)
whose names appear on the register of members of the Company
as of 3 September 2021. The final dividend will be paid on or
around 14 September 2021, subject to the Shareholders’ approval
at the forthcoming annual general meeting of the Company to be
held on 25 August 2021. Together with the interim dividend of
HKO.1 cent (30 September 2019: HKO.1 cent) per ordinary share,
the total dividends for the year ended 31 March 2021 will be
HKO.3 cent (2020: HKO.6 cent) per ordinary share.
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BUSINESS REVIEW

The Group’s revenue for the year ended 31 March 2021
decreased by approximately 45% to approximately HK$1,893.6
million (2020: approximately HK$3,440.7 million). The reduction
in revenue was mainly due to the decrease in property sales
contributed from property development projects with controlling
stake. On the other hand, the share of profits of joint ventures
has been increased significantly to HK$594.8 million (2020:
approximately HK$28.1 million) mainly due to increase in
property sales and profit contributed from jointly developed
property projects during this nancial year. Pro t for the year was
approximately HK$101.8 million (2020: approximately HK$784.3
million (restated)), representing a decrease of approximately
87.0% over last year, mainly due to the absence of the gain on
bargain purchase arising from the acquisition of a controlling
interest in China Agri-Products Exchange Limited (“CAP”, a non-
wholly owned subsidiary of the Company and the shares of which
are listed on the Stock Exchange with stock code: 149, together
with its subsidiaries, collectively, the “CAP Group”) and the
decrease in gain on disposal/redemption of debt investments at
fair value through other comprehensive income.

The pro t attributable to owners of the parent was approximately
HK$123.9 million (2020: approximately HK$474.9 million
(restated)). The Group continues to maintain a strong financial
position.

As of 31 March 2021, the Group’s net assets were approximately
HK$9,969.0 million (2020: approximately HK$9,683.8 million
(restated)). Its cash resources amounted to approximately
HK$2,471.9 million (2020: approximately HK$1,974.0 million)
including cash and bank balances of approximately HK$1,730.3
million (2020: approximately HK$1,584.0 million) and short-
term investments of approximately HK$741.6 million (2020:
approximately HK$390.0 million). In aggregate, the total
borrowings as of 31 March 2021 was approximately HK$7,172.0
million (2020: approximately HK$6,205.0 million) giving the Group
a net debt position (total borrowings less cash and bank balances)
of approximately HK$5,441.7 million (2020: approximately
HK$4,621.0 million). The review of the individual business
segments of the Group is set out below.
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BUSINESS REVIEW (continued)

During the year ended 31 March 2021, property development
segment recorded revenue and segment pro t of approximately
HK$534.4 million and approximately HK$494.7 million,
respectively (2020: approximately HK$2,368.4 million and
approximately HK$787.9 million, respectively).

The above segment revenue and pro t represents the Hong Kong
residential and commercial property market sales from Wang
On Properties Limited (“WOP”, together with its subsidiaries,
collectively the “WOP Group”), a non-wholly owned listed
subsidiary of the Company; and also the property sales in the
People’s Republic of China (the “PRC”), following the acquisition
in February 2020 of a controlling interest in CAP (the “CAP
Acquisition”) by Wai Yuen Tong Medicine Holdings Limited
(“WYT”, a non-wholly owned listed subsidiary of the Company,
together with its subsidiaries, collectively, the “WYT Group”).

The revenue contributed by the WOP Group amounted to
HK$301.3 million during this nancial year. Reduction in revenue
was mainly due to the decrease in property sales contributed from
property development projects with controlling stake. Instead,
pro t from property sales for the WOP Group in this nancial year
was mainly generated from its jointly developed property projects,
namely maya and Altissimo, which have been included as part of
the segment results (pro t) but not segment revenue.

During the year ended 31 March 2021, the Group’s property
development business in the PRC recorded revenue of
approximately HK$233.1 million (2020: nil). The increase in
revenue contributed from CAP Group is mainly due to the fact
that the CAP Acquisition took place during the last two months
during the last nancial year, while CAP’s full year’s performance
is consolidated into the Group’s accounts in the current nancial
year.
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BUSINESS REVIEW (continued)

maya

“maya” is located at No. 8 Shung Shan Street and No. 15 Sze
Shan Street, Yau Tong. This residential project is co-developed
by the WOP Group and CIFI Holdings (Group) Co. Ltd. (“CIFI”).
The WOP Group holds a 50% stake in the project. As at 28 June
2021, 294 out of 326 units have been sold with an aggregated
contracted sales amounted to approximately HK$3.6 billion.
Moverover, 269 units with aggregate contract sale amounted to
approximately HK$3.2 billion have been delivered to buyers.

Altissimo

The residential project, Altissimo, located at No. 11 Yiu Sha
Road, Ma On Shan, is co-developed by the WOP Group, 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 28 June 2021, 505 out of
547 units have been sold with an aggregated contracted sales
amounted to approximately HK$5.3 billion. Moveover, 474 units
with an aggregate contract sales amounted to approximately
HK$4.4 billion have been delivered to buyers. The WOP Group
owns 40% equity interest in this property development project.

Pokfulam residential project

In April 2018, the WOP Group completed the acquisition of all
16 properties located at Nos. 86A-86D Pokfulam Road, Hong
Kong. The site will be redeveloped into luxurious properties and
is undergoing the foundation work. The WOP Group owns 70%
equity interest in this property development project.

Wang On Group Limited  Annual Report 2021
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BUSINESS REVIEW (continued)

The Met. Azure (Tsing Yi residential project)

The WOP Group’s new residential property in 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. 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 land has the convenience of easy accessibility, being within
only a several-minutes’ ride to Tsing Yi MTR Station, and is also
connected with major highways linked to Tsing Ma Bridge, Tai
Lam Tunnel, and Ting Kau Bridge of Tuen Mun Road. It can be
used for both commercial and residential development and is
designed to provide a public transportation terminal (Public Light
Bus Terminal). The project is wholly-owned by the WOP Group, of
which pre-sale consent is pending for approval as of the date of
this annual report.
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BUSINESS REVIEW (continued)

Ap Lei Chau project

In July 2020, the WOP Group has successfully acquired a new
redevelopment site located at Nos. 120-126, Main Street, Ap
Lei Chau. The site is adjacent to MTR Lei Tung Station. The
total attributable gross oor area (“GFA”) upon redevelopment is
approximately 37,100 square feet and the project is wholly-owned
by the WOP Group. Foundation work is currently undergoing at
the site.

Fortress Hill project

In October 2020, the WOP Group and CIFI formed a new joint
venture, in which CIFl and the WOP Group owned 60% and 40%
equity interest, respectively. The joint venture has acquired 101
and 111 King’s Road, Fortress Hill, Hong Kong for a total sum of
HK$1.88 billion. The total site area is approximately 12,400 square
feet and the sites are situated between North Point commercial
area and Victoria Park in Causeway Bay. The sites are positioned
at a convenient location within only a few minutes’ walk to the
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.

Tai Kok Tsui project

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

Wang On Group Limited  Annual Report 2021
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BUSINESS REVIEW (continued)

Other projects

The WOP Group is currently in possession of three urban
redevelopment projects with over 80% ownerships secured.
Applications to the court are being made in respect of all these
projects for compulsory sale orders under the Land (Compulsory
Sale for Redevelopment) Ordinance (Chapter 545 of the Laws
of Hong Kong). In the event that no court order is granted, the
WOP Group may not be able to complete the consolidation of
the ownership for redevelopment. The total attributable GFA upon
redevelopment is approximately 175,000 square feet.

As at 28 June 2021, the Group had a development land portfolio
in Hong Kong (which is being held through the WOP Group) as
follows:
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BUSINESS REVIEW (continued)

The fresh market and agricultural produce exchange market
business segment, which is a consistent source of profit and
cash, recorded an increase in revenue by approximately 146.3%
to approximately HK$654.5 million for the year ended 31 March
2021 (2020: approximately HK$265.7 million) as a result of annual
revenue of approximately HK$387.6 million from the operation of
agricultural produce exchange markets contributed by the CAP
Group, following the CAP Acquisition which took place during
the last two months during the last nancial year, while CAP’s full
year’s performance is consolidated into the Group’s accounts in
the financial year ended 31 March 2021. Moreover, there were
revenue streams brought by butchery business of approximately
HK$77.3 million. Segment result recorded a profit of HK$24.8
million for the year ended 31 March 2021.

The Group’s fresh market and agricultural produce exchange
market business has been built over the past two decades.
During the financial year, the Group managed a substantial
portfolio of approximately 800 stalls under the “Allmart” brand and
“Day Day Fresh” brands of fresh markets in Hong Kong with a
GFA of over 200,000 square feet. In order to meet rising customer
expectation, the Group strives to offer a more comfortable and
spacious shopping environment through well-designed layouts,
enhancement works and high quality management services. We
will continue to strengthen the partnership with our tenants and
local communities by launching effective marketing and promotion
events, and thereby improving shopping experiences at our fresh
markets. During the nancial year, the Group continued to locate
high population density areas to set up fresh markets and mini
fresh markets.

In February 2021, Wang On Majorluck Limited (the “Operator”),
an indirect wholly-owned subsidiary of the Company, received
a letter from the Hong Kong Housing Authority indicating its
agreement to lease a tender of proposal in respect of a fresh
market located at G/F, Choi Fook Estate Phase 3, Kowloon, Hong
Kong with an approximate area under the lease of approximately
1,133 square metres to the Operator. The fresh market is now
under renovation and is expected to commence operation in the
third quarter of 2021.

Wang On Group Limited  Annual Report 2021
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BUSINESS REVIEW (continued)

Along with the existing fresh market and agricultural produce
exchange market business on a stable footing, the Group had
commenced building a portfolio of self-owned fresh markets in
Hong Kong through joint ventures.

In May 2019 and July 2019, joint ventures participated by the
WOP Group have successfully acquired a retail podium located
at Lake Silver in Ma On Shan and a commercial accommodation
at The Parkside in Tseung Kwan O respectively. The Group has
refurbished part of these properties as fresh markets and taken
up the management of the properties under the brand “Day Day
Fresh”. The fresh markets have been operating since May 2020
and January 2020 respectively. The Group is confident that our
expertise in property investment and fresh market operation shall
deliver strong synergy to create unique business value to fuel
further growth in this segment.

In October 2019, we entered into butchery business by capturing
synergies with our existing fresh market operations. We will
continue to seize suitable opportunities focusing on building
a chain of butchery shops with a strong cash flow and steady
operating pro t. For the year ended 31 March 2021, the butchery
business generated revenue of approximately HK$77.3 million
(2020: approximately HK$33.5 million). The increase in revenue is
mainly attributed to the effect of consolidation of this segment’s
full year performance in the Group’s accounts during the current

nancial year, since the commencement of the Group’s butchery
business during the second half of the last financial year. We
believe that the demand for pork in local diets, combined with our
well established fresh market network, can allow for rapid growth
and a relatively low-risk development for this new business. Our
target is to continuously expand the butchery stores and optimise
the operation platform of fresh market and butchery business so
as to maximise synergies. As at 31 May 2021, 11 butchery stores
were in operation.
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BUSINESS REVIEW (continued)

In Mainland China, the Group operates fresh market business
through its joint venture under the “Huimin” brand in various
districts in Shenzhen, Guangdong Province, the PRC. The joint
venture currently manages a portfolio of approximately 800
stalls with a GFA of approximately 265,000 square feet, in which
approximately 166,000 square feet are owned by the joint venture.

Following the issuance of urban redevelopment policy by the
Shenzhen Government, some of the fresh markets may be
affected. Nevertheless, there will be negotiations between the local
developers and the fresh markets operators for compensations
as well as swapping locations for continue operations. The Group
will continue to closely monitor the latest development, particularly
the impact on the land use rights of its fresh market properties.

Following the CAP Acquisition, the Group, through CAP, operates
11 agricultural product exchange markets across ve provinces in
the PRC. The acquisition of these agricultural product exchange
markets expanded signi cantly our presence in the fresh market
segment in the PRC. The CAP Group operates various agricultural
produce exchange markets in Hubei Province, Henan, Guangxi
Zhuang Autonomous Region, Jiangsu Province and Liaoning
Province of the PRC. The outbreak of the coronavirus signi cantly
affected the market performance during early 2020 until around
end of April 2020 in particular for these markets in Hubei. As the
pandemic began to be under control in the PRC, the performance
of these markets returned to normal. Apart from this, both the
operating performance and market ranking of our markets
illustrated steady progress.

It is worth noting that Wuhan Baisazhou Agricultural and By-
Product Exchange Market (the “Wuhan Baisazhou Market”),
being one of the agricultural operations of the CAP Group, is one
of the largest agricultural produce exchange operators in the PRC.
Wuhan Baisazhou Market is situated in the Hongshan District of
Wuhan City, the PRC with a site area of approximately 310,000
square metres and a total GFA of approximately 190,000 square
metres. In 2020, Wuhan Baisazhou Market was awarded top 10
of agricultural produce exchange markets in the PRC by China
Agricultural Wholesale Market Association.

Wang On Group Limited  Annual Report 2021
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BUSINESS REVIEW (continued)

During the nancial year ended 31 March 2021, the CAP Group
received judgments for the legal disputes related to the Wuhan
Baisazhou Market from the Supreme People’s Court of the PRC
on 29 March 2021 and from the Court of First Instance in the
High Court of Hong Kong on 18 January 2021, respectively.
Both judgments are considered positive to the CAP Group. For
details, please refer to the joint announcements of, inter alia, the
Company and CAP dated 18 January 2021 and 30 March 2021,
and also the Litigation section of the Management Discussion and
Analysis section of this annual report.

As at 31 March 2021, our owned investment properties in Hong
Kong comprised of commercial, industrial and residential units
with a total carrying value of approximately HK$1,057.6 million
(2020: approximately HK$1,058.4 million).

During the financial year, we received gross rental income of
approximately HK$48.7 million (2020: approximately HK$20.6
million).

On 30 March 2021, the WOP Group and an independent third
party (the “Parkville Partner”) formed a new joint venture group
(the “Parkville JVv”), in which the WOP Group owned 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 oor and rst oor
of The Parkville, N0.88 Tuen Mun Heung Sze Wui Road, Tuen
Mun, New Territories for a consideration of HK$300,000,000. On
21 June 2021, the WOP 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
WOP Group, the Parkville Partner and the New Investors in the
Parkville JV would become 64%, 30% and 6%, respectively.
The Acquisition was completed on 25 June 2021. Details of
the transaction were set out in the joint announcements of the
Company and WOP dated 30 March 2021 and 21 June 2021.
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BUSINESS REVIEW (continued)

During the nancial year, we continued to dispose of second-hand
residential properties and realised approximately HK$5.2 million
(2020: approximately HK$41.3 million). As at 31 March 2021,
we held 9 second-hand residential properties with valuation of
approximately HK$54.9 million.

WYT Group is a pharmaceutical group focusing on manufacturing
and/or retailing of pharmaceutical and health food products. The
year under review was a challenging year for our pharmaceutical
and health food products segment with revenue totaling
approximately HK$474.7 million (2020: approximately HK$560.1
million), representing a drop of approximately 15.2%. The
continuous COVID-19 pandemic and the related response
measures from the government have inevitably hurt the inbound
tourism, which directly impact on our retail sales, in particular
for those districts where were previously very popular with the
Mainland Chinese tourists.

Total sales of the Chinese pharmaceutical and health food
products decreased by approximately 2.3% to approximately
HK$449.0 million (2020: HK$459.8 million). The WYT Group
continued to promote and develop a series of traditional Chinese
medicine (“TCM?”) healthcare products for common diseases of
urban people. Stroke prevention supplementation is a fast growth
market in Hong Kong in which “Wai Yuen Tong” has three series
of TCM products to cover the market: namely Angong Niuhuang
Wan, Angong Zaizao Wan and Angong Jiangya Wan. The series
is registered in Hong Kong according to ancient prescriptions
or nationally recognized prescription and its whole production
process is carried out at our Good Manufacturing Practice (“GMP”)
or The Pharmaceutical Inspection Co-operation Scheme (“PIC/S”)
factory in Yuen Long, Hong Kong. In the existing pandemic
situation, Angong Niuhuang Wan is considered as good health
supplement and has become more popular in the market.
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BUSINESS REVIEW (continued)

The WYT Group targeted better cost efficiency through further
optimisation of its retail sales network and distribution channels.
By the end of the financial year, the WYT Group had 72 retail
outlets in Hong Kong, including professional Chinese medicine
clinics and outlets operate under self-operating and franchise
modes. The number of Chinese medical service affiliated in
our retail outlets has been increased from 43 as at 31 March
2020 to 62 as at 31 March 2021. The WYT Group also had
5 retail outlets in Macao as at 31 March 2021. The enhanced
distribution network helps strengthen the Group’s sales and
brand recognition. A strong network has been laid down for a
sustainable growth in the future.

We have been moving forward to secure trade customers portfolio
that meet our key selection criteria of nancial condition and sales
abilities. “Wai Yuen Tong” brand is a reputable household name
established over a century ago. We will continue to promote our
brand value to maintain a leading market position in the Chinese
pharmaceutical and health food product markets.

Apart from focusing on the TCM core businesses, enriching
product mix on our health supplement offerings is also our
primary strategy. During the year, the WYT Group has successfully
launched supplements for pets named “PROVET” which is
Hong Kong’s first-ever pet wellness product. The development
of PROVET line is greatly welcome by the market as our
supplements are manufactured in Hong Kong and made with
Chinese herbs for pets and are tailored to their health needs and
ages.

oo

gooooooooobobbobboboooo
goooOboooooooobooboobooooo
oooooooboor00b0bDOmO00
gobobbooooobooooobooooobo
ob0moooooooooboobobooo
obooobOooboobobo430b00b00oo0nDno
gbooobooooe2000O0ODbOO0ODOO
gogbooobooobdoobogoosbood
gbobooooooooooboobooo
ooboobOO0ooooobooooooobooo
gbooooo

goooboboobooooobobooooddad
gooooboooooboobobooomoooon
goobOooboooooocobooobonoag
gogooobbooooooboobobododa
obobooood

oobooooooogooboooobooo
oooooooboobobobooboboooo
gboooooboooooboboooooobooo
oboooooobooobomoooooog
uobooooboooobObooooobonoo
obobOooobOoboooooboooooonoa
oooogoo

TEC-FFR EREEERAA



30

BUSINESS REVIEW (continued)

The WYT Group recognized the importance of networks and sales
channels to the business. Apart from setting up our own e-shop
via website at www.wyteshop.com (0 O O), the WYT Group
participated in the sale channel of other Hong Kong e-business
website and set-up retail outlets in Hong Kong-China cross-
border e-shops, so that the Mainland customers could purchase
our Hong Kong manufactured products directly through these
e-shops. Furthermore, the WYT Group have set-up flagship
stores in major Mainland China e-shops to expand its local sales
in the PRC. The WYT Group is also in the process of exploring
collaboration with casinos, commercial banks and insurance
companies to broaden the customer base in future.

Revenue of the Western pharmaceutical and health food
products decreased by approximately 74.4% to approximately
HK$25.7 million (2020: approximately HK$100.3 million) since
the consumption sentiment remained weak for the nancial year
ended 31 March 2021. The WYT Group has two major product
series in this segment, namely “Madame Pearl’s” and “Pearl’s”.
Madame Pearl’s is our brand for cough syrup while Pearl’s
product series comprises MosquitOut spray, hand cream and
itch-relief products. The two major product series are under this
business segment encountered different challenges during the
nancial year. Revenue of “Madame Pearl’s” was affected due to
the COVID-19 pandemic which has significant negative impact
on cough and cold market. The Pearl’s product series faced
severe price competition which has further heightened during the
COVID-19 pandemic. Nevertheless, during the nancial year, the
WYT Group placed substantial resources in revamping its Western
pharmaceutical and health care product distribution channels
in order to improve ef ciency. The WYT Group targets to supply
“Madame Pearl’s” products to local clinics and aims to cover
more than 400 local private clinics by the end of 2021. Moreover,
the Group will launch more products for these local clinics. More
resources were put on branding aiming to strengthen the brand
loyalty for both “Madame Pearl’s” and “Pearl’s” product series.
To comply with Mainland China’s relevant regulations, the WYT
Group has engaged various local industry players to enhance the
market penetration of its upper airway product series under the
“Madame Pearl’s” brand into Mainland China.
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BUSINESS REVIEW (continued)

In December 2020, the National Medical Products Administration
had approved the application by the WYT Group, for import into
Mainland China children cough syrup products manufactured
in our Yuen Long factory. We expect an improved demand for
the children cough syrup products in Mainland China for the
upcoming years.

Capitalising on state-of-the-art technology and advanced
equipment of the WYT Group’s Yuen Long factory, the WYT Group
continued to carry out research and development of products for
core medical solution targeting at institutional clients and local
clinics.

The Group maintains a strong financial position. Liquid
investments amounted to approximately HK$1,305.0 million at
31 March 2021, represented a decrease of approximately 18.3%
from the balance of approximately HK$1,597.2 million as at 31
March 2020. The liquid investments represented approximately
60.1% of the debt securities, approximately 12.6% of equity
securities and approximately 27.3% of fund investment.

LIQUIDITY AND FINANCIAL RESOURCES

As at 31 March 2021, the equity attributable to owners of the
parent increased by approximately 6.2% to approximately
HK$6,438.1 million (2020: approximately HK$6,061.9 million
(restated)). The Group’s total equity, including the non-controlling
interests, increased to approximately HK$9,969.0 million (2020:
approximately HK$9,683.8 million (restated)) as at 31 March
2021.

As at 31 March 2021, the Group’s total assets were approximately
HK$20,445.9 million (2020: approximately HK$19,088.8 million).
Total cash and bank balances held amounted to approximately
HK$1,730.3 million (2020: approximately HK$1,584.0 million) as
at 31 March 2021. The Group also maintained a portfolio of liquid
investments with an aggregate market value of approximately
HK$1,305.0 million (2020: approximately HK$1,597.2 million) as
at 31 March 2021, which is immediately available for use when in
need.
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LIQUIDITY AND FINANCIAL RESOURCES
(continued)

As at 31 March 2021, the Group’s total debt amounted to
approximately HK$7,172.0 million (2020: approximately
HK$6,205.0 million). The Group’s net debt to equity was
approximately 54.6% (2020: approximately 47.7% (restated)) as
at 31 March 2021.

The net debt to equity ratio is calculated as the net debt divided
by total equity. Net debt is calculated as a total of interest-bearing
bank and other borrowings, unsecured notes and convertible
notes, less cash and cash equivalents.

As at 31 March 2021, the Group’s property, plant and equipment,
investment properties, properties under development, properties
held for sale, financial assets at fair value through other
comprehensive income, nancial assets at fair value through pro t
or loss and loan receivable with carrying value of approximately
HK$429.0 million, approximately HK$1,956.7 million,
approximately HK$4,892.5 million, approximately HK$1,145.0
million, approximately HK$509.7 million, approximately HK$15.7
million and approximately HK$103.7 million (2020: approximately
HK$449.6 million, approximately HK$2,285.7 million,
approximately HK$3,448.4 million, approximately HK$1,035.5
million, approximately HK$743.3 million, approximately HK$32.2
million and Nil) were pledged to secure the Group’s general
banking facilities.

The Group’s capital commitment as at 31 March 2021 amounted
to approximately HK$829.0 million (2020: approximately
HK$899.3 million) which was mainly attributed to its property
development business. In addition, the Group’s share of joint
ventures’ own capital commitments amounted to approximately
HK$145.0 million (2020: approximately 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).
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LIQUIDITY AND FINANCIAL RESOURCES
(continued)

As at 31 March 2021, the Group provided guarantees of
approximately HK$56.8 million to customers in favour of certain
banks for the loans provided by the banks to the customers
of the properties sold (2020: approximately HK$63.5 million).
Pursuant to the terms of the guarantees, in the event of default on
mortgage payments by these purchasers before the expiry of the
guarantees, the Group is responsible for repaying the outstanding
mortgage principals together with the accrued interest and
penalties owed by the defaulted purchasers to the banks, net of
any sales proceeds.

The Group strengthens and improves its financial risk control
on a continual basis and has consistently adopted a prudent
approach in nancial management. Financial resources are under
close monitoring to ensure the Group’s efficient and effective
operation, as well as flexibility to respond to opportunities and
uncertainties. Management of the Group is of the opinion that
the Group’s existing financial structure is healthy and related
resources are suf cient to cater for the Group’s operation needs
in the foreseeable future. The Group operates a central cash
management system. It also prudently invests in liquid investment
in order to obtain a reasonable return while maintain liquidity.
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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)

DEBT PROFILE AND FINANCIAL PLANNING

As at 31 March 2021, interest-bearing debt pro le of the Group

was analysed as follows:

BEENWEDN (&)

ugoggooggo

ooooooboog

31 March 2021

gobobooooobooooooooood

31 March 2020

ooood ooooo
gooooaad gooooo
HK$’000 HK$’000
goo oo

Bank loans repayable dooooooooood
Within one year or on demand ooo0oooaoo 3,209,249 2,656,906
In the second year oooo 1,061,028 1,153,078
In the third to fth year, inclusive obobooooooooooo 2,090,872 1,473,532
Beyond ve years oooo 217,271 291,523
6,578,420 5,575,039

Other loans repayable oooooobobooog
Within one year or on demand ooooooo 60,090 —
In the second year oood 202,270 —
In the third to fth year, inclusive 0000000 ooDooood — 198,970
262,360 198,970

Unsecured Notes (i) googo()
In the third to fth year, inclusive 0000000 ooooooo 199,348 181,220
Convertible Notes (i) gooooao (i

Within one year or on demand ooooooo 131,901 —
In the second year ooao — 249,814
7,172,029 6,205,043
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DEBT PROFILE AND FINANCIAL PLANNING
(continued)

M

(i)

CAP has issued unsecured notes with maturity in
September 2024 (the “Unsecured Notes”) which are listed
on the Stock Exchange by way of debt issue to professional
investors only (Stock code: 5755). As at 31 March 2021
and 31 March 2020, the Unsecured Notes in the principal
amount of HK$290 million remained outstanding.

CAP issued convertible notes with the aggregate principal
amount of HK$500 million on 19 October 2016 which will
mature on 18 October 2021 (the “Convertible Notes”),
which entitle the holders thereof to convert into the ordinary
shares of CAP (“CAP Share(s)”) at a conversion price
of HK$0.4 per CAP Share. During the financial year, no
Convertible Notes were converted into CAP Shares by the
Convertible Notes’ holders and on 9 December 2020, CAP
has partially early redeemed the Convertible Notes in the
principal value of HK$130 million. As at 31 March 2021, the
Convertible Notes with the outstanding principal amount
of HK$134.8 million was in issue and maximum number of
CAP Shares issuable upon exercise of conversion rights is
337,000,000 CAP Shares.

In order to meet the interest-bearing debts, business capital
expenditure and funding needs for, inter alia, replenishment of
the Group’s land bank, enhancing our portfolio of properties
for investment and/or payment of construction costs for the
development of the property development projects, the Group had
from time to time been considering various nancing alternatives
including but not limited to equity fund raising, nancial institution
borrowings, non- nancial institution borrowings, bond issuance,
convertible notes, other debt nancial instruments, and disposal
of properties.
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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)
BEENWED T (&)

SIGNIFICANT INVESTMENTS HELD,

MATERIAL ACQUISITIONS AND DISPOSALS

OF SUBSIDIARIES, AND FUTURE PLANS FOR
MATERIAL INVESTMENTS OR CAPITAL ASSETS

As at 31 March 2021, the Group held financial assets at fair
value through other comprehensive income (“FVOCI”) and

financial assets at fair value through profit or loss (“FVPL") of

million, respectively:

gooooogooboooboon
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0

000000000000 ooooooo
0000000000 oooooooan
gooobmoooobooooogoooboog
approximately HK$843.2 million and approximately HK$461.8 (D 0000000 O0OMMOOOOCOOOOO
843,200,0000 0 0 O 461,800,0000 0 O

As at 31 March 2021 For the year ended 31 March 202 Fair value/carrying amount
oooooo 0oooooo
oooooo 0oooooooo goooooo
Percentage to Bond As at Asat
the Group's  Fairvalue interest ~ Dividend ~ 3LMarch  31March  Investment
Amountheld  netassets  gain/(loss) income received 2001 2020 cost
i i
aooo ooo 00000 ooooo
aooo ooo gooo 00 0o
0ooo gooo 0ooo 0a 0ooo gooo 0ooo gooo
Notes HK$'000 HKS'000 HKS$'000 HKS'000 HK$'000 HKS$'000 HK§000
0o 0o % 0o 0o 0o oo 0o oo
Fvocl: 0oooooonoo
oooooooo
A Equity ivestment A 0000 74,001 1% 102,003 - 1374 14,001 259,061 133,709
B.  Bonds B 00
Zhongliang Holdings Group 000ooooooo
Company Limied 1 155,893 Wh (L07y 2062 - 155,893 211,076 155,080
China South City goooooooo
Holdings Limited 2 162,289 Wh 4500 18,745 - 162,289 141,728 166,991
Yuzhou Group Holdings 000ooooooo
Co.Ltd. 3 92,510 1% 7203 3240 - 92510 38,044 93749
Others ag 358,497 1% 43945 54,605 - 3497 632,747 304,142
Subtota 0o 843,190 8% 156,580 97212 1314 #3190 1282656 93671
FVPL: poooooooo
ooooo
A Equity ivestments A 0000 90,684 1% (26371) - i 90,684 N8 84,078
B.  Funds B OO
Rockpool Capial SPC Rockpool Capital SPC
(RCS) [MRCST 4 132501 1% 15,686 - - 132501 175,150 135,842
Others 0o 219216 % 1920 - 2546 21916 68,249 17251
C. Bonds ¢ 00 15,564 0% (552) 201 - 15,564 3,180 15,500
D. Others D. 00 3864 0% (2886) - - 3864 6,220 5392
Subtota oa 461829 5% (12,203) 201 2657 461,829 314,582 458,069
Tota 0o 1,305,019 13% w3m 99,283 4030 1305019 1597238 LAOLTAO
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SIGNIFICANT INVESTMENTS HELD,

MATERIAL ACQUISITIONS AND DISPOSALS

OF SUBSIDIARIES, AND FUTURE PLANS FOR
MATERIAL INVESTMENTS OR CAPITAL ASSETS
(continued)

The principal activities of the securities are as follows:

Zhongliang Holdings Group Company Limited
(“Zhongliang”) is a company incorporated in the Cayman
Islands with limited liability whose shares are listed
and traded on the Main Board of the Stock Exchange.
Zhongliang and its subsidiaries are principally engaged
in property development, property leasing, and providing
property management services and management consulting
services.

China South City Holdings Limited (“China South City”) is
a company incorporated in Hong Kong with limited liability
whose shares are listed and traded on the Main Board of
the Stock Exchange. China South City and its subsidiaries
are principally engaged in property development,
investment in integrated logistics and trade centers,
residential and commercial ancillary facilities, property
management, development, operations and maintenance
of an E-commerce platform and provision of advertising,
exhibition, logistics and warehousing services, outlet
operations and other services.

Yuzhou Group Holdings Co. Ltd. (“Yuzhou”) is a company
incorporated in the Cayman Islands with limited liability
and whose shares are listed and trade on the Main Board
of the Stock Exchange. Yuzhou and its subsidiaries are
principally engaged in property development. The Company
operates its businesses through ve segments. The property
development segment is engaged in the development
and sale of properties. The property investment segment
is engaged in the investment in properties for their rental
income potential and/or for capital appreciation. The
property management segment is engaged in the provision
of property management services. The hotel operation
segment is engaged in the operation of hotels. The others
segment is engaged in other businesses.
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SIGNIFICANT INVESTMENTS HELD,

MATERIAL ACQUISITIONS AND DISPOSALS

OF SUBSIDIARIES, AND FUTURE PLANS FOR
MATERIAL INVESTMENTS OR CAPITAL ASSETS
(continued)

4. On 18 April 2019, the Group executed the subscription
forms in respect of the investment. The target underlying
the investment is 25,000 Class C Shares with an initial net
asset value of US$25 million in a segregated portfolio of
RCS. RCS is a segregated portfolio company incorporated
under the laws of the Cayman Islands with limited liability,
and is an open-ended investment vehicle. Subject to the
restriction that any single position in the segregated portfolio
shall not exceed 10% of the net asset value of the entire
segregated portfolio, there are no limitations on the markets
or instruments that the segregated portfolio may invest in,
or the percentage of the segregated portfolio’s assets that
may be committed to any region, market or instrument.
Please refer to the joint announcement dated 18 April 2019
published by the Company and WYT for details. In October
2020, the Group redeemed approximately 9,060.13 Class C
Shares of in the segregated portfolio of RCS.

5. Save as disclosed above, the Group also invested in other
shares listed on the Stock Exchange and other major
stock exchanges. The fair value of each of these shares
represented less than 1.0% of the net assets of the Group
as at 31 March 2021.

6. Save as disclosed above, the Group also invested in other
bonds and funds, the fair value of each of these bonds and
funds represented less than 1.0% of the net assets of the
Group as at 31 March 2021.

During the year ended 31 March 2021, the Group has acquired
additional 95 million WYT share at a total consideration
of HK$39.8 million. As at 31 March 2021, the Group held
810,322,940 WYT shares, representing approximately 65.79% of
the WYT shares in issue.
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SIGNIFICANT INVESTMENTS HELD,

MATERIAL ACQUISITIONS AND DISPOSALS

OF SUBSIDIARIES, AND FUTURE PLANS FOR
MATERIAL INVESTMENTS OR CAPITAL ASSETS
(continued)

In the last financial year on 12 February 2020, the WYT Group
acquired and became the owner of 5,312,395,685 CAP Shares,
representing approximately 53.37% of the CAP Shares in issue
and the WYT Group, together with parties acting in concert with
it, held 7,464,800,866 CAP Shares, representing approximately
75% of the CAP Shares in issue. The CAP Group operates 11
agricultural produce exchange markets across five provinces in
the PRC.

The Group completed the CAP Acquisition on 12 February 2020
(the “Acquisition Date”). In the preparation of the Company’s
consolidated financial statements for the year ended 31 March
2020, the purchase price allocation of the acquisition and
the resulting gain on bargain purchase were determined on a
provisional basis. During the year ended 31 March 2021, the
Group has finalised the fair value assessment of the identifiable
assets and liabilities of the CAP Group (the “Finalised
Assessment”) as of the Acquisition Date.

In 2007, the CAP Group acquired Wuhan Baisazhou Agricultural
By-Product Grand Market Company Limited (“Baisazhou
Agricultural”) from independent third parties, Ms. Wang Xiu Qun
(“Ms. Wang”) and Wuhan Tian Jiu Industrial and Commercial
Development Co., Ltd (“Tian Jiu”) for their respective 70%
and 20% interest in Baisazhou Agricultural (the “Baisazhou
Acquisition”).
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SIGNIFICANT INVESTMENTS HELD,

MATERIAL ACQUISITIONS AND DISPOSALS

OF SUBSIDIARIES, AND FUTURE PLANS FOR
MATERIAL INVESTMENTS OR CAPITAL ASSETS
(continued)

On 18 January 2021, the Court of First Instance in the High Court
of Hong Kong (“CFI”) handed down a judgement in respect of the
Baisazhou Acquisition, pursuant to which CAP is not required to
make any payment under the instruments to Ms. Wang or Tian
Jiu. The trials in the CFl were completed before the Acquisition
Date, and the judgement was handed down within one year
from the Acquisition Date, which is within the measurement
period. As such, on completion of the fair value assessments,
retrospective adjustments were made to the provisional amounts
related to identifiable liabilities of the CAP Group recognised as
of the Acquisition Date. Consequently, the Group’s consolidated
statement of financial position as at 31 March 2020, the
consolidated statement of pro t or loss and other comprehensive
income, the consolidated statement of changes in equity and
the consolidated statement of cash flow for the year ended 31
March 2020, and certain explanatory notes have been restated to
re ect these restatements. For details of the nancial effects of the
above, please refer to note 4 to nancial statements of this annual
report.
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SIGNIFICANT INVESTMENTS HELD,

MATERIAL ACQUISITIONS AND DISPOSALS

OF SUBSIDIARIES, AND FUTURE PLANS FOR
MATERIAL INVESTMENTS OR CAPITAL ASSETS
(continued)

On 4 May 2020, Caister Limited (“Caister”), a company wholly-
owned by the Company’s chairman and controlling shareholder,
Mr. Tang Ching Ho, requested the board of Easy One (an
exempted company incorporated in the Cayman Islands and
continued in Bermuda with limited liability, the shares of which
were formerly listed and traded on the Main Board of the Stock
Exchange (the then stock code: 221)) to put forward a proposal
to other shareholders of Easy One for the privatisation of Easy
One (the “Proposal”) by way of a scheme of arrangement (the
“Scheme”) under Section 99 of the Bermuda Companies Act
1981 (the “Companies Act”).

Pursuant to the Proposal, all the ordinary shares of HK$0.01
each in Easy One (the “Scheme Shares”) were cancelled in
exchange for the consideration comprising the cash consideration
of HK$0.3 per Scheme Share and the consideration shares on
the basis of eight (8) ordinary share(s) of HK$0.01 each of the
Company as held by Caister, for each Scheme Share (collectively,
the “Consideration”). The Proposal, upon implementation,
constituted a discloseable and connected transaction for the
Company under the Rules Governing the Listing of Securities on
the Stock Exchange (the “Listing Rules”).

On 26 August 2020, at the respective special general meetings
of the Company and WYT, the independent shareholders of the
Company and WYT have respectively approved the Proposal
and the disposal of the Scheme Shares held by WYT Group
in exchange for the Consideration. On 8 September 2020, the
resolution proposed at the meeting of the shareholders of the
Scheme Shares (the “Scheme Shareholders”) to approve the
Scheme was duly passed by the Scheme Shareholders. On 17
September 2020, the Scheme was sanctioned by the Supreme
Court of Bermuda without modification. The Scheme eventually
became effective on 16 October 2020 when all the conditions to
the implementation of the Proposal were ful lled.
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SIGNIFICANT INVESTMENTS HELD,

MATERIAL ACQUISITIONS AND DISPOSALS

OF SUBSIDIARIES, AND FUTURE PLANS FOR
MATERIAL INVESTMENTS OR CAPITAL ASSETS
(continued)

Details of the Easy One privatisation were set out in the joint
announcements published by the Company, WYT, Easy One
and Caister dated 4 May 2020; the scheme document dated 12
August 2020 jointly issued by Easy One and Caister in relation to
the Proposal and the Scheme; the circulars of the Company and
WYT dated 24 July 2020 respectively and their respective poll
results announcements dated 26 August 2020 in respect of the
disposal of the entire shareholdings in Easy One of the Company
and WYT; the respective joint announcements of Easy One
and Caister dated 8 September 2020, 18 September 2020, 12
October 2020 and 16 October 2020.

Subsequent to the year ended 31 March 2021, on 18
June 2021, Century Choice Limited (“Century Choice”),
a wholly-owned subsidiary of CAP and a substantial
shareholder (the “PRC Shareholder”) of OOOOO
Oo0D00ooDooooDooOg (Yulin Hongjin Agricultural
By-products Wholesale Marketplace Limited (“Yulin Hongjin"))
entered into an agreement in relation to the reduction of registered
capital contribution of Century Choice in Yulin Hongjin. Pursuant
to the agreement, the PRC Shareholder waived its entitiement to
the dividend declared by Yulin Hongjin for the nancial year ended
31 December 2020 in the amount of approximately RMB117
million and directed the same to be paid to Century Choice, and
the amount of registered capital contribution by Century Choice in
Yulin Hongjin was reduced by an amount equal to approximately
RMB41.9 million. As a result of such reduction of registered
capital contribution, the CAP Group’s equity interest in Yulin
Hongjin was decreased from 65% to 51%. Details of the capital
reduction were disclosed in the joint announcement published by,
inter alia, the Company dated 18 June 2021.

Wang On Group Limited  Annual Report 2021

gobdgbobooougoboogn
oooooooouoooogn
HERERN

goobOoooooooboooboboooooo
OO0CasterD 000000 OOOOODOODO
ooob0ODbO0OCasterd00OOooonOo0OO
gooooooooooOooOOoboDboboObOOon
ubooobooobooboooboobooboao
oobb0oooobooooobooooboo
ggodgobooooboobooododoogady
O0O0DoDO0O0O00O0oo0oDOO0OOo caisterd
goobooooobObooooooooooo
goouoooooooooobooboodda
gbobogoooobobo

ooobooooobObooooobooooo
goboboboooboooobooboboOonoa
gamooobooooobobboooboogo
oobooobOo0oooboOooooooOonod
tdonoooomoooooooooo
goobOoboooooooboboobooooo
gugogugooooooobobobooododd
goooooooooboboboboobooboooa
oobooooboi1i7,000,0o0000000
ggouobbooooooobbobobodod
O0o0ODDO0OO0O0o0ooooODbDOO 41,900,000
ooooobbOooooooboobboonoo
Uoboob0O00oo0oDbO0O0es5%hdds1%d
gjodooooooboooobboogoo
oboobooooboooboobooooog



SIGNIFICANT INVESTMENTS HELD,

MATERIAL ACQUISITIONS AND DISPOSALS

OF SUBSIDIARIES, AND FUTURE PLANS FOR
MATERIAL INVESTMENTS OR CAPITAL ASSETS
(continued)

Subsequent to the year ended 31 March 2021, on 23 April
2021, Mailful Investments Limited (the “Subscriber”), an
indirect wholly-owned subsidiary of the Company, entered into
a subscription agreement with ZWC Fund Il General Partners
Limited (the “General Partner”) and ZWC Fund Il L.P., a Cayman
Islands exempted company (the “Fund”), pursuant to which the
Subscriber agreed to subscribe for a limited partnership interest
in the Fund at a total capital contribution of US$10 million (the
“Capital Contribution”). The Capital Contribution will be paid
in instalments upon receipt of written notice from the General
Partner from time to time to provide funds for payment for the
Fund’s investments, expenses, liabilities and reserves. Details
of the transaction were disclosed in the announcement of the
Company dated 23 April 2021.

Save as disclosed above, as at the date of this annual report,
the Group has no future plan for material investments or capital
assets.

LITIGATION

In 2007, the CAP Group acquired Baisazhou Agricultural from
independent third parties, Ms. Wang and Tian Jiu for their
respective 70% and 20% interest in Baisazhou Agricultural.

Since 2011, the CAP Group has been involved in a number of
civil proceedings in Mainland China and Hong Kong. The key civil
proceedings in Mainland China and Hong Kong in respect of the
Baisazhou Acquisition are set out below:
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LITIGATION (continued)

In May 2015, Ms. Wang and Tian Jiu commenced proceedings
against the PRC Ministry of Commerce (“MOFCOM?”) in the
Beijing Second Intermediate People’s Court, seeking, inter alia,
a direction that MOFCOM revoke its approval in respect of the
Baisazhou Acquisition.

It is alleged by Ms. Wang and Tian Jiu that:

a)

Baisazhou Agricultural forged share transfer agreements
(the “Contended Agreements”) in relation to the
Baisazhou Acquisition wherein the related consideration
was understated and the manner of settlement of the
consideration was inaccurately described;

Baishazhou Agricultural forged the related documentation
for ling with the MOFCOM and the Hubei Administration For
Industry and Commerce (the “Hubei AIC”), and that such
documentation and the Contended Agreements involved
forged signatures; and

MOFCOM and the Hubei AIC approved the Baisazhou
Acquisition and processed the related llings on the basis of
the above documents that are allegedly forged.

In December 2015, the Beijing Second Intermediate People’s
Court directed MOFCOM to reconsider its approval decision. In
May 2016, MOFCOM decided that its approval issued in relation
to the Contended Agreements shall not be revoked and shall
remain to be in force (the “Reconsidered Decision”).

Wang On Group Limited
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LITIGATION (continued)

In August 2016, Ms. Wang and Tian Jiu commenced
administrative proceedings against MOFCOM in the Beijing
Second Intermediate People’s Court seeking to set aside the
Reconsidered Decision. In March 2017, the Beijing Second
Intermediate People’s Court dismissed the application of Ms.
Wang and Tian Jiu (“31 March Judgment”). On 20 December
2018, the Beijing Higher People’s Court upheld the 31 March
Judgment (“20 December Judgment”), Ms. Wang and Tian
Jiu applied to the Supreme People’s Court for a retrial and for
dismissal of (i) the 31 March Judgment, and (i) the 20 December
Judgment, but this application was dismissed by the Supreme
People’s Court on 29 December 2020.

As advised by CAP’s PRC legal advisor, the approval issued by
MOFCOM in 2007 in relation to the Contended Agreements shall
not be revoked and remain to be in force, and the CAP Group
continues to be the legal and beneficial owner of Baisazhou
Agricultural.

In May 2015, CAP commenced legal proceedings against Ms.
Wang and Tian Jiu in the Higher People’s Court of Hubei Province
(“Hubei Court”) seeking, inter alia, declarations and orders that
the sales and purchase agreements for the Baisazhou Acquisition
(the “SPA”) have been legally made, and that Ms. Wang and Tian
Jiu shall assist Baisazhou Agricultural to discharge its contractual
duties under the SPA to make the necessary ling with MOFCOM
(which were subsequently withdrawn in April 2019 in light of
the decisions in respect of the MOFCOM approvals). Ms. Wang
and Tian Jiu filed their counterclaim for, inter alia, the return of
the CAP’s 90% interest in Baisazhou Agricultural, which was
dismissed by the Hubei Court in December 2019 (*23 December
Judgment”).

oojdo

ooooooooooobbooooobooo
ooobooooobooooooboooonoo
oobobooooobooobobobooooonoo
ubobooooboooobooooobooa
ooooOooooOoobooooooo
ooboooObOO0oooobbooooobonoo
obobonooooobooOonooooboo
oooooooooooooompoooooo
oooOo@MooooOooOooooOooooo
oboobooobooboobooooog

gogooobbobobooooooboboobododa
gooooooooobobobbbooooooo
gobooobOOoooooboooobooonoa
uboboooooboaban

gogogooboboboooooobobobodd
gooooonmobobbmooooooaa
goooobbmobobbbbioooooo
oboo0ooooOoooobooOonoobooOoo
gooooooooooooboooooog
gobbooooobooooobooooobo
gbooboomobooooobboobo
gboooboboooboboobomoboogao
obobb0ooooooooboooooboo
ooboooboecwuoooooooonoo
gbobobobdOonoboobogobobooOond

TEC-FFR EREEERAA



46

LITIGATION (continued)

In January 2020, Ms. Wang and Tian Jiu appealed against the
23 December Judgment. On 29 March 2021, the CAP Group
received the judgment of the Supreme Court dated 29 December
2020 (the “29 December Judgment”) which upheld the 23
December Judgment and dismissed the appeal of Ms. Wang and
Tian Jiu. As advised by the PRC legal advisors of the CAP Group,
according to the 23 December Judgment and the 29 December
Judgment, the CAP Group continues to be the legal and bene cial
owner of Baisazhou Agricultural.

In 2011, CAP issued a Writ of Summons in the CFl against Ms.
Wang and Tian Jiu. CAP (as purchaser) sought damages from
Ms. Wang and Tian Jiu (as vendors) for their breach of various
provisions of the SPA. Ms. Wang and Tian Jiu counterclaimed for,
amongst others, an order that CAP do cause and/or procure the
shares in Baisazhou Agricultural to be transferred back to Ms.
Wang and Tian Jiu.

In 2012, CAP obtained a court order from the CFI to the effect
that undertakings (the “Undertakings”) were given by Ms. Wang
and Tian Jiu not to (i) indorse, assign, transfer or negotiate the
two instruments (purportedly described as promissory notes
in the SPA) (the “Instruments”); and (ii) enforce payment in
relation to the SPA by presentation of the Instruments until the
final determination of these proceedings or further court order.
Pursuant to the Undertakings, the Instruments will no longer fall
due for payment by CAP on 5 December 2012.

Wang On Group Limited  Annual Report 2021
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LITIGATION (continued)

The CFl handed down its judgment on 18 January 2021
awarding damages in favour of CAP for sum exceeding the
sum owed under the Instruments. The CFl also ordered that the
damages awarded to CAP be set-off by the sum owed under the
Instruments, and that Ms. Wang and Tian Jiu not be allowed to
enforce the Instruments against CAP. In effect, CAP is not required
to make any payment under the Instruments to Ms. Wang or Tian
Jiu. CAP is seeking legal advice for the recovery of the balance of
the damages awarded to it. Further, as the counterclaim of Ms.
Wang and Tian Jiu was dismissed, CAP continues to be the legal
and bene cial owner of Baisazhou Agricultural.

Further details regarding the civil proceedings which the CAP
Group has been involved in can be found in the interim/annual
reports and announcements issued by CAP.

FOREIGN EXCHANGE

Management of the Group is of the opinion that the Group has
no material foreign exchange exposure and therefore, the Group
does not engage in any hedging activities. The revenue of the
Group, also being mostly denominated in Renminbi and Hong
Kong dollar, matches the currency requirements of the Group’s
operating expenses.
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EMPLOYEES AND REMUNERATION POLICIES

As at 31 March 2021, the Group had 2,102 (2020:2,037)
employees, of whom approximately 41% (2020: approximately
38%) were located in Hong Kong and the rest were located in
Mainland China. The Group remunerates its employees mainly
based on industry practices and individual performance and
experience. On top of the regular remuneration, discretionary
bonus and share options may be granted to selected staff by
reference to the Group’s as well as individual’s performances.
The Group also provides a de ned contribution to the Mandatory
Provident Fund as required under the Mandatory Provident Fund
Schemes Ordinance (Chapter 485 of the Laws of Hong Kong) for
all eligible employees in Hong Kong and retirement contributions
in accordance with the statutory requirements for our staff in the
PRC. The Group had launched a de ned scheme of remuneration
and promotion review to accommodate the above purpose
and such review is normally carried out annually. Other forms of
bene ts such as medical and retirement bene ts and structured
training programs are also provided.

Wang On Group Limited  Annual Report 2021
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PRINCIPAL RISKS AND UNCERTAINTIES

The Group has reviewed the principal risks and uncertainties
which may affect its businesses, financial condition, operations
and prospects based on its risk management system and
considered that the major risks and uncertainties that may affect
the Group included (i) Hong Kong economic conditions which
may directly affect the property market; (ii) availability of suitable
land bank for future development; (i) the continuous escalation of
construction cost in Hong Kong in recent years; (iv) business cycle
for property under development may be in uenced by a number
of factors and the Group’s revenue will be directly affected by the
mix of properties available for sale and delivery; (v) all construction
works were outsourced to independent third parties and they may
fail to provide satisfactory services adhering to our quality and
safety standards or within the timeline required by the Group; (vi)
uctuations of fair value gain or loss incurred on nancial assets
and investment properties; (vii) credit risk and recoverability of
provision of loans which may incur bad debts during the downturn
of economy; (viii) loss of management contracts for fresh markets
which may arise in light of severe competition with existing market
players and entry of new participants into the market; (ix) industrial
policy risk and supply chain disruption for pharmaceutical
business; and (x) internet risk; moreover, following the acquisition
of CAP by the WYT Group since the last nancial year, further risks
and uncertainties have been identi ed including (xi) uctuation in
the exchange rate of Renminbi against Hong Kong dollars which
may affect the repatriation of pro t and/or additions of investment
when converting currencies, and (xii) industrial policy risk for
development, construction, operations and acquisition of agri-
produce exchange markets.

In response to the abovementioned possible risks, the Group has
a series of internal control and risk management policies to cope
with the possible risks and has serious scrutiny over the selection
of quality customers and suppliers. The Group has formed
various committees to develop and review strategies, policies and
guidelines on risk control which enable the Group to monitor and
response to risk effectively and promptly. The Group also actively
proposes solutions to lower the impact of the possible risks on
the businesses of the Group.
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PROSPECTS

We believe 2021 will be a year with challenges and opportunities.
Hong Kong economy is still on its way to recovery, the real GDP
is resuming appreciable year-on-year growth of 7.9% in the rst
quarter of 2021, led by very strong growth of exports of goods.
Moreover, the reduction in unemployment rate from January to
March 2021 to 6.8% showed signs of recovery for the economy of
Hong Kong. The Hong Kong Government has launched the free
vaccination programme which is expected to help mitigate the
COVID-19 pandemic situation and is expected to be conducive
to the recovery of the local economy. Nevertheless, the economic
recovery was uneven and overall economic activity remained
below the pre-recession level, as the pandemic, social distancing
requirements and travel restrictions continued to weigh on certain
economic segments. We believe that the performance of various
segments of the Group will gradually be restored in different
paces.

In respect of the property development segment in Hong Kong,
the low interest rate environment and concrete demands on
residential properties will continue to benefit the Hong Kong
economy especially the residential property sector, which
is expected to remain resilient over the long term. With the
upmost opening of the pre-sales of The Met. Azure, the growth
momentum and branding of the Group shall be escalated.

The Group will continue to monitor the market changes closely
whilst keep looking for opportunities in property acquisition and
collaboration with strategic partners to strengthen the real estate
business.

The fresh market operations have been a cash flow generating
and profitable business over the past decades. The fresh
market segment continues to grow steadily in Hong Kong and
is expected to provide stable recurring income and cash flow
to the Group. The Group considers delivery services for fresh
market products will be another opportunity to expand our
business and will devote more resources in developing this area.
Moreover, the Group expects to expand its fresh market portfolio
by collaborating with landlords and identifying opportunities to
acquire additional fresh markets in both public and private sectors
in Hong Kong to strengthen its recurring income.

Wang On Group Limited  Annual Report 2021
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PROSPECTS (continued)

Moreover, following the acquisition of CAP through the WYT
Group in the last financial year, the Group, through CAP, now
operates 11 agricultural produce exchange markets across five
provinces in the PRC. Such acquisition has signi cantly expanded
the Group’s presence in the fresh market segment and the
property development segment in the PRC. Looking ahead, the
Group will continue to build a nationwide agricultural produce
exchange network by leveraging its leading position in the industry,
replicable business model, advanced management system
and IT infrastructure and quality customer service. Agricultural
development is expected to remain one of the main development
focuses of the PRC government in the next few years, and major
growth in the agriculture sector is expected to be driven by the
“Belt and Road Initiative”. The Group will continue to capture new
business opportunities by cooperating with partners to adopt an
“asset light” approach. Given the Group’s leading position on the
market and dynamic business model, the Group is con dent that
it will deliver long-term bene ts to the Group.

Since the outbreak of the COVID-19, all of our agricultural produce
exchange markets have upgraded the facilities and fixtures to
keep up with the raising strict health and hygiene measures of the
local governments.

“Wai Yuen Tong”, a reputable pharmaceutical household
brand, was established over a century ago. Subsequent to the
outbreak of COVID-19, we believe that TCM plays an increasingly
signi cant role in the ght against this global epidemic. Prevention
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PROSPECTS (continued)

comes before cure and consumer health awareness will be
increased. Moreover, decrease in mainland tourist visits and rigid
industry policies may continue to curtail and negatively impact
retail performance. Nevertheless, as the epidemic situation was
largely under control with the successful development and launch
of the free vaccination programme, the recovery of the Mainland
China economy also rendered support to our performance, the
overall economic situation showed signs of stabilization gradually.
The Group will continue to closely monitor the performance of its
distribution channels and retail network.

In order to maintain the WYT Group’s competitive advantage, it will
strategically restructure, integrate retail outlets and build a team
of experienced and well-trained Chinese medicine practitioners to
serve its customers. The Group’s ambition is to build one of the
largest teams of Chinese medicine practitioners in Hong Kong
through WYT. The Group intends to leverage its brand value to
strengthen its partnerships and boost its franchising model to
maximise its retail exposure and lower overall operational risk and
costs.

With Hong Kong and Chinese government’s active push for
TCM, including preferential policies and cross-border cooperation
between Hong Kong and the Guangdong-Hong Kong-Macau-
Greater Bay Area, the market for Chinese pharmaceutical
medication and supplements manufactured in Hong Kong is set to
expand rapidly in the next decade. Further, the Group’s Western
pharmaceutical business is expected to achieve favourable
growth driven by the sale of cough syrup to private clinics in Hong
Kong and the PRC, in particular, we believe that the demand for
our branded “Made in Hong Kong” children cough syrup products
will increase following approval from National Medical Products
Administrative for import of such product into the Mainland China
from our factory in Yuen Long.

In summary, the overall strong nancial position of the Group and
the expected continued growth through its diversified business
enable the Group to have a high degree of flexibility and agility
for its treasury management. We will continue a proactive and
prudent investment approach to drive business growth on all
business segments.
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BOARD OF DIRECTORS AND SENIOR MANAGEMENT
HRNRNRNRNRNRNENEN

The Directors and senior management as at the date of this report
are as follows:

BOARD OF DIRECTORS

Mr. Tang Ching Ho, GBS, JP, aged 59, is a co-founder of the
Group, which was established in 1987, and the Chairman of
the Company since November 1993. He is also an authorised
representative and a member of the remuneration committee,
and the chairperson of the executive committee, the nomination
committee and the investment committee of the Company. He is
responsible for the strategic planning, policy making and business
development of the Group. He has extensive experience in
corporate management. He is also the chairman and managing
director of WYT and the chairman and the non-executive director
of CAP. Mr. Tang is the committee member of the 12th and 13th
National Committee of the Chinese People’s Political Consultative
Conference (“CPPCC”) and is also appointed as a standing
committee member and convener of the 10th to 12th plenary
sessions of the CPPCC Guangxi Zhuang Autonomous Region
Committee. Mr. Tang is also appointed as the first executive
chairman of the Federation of Hong Kong Guangdong Community
Organisations and the chairman of Federation of Hong Kong
Shenzhen Association. He is the husband of Ms. Yau Yuk Yin,
the Deputy Chairman of the Company and the father of both Mr.
Tang Ho Hong (i.e. the spouse of Ms. Stephanie, an executive
Director) and Ms. Tang Wai Man, both the senior management of
the Company.

Ms. Yau Yuk Yin, aged 59, is a co-founder of the Group and the
Deputy Chairman of the Company since November 1993. She is
also a member of the remuneration committee, the nomination
committee and the executive committee of the Company. Ms. Yau
is responsible for the overall human resources and administration
of the Group. She has over 28 years of extensive experience in
human resources and administration management. Ms. Yau is
the wife of Mr. Tang Ching Ho, the Chairman of the Company,
and the mother of both Mr. Tang Ho Hong (i.e. the spouse of Ms.
Stephanie, an executive Director) and Ms. Tang Wai Man, both the
senior management of the Company.
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BOARD OF DIRECTORS (continued)

Ms. Stephanie, aged 34, rejoined the Group in 2020 and
is currently the Chief Executive Officer — Financial Services.
She is also a member of the executive committee, the
nomination committee and the investment committee of
the Company. She obtained a Bachelor Degree in Finance
and Marketing from The University of Washington, USA.
Ms. Stephanie has extensive experience in accounting and
corporate finance. She is a director of Easy One Financial
Group Limited (“Easy One”, the shares of which were listed
on the Main Board of the Stock Exchange and its privatisation
proposed by Caister by way of a scheme of arrangement
became effective on 16 October 2020), and also a director of
certain subsidiaries of Easy One. Prior to re-joining the Group,
Ms. Stephanie worked in the financing and accounting field for
more than 10 years, including in a multinational corporation
where she oversaw financing and accounting matters and
an international accountancy firm where she participated in
numerous merger and acquisition projects. Ms. Stephanie
is also a director of certain subsidiaries of the Group.
Ms. Stephanie is the spouse of Mr. Tang Ho Hong, a son of
Mr. Tang Ching Ho and Ms. Yau Yuk Yin (both Mr. Tang and
Ms. Yau Yuk Yin are the executive Directors and controlling
shareholders of the Company). Mr. Tang Ho Hong is a senior
management of the Company. Ms. Stephanie is the sister-in-law
of Ms. Tang Wai Man, a senior management of the Company.
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BOARD OF DIRECTORS (continued)

Mr. Wong Chun, Justein, BBS, MBE, JP, aged 67, joined the
Group in November 1993 as an independent non-executive
Director. He is a member of the audit committee and the
nomination committee of the Company and the chairman of the
remuneration committee of the Company. Mr. Wong holds a
bachelor’s degree in Commerce and Computing Science from
Simon Fraser University, Canada. He is a Fellow of Institute
of Canadian Bankers. He was a member of the Fight Crime
Committee, the Independent Police Complaints Council, the
Legal Aid Services Council, chairman of Quality Education Fund
Assessment and Monitoring Committee, a member of Solicitors
Disciplinary Tribunal Panel, a member of Council on Professional
Conduct in Education. He is exof cial member of New Territories
Heung Yee Kuk and is currently a member of other government
advisory bodies.

Mr. Siu Kam Chau, aged 56, joined the Group in September
2004 as an independent non-executive Director. He is the
chairman of the audit committee of the Company, a member of
the nomination committee, the remuneration committee and the
investment committee of the Company. Mr. Siu holds a Bachelor
degree in Accountancy from The City University of Hong Kong.
Mr. Siu is a Certi ed Public Accountant (Practising) and a fellow
member of the Association of Chartered Certified Accountants
and the Hong Kong Institute of Certified Public Accountants.
Mr. Siu has over 30 years of working experience in auditing,
accounting, company secretarial and corporate finance. He
is currently an independent non-executive director of Deson
Development International Holdings Limited, shares of which
are listed and traded on the Main Board of the Stock Exchange.
He was an executive director of Power Financial Group Limited,
shares of which are listed and traded on the Main Board of the
Stock Exchange, for the period from April 2020 to June 2021.
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BOARD OF DIRECTORS (continued)

Mr. Chan Yung, BBS, JP, aged 51, joined the Group in August
2020 as independent non-executive Director. He is also a
member of the audit committee, the remuneration committee and
the nomination committee of the Company. He is a registered
social worker and the chairman of New Territories Association of
Societies. He is also a director of New Territories Association of
Societies (Community Services) Foundation since 2002. Mr. Chan
has various public appointments including Hong Kong Deputy
to the 12th and 13th National People’s Congress of the People’s
Republic of China and a vice-chairman of Democratic Alliance
for the Betterment and Progress of Hong Kong. Mr. Chan holds
a Bachelor’s Degree from City University of Hong Kong, a Post-
graduate Diploma of Politics and Public Administration from
Tsinghua University and a Master’s Degree in Law and Public
Affairs from The Chinese University of Hong Kong. Mr. Chan was
appointed as a Justice of Peace by the HKSAR Government in
2011 and awarded Bronze Bauhinia Star in 2014. Mr. Chan is
an independent non-executive director of GET Holdings Limited
(stock code: 8100), shares of which are listed and traded on the
GEM of the Stock Exchange.
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SENIOR MANAGEMENT

Mr. Tang Ho Hong joined the Group in January 2011 and
has been appointed as an executive director of WOP since
December 2015 in the course of the spin-off. He is the chief
executive officer of WOP and is primarily responsible for the
overall management and supervision of operations of the WOP
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 WOP,
Mr. Tang worked with the property division of the Group 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 CPPCC. He is the son of Mr. Tang Ching
Ho and Ms. Yau Yuk Yin (both the controlling shareholders of
the Company) and the spouse of Ms. Stephanie (an executive
Director), all are the executive directors of the Company, and
a brother of Ms. Tang Wai Man, a senior management of the
Company.

Mr. Yeung Yiu Man joined the Group in March 2011 and was in
charge of the Group’s quantity surveying division. Since the spin-
off of Group’s property investment and development business
under separate listing of WOP, he has been appointed as the
director of the quantity surveying division of the Group and 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. He 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 WOP.
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SENIOR MANAGEMENT (continued)

Ms. Tang Wai Man joined the Group in 2014 and has been
appointed as an executive director of WYT since April 2018. Ms.
Tang is responsible for strategic sales and marketing, channel
sales and retail operation in Hong Kong and Macau of the WYT
Group. She graduated from University of Edinburgh, UK with a
Master of Arts with Honors in Business Studies. Prior to joining
the WYT Group, she has worked for the Company as an assistant
to the Chairman of the Company and gained other experience in
nancial analysis, sales and marketing and business development
in a number of corporate bodies in Hong Kong and the United
Kingdom. Ms. Tang is also a director of most of the subsidiaries of
WYT. She is the daughter of Mr. Tang Ching Ho and Ms. Yau Yuk
Yin, the executive Directors, sister of Mr. Tang Ho Hong, a senior
management of the Company and sister-in-law of Ms. Stephanie,
an executive Director.

Mr. Lau Kin Shing, Chris joined the Group in January 2021
as the Group Chief Financial Officer. He is responsible for
the strategic planning, financial management and control,
accounting, investor relations and corporate services of the
Group. Mr. Lau has over 30 years of solid nance management
experience gained in multinationals in Asia Paci c, Greater China
and the US. He also brings a wealth of experience to this role
with managing start-ups, post-merger/acquisition integration,
business process improvement and Enterprise Resource Planning
system implementation in addition to Treasury, Tax and Credit
management. Mr. Lau holds a Bachelor Degree of Economics
from the Australian National University and a Graduate Diploma
in Computing Studies from the University of Canberra. He is an
associate member of the Hong Kong Institute of Certi ed Public
Accountants and a Fellow of CPA Australia.

Mr. Lam Wai Fung, Dominic joined the Group in December
2019 and was appointed as the financial controller of the
Company. Mr. Lam obtained a Bachelor of Arts Degree in
Accountancy in the City University of Hong Kong and is a certi ed
public accountant of the Hong Kong Institute of Certi ed Public
Accountants, a chartered financial analyst of the CFA Institute
and a certi ed nancial risk manager of the Global Association of
Risk Professionals. Prior to joining the Group, Mr. Lam worked
for an international accounting rm in Hong Kong for over seven
years for assurance and business advisory services and has been
worked in various listed companies for over 10 years.
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SENIOR MANAGEMENT (continued)

Mr. Chiu Ming Ho joined the Group in November 2020. He is the
Chief Operating Of cer — Financial Services of the Company. Mr.
Chiu holds a Master’s Degree in Investment Management and a
Bachelor’s Degree in Business Administration (Accounting) from
the Hong Kong University of Science and Technology respectively.
He is an associate member of the Hong Kong Institute of
Certified Public Accountants. Mr. Chiu has worked in a number
of international banks, multinational nancial companies and well-
known accounting rms. He has extensive experience in banking,
investment, accounting and auditing.

Mr. Cheung Chin Wa Angus joined the Company in February
2021 as the Group Company Secretary and is a fellow member
of both The Hong Kong Institute of Chartered Secretaries and
The Chartered Governance Institute. He holds a Master Degree
of Professional Accounting, a Master Degree of Corporate
Governance, a Bachelor Degree of Laws and a Bachelor Degree
of Arts in Translation. Prior to joining the Group, Mr. Cheung
held company secretary positions in several Hong Kong listed
companies, including CAP (stock code: 149), an indirect non-
wholly owned subsidiary of the Company.
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CORPORATE GOVERNANCE REPORT
HRNRNRNRNEN

CORPORATE GOVERNANCE PRACTICES

The Company is committed to maintaining 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 and promotion of
the Shareholders and other stakeholders’ value.

The Company continued to take steps to apply the principles and
comply with the code provisions of the Corporate Governance
Code (the “CG Code”) set out in Appendix 14 to the Listing Rules
during the year under review. The Board has 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 code provisions of the CG Code, except for the following
deviation:

Code provision A.5.1 of the CG Code provides that the
nomination committee should comprise a majority of independent
non-executive directors and be chaired by the chairman of the
board or an independent non-executive director. During the year
under review, the nomination committee of the Company (the
“Nomination Committee”) did not have majority of independent
non-executive Directors (the “INEDs”, each an “INED”) and be
chaired by the chairman of the board or an INED immediately
after the decease of Dr. Lee Peng Fei, Allen, the late INED, on
15 May 2020, who was the then chairman of the Nomination
Committee of the Company, the Nomination Committee did not
comprise majority of INEDs, which deviated from the requirement
of code provision A.5.1 of the CG Code. Mr. Chan Yung was
appointed by the Board as an INED and a member of the
Nomination Committee and Mr. Tang Ching Ho was elected as
the chairman of the Nomination Committee both with effect from
3 August 2020. Afterwards, the Nomination Committee is chaired
by the chairman of the Board pursuant to code provision A.5.1
of the CG Code. Coupled with the recent change in composition
of the Nomination Committee, the Board reviews and monitors
any deviation to ensure the maximisation of the benefit of the
Stakeholders of the Company, though the remaining members
of the Nomination Committee have extensive experience in
different aspects in the industry of the Group to make a right
recommendation and nominate right candidate to the right
position to lead to the success of the Group.
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CORPORATE GOVERNANCE PRACTICES
(continued)

Immediately after the decease of Dr. Lee Peng Fei, Allen, the
late INED, on 15 May 2020, who was a member of the audit
committee (the “Audit Committee”) and the remuneration
committee (the “Remuneration Committee”) of the
Company, the Audit Committee had only two members and the
Remuneration Committee did not comprise majority of INEDs.
Mr. Chan Yung was appointed as an INED and a member of
each of the Audit Committee and the Remuneration Committee
as to maintain: (i) at least three INEDs pursuant to Rule 3.10(1)
of the Listing Rules; (i) a minimum of three members in the Audit
Committee pursuant to Rule 3.21 of the Listing Rules; and (i) a
majority of INEDs in the Remuneration Committee pursuant to
Rule 3.25 of the Listing Rules with effect from 3 August 2020.

Details of the above deviations are set out below in the sections
headed under “Audit Committee”, “Nomination Committee” and
“Remuneration Committee”.

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 con rmed, following a speci ¢
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 standard of such code.
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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. 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 the Shareholders in any amount, frequency in any
nancial 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.

BUSINESS MODEL AND STRATEGY

The Group is principally engaged in the businesses of property
development, property investment, management and sub-
licensing of fresh markets and agricultural produce exchange
markets, the manufacturing and/or retailing of pharmaceutical
and health food products and treasury management. The Group’s
strategy for generating and preserving shareholder’s value in
the long run is to invest prudently in projects and opportunities
for maximising return to 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 market conditions, the Group mainly focuses
on projects with shorter development cycle in order to provide
greater turnover cycle, exibility, addition of value 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. Management and sub-licensing of fresh markets
provides another stable source of income stream to the Group,
the Group continues to devote resources to enhance the facilities
and image of existing markets to increase rental yield. The Group
continues to expand its presence in the fresh market segment in
the PRC and to build a nationwide agricultural produce exchange
network by leveraging its leading position in the industry,
replicable business model, advanced management system and IT
infrastructure and quality customer service. Our pharmaceutical
and health food business focus primarily on the manufacturing,
marketing and sales of the pharmaceutical and health food
products in Hong Kong and the PRC. Overall, the Group adopts
a proactive approach in developing its business and exploring to
capture new business opportunities by cooperating with partners
to adopt an ‘asset light” approach.
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BUSINESS MODEL AND STRATEGY (continued)

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 nancing structure and devotes effort to securing banking
facilities which is regarded as an important element for supporting
continuous business development of the Group.

THE BOARD

The Board currently has six Directors comprising three executive
Directors and three INEDs. During the year under review and up
to the date of this annual report, the Board comprises:

Executive Directors

Mr. Tang Ching Ho, éas, sp (Chairman)

Ms. Yau Yuk Yin (Deputy Chairman)

Mr. Chan Chun Hong, Thomas (Managing Director)
(Resigned on 8 February 2021)

Ms. Stephanie (Appointed on 8 February 2021)

Independent non-executive Directors

Mr. Wong Chun, Justein, B88s, MBE, JP
Mr. Siu Kam Chau
Mr. Chan Yung, 88s, JP (appointed on 3 August 2020)

Ms. Yau Yuk Yin is the spouse of Mr. Tang Ching Ho and
Ms. Stephanie is the daughter-in-law of Mr. Tang Ching Ho and
Ms. Yau Yuk Yin. The biographical details of all Directors are set
out on pages 53 to 56 of this annual report.
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THE BOARD (continued)

The Board possesses a mix and balance of skills and experience
which are appropriate for the requirements of the business of the
Company. The opinions raised by the INEDs in Board meetings
facilitate the maintenance of good corporate governance
practices. During the year under review (except the period from
15 May 2020 (the decease of Dr. Lee Peng Fei, Allen) to 3 August
2020 (the appointment date of Mr. Chan Yung as an INED)), the
Board has three INEDs, comprising Mr. Wong Chun, Justein,
Mr. Siu Kam Chau and Mr. Chan Yung, representing more than
one-third of the Board, and at least one of the INEDs has the
appropriate professional quali cation and/or accounting and audit
experience 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 duciary duties, care, skill and diligence under
Rule 3.08 of the Listing Rules.

Immediately after the decease of Dr. Lee on 15 May 2020, the
Company deviated from Rule 3.10(1) of the Listing Rules which
requires the Company to have at least three INEDs until Mr. Chan
Yung was appointed by the Board as an INED on 3 August 2020.

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.wangon.com)
and the HKEXnews (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.
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THE BOARD (continued)

The Board is accountable to stakeholders for the activities
and performance of the Group and its primary functions cover,
among other things, the formulation of overall strategy, the
review corporate and financial policies and the oversight of the
management of the Group’s business and affairs. Apart from
these, the Board reserved for its consideration and decision on
major acquisition and disposals, review of interim and annual
financial results, appointments and removals of directors and
auditor, evaluation on the performance and compensation of
senior management, 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.

The INEDs account for diverse industry expertise but are not
involved in the day-to-day management of the Group. The general
management and day-to-day management are delegated to
management, including but not limited to the preparation of
regular nancial information, execution of designated assignments,
and implementation of sustainability practices.

The Directors having material interest in the matter shall abstain
from voting at such Board meeting and the INEDs with no con ict
of interest shall attend at such meeting to deal with the matters.

All Directors 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
signi cant commitments on an annual basis.
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THE BOARD (continued)

During the year, regular Board meetings of the Company were
held four times to review, consider and approve, among others,
annual and interim results and to review the business operations,
corporate governance and the effectiveness of internal control
systems and risk management of the Group. Apart from these
regular meetings, Board meetings are also held, as and when
necessary, to consider major transactions. At least 14 days’ notice
for each regular 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 and pursuant to
code provision A.2.7 of the CG Code, the chairman also met with
the INEDs without the presence of executive Directors during the
year.

The roles of the Chairman and the Chief Executive Officer
are separate to reinforce their respective independence and
accountability. Their respective responsibilities were clearly
segregated and defined in writing by the Board, the chairman
of the Company is primarily responsible for the overall strategic
planning, management and leadership of the Board and ensuring
all Directors receive accurate and timely information, while the
functions of the Managing Director are responsible for the day-to-
day business management and implementation of the business
strategies adopted by the Board. The Chairman is Mr. Tang
Ching Ho and the Company has no Managing Director after the
resignation of the former Managing Director of the Company, Mr.
Chan Chun Hong, Thomas with effect from 8 February 2021. Day-
to-day business operation of the Group is delegated to various
experienced management of the Group.
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THE BOARD (continued)

All INEDs are appointed with specific term set out under
respective letters of appointment and all of them are subject to
retirement by rotation and, being eligible, offer themselves for
re-election at the annual general meetings in accordance with
the Bye-laws of the Company (the “Bye-law(s)”). All INEDs are
appointed for a term of not more than three years. Pursuant to
code provision A.4.2 of the CG Code and the Bye-law 87 of
the Bye-laws, one-third of the Directors for the time being (or if
their number is not a multiple of three, the number nearest to
but not less than one-third) are required to retire from office by
rotation, provided that every Director, including those appointed
for a specific term, is subject to retirement by rotation at least
once every three years, and shall be eligible for re-election at
each annual general meeting. In addition, the Directors who are
appointed by the Board to Il casual vacancies or as an addition
to the existing Board are subject to re-election at the rst general
meeting of the Company after his/her appointment.

The INEDs are required to con rm their independence upon their
appointment on an annual basis. The Company has received
from each of the existing INEDs, comprising Mr. Wong Chun,
Justein and Mr. Siu Kam Chau, an annual confirmation of his
independence pursuant to Rule 3.13 of the Listing Rules for
the year ended 31 March 2021 and Mr. Chan Yung, who was
appointed by the Board on 3 August 2020, a con rmation of his
independence pursuant to Rule 3.13 of the Listing Rules for the
period from 3 August 2020 to 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. Therefore, the Company continues to consider all the
existing INEDs to be independent for the year ended 31 March
2021 and up to the date of this annual report.
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THE BOARD (continued)

The Board has undertaken the responsibility for performing the
corporate governance duties pursuant to code provision D.3.2
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 Board has adopted a Board diversity policy (the “Diversity
Policy”) stipulating the composition of the Board, reviewed the
policies and measures on the Group’s corporate governance,
reviewing a code of conduct applicable to the Directors and
employees, monitoring the Company’s legal and regulatory
compliance, training and continuing professional development of
Directors and reviewing the Company’s compliance with the CG
Code and the disclosure in this report.

This corporate governance report has been reviewed by the
Board in discharge of its corporate governance function.

The Company notes increasing diversity at the Board level as
an essential element in supporting the attainment of its strategic
objectives, sustainable and balanced development. The Company
adopted the Diversity Policy which sets out the approach to
diversify the Board. The Nomination Committee reviews and
assesses Board composition on behalf of the Board periodically
and recommends the appointment of new Director, when
necessary, pursuant to the Diversity Policy.

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 of the Company will also
consider factors based on the Company’s business model,
speci ¢ needs and meritocracy from time to time in determining
the optimum composition of the Board.
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THE BOARD (continued)

During the period under review, the Board comprised six Directors
(except the period before appointing Mr. Chan Yung as an
INED on 3 August 2020 since the decease of Dr. Lee Peng Fei,
Allen on 15 May 2020), including three executive Directors and
three INEDs, thereby promoting critical review and control of
the management process. The Board is also characterised by
signi cant diversity, whether considered in terms of professional
experience, skills and knowledge.

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

All Directors are encouraged to participate in continuous
professional development so as to develop and refresh Directors’
knowledge and skills and to ensure that their contribution to the
Board remains informed and relevant. The company secretary
of the Company regularly circulates training materials, briefings
or reading materials 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 “SFQO”)
or other useful guidelines, the Companies Ordinance (Chapter 622
of the Laws of Hong Kong (the “Companies Ordinance”)) and
nancial 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, nancial position and business
environment, in which the Group operates. During the year, all
existing Directors have complied with the code provisions in
relation to continuous professional development. Apart from
reading materials relevant to the Company’s business, updated
rules and regulation and other director’s duties and responsibilities
by all Directors, the Directors also enhanced their professional
development by way of attending seminars and/or forums.
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THE BOARD (continued)

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

During the year, all existing Directors have provided to the
Company with their training records 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 of cers
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.

BOARD COMMITTEES

The Board has established various committees, including the
executive committee (the “Executive Committee”), the Audit
Committee, the Remuneration Committee, the Nomination
Committee and the investment committee (the “Investment
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.
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BOARD COMMITTEES (continued)

The Executive Committee has been established since 2005
with specific terms of reference with authority delegated by the
Board. Its primary function is to undertake general management
and supervise the day-to-day management, performance and
operations in accordance with the business strategy of the Group.
It exercises leadership, develops and keeps under review strategy
and business development initiatives of the Group and monitors
their implementation. Currently, The Executive Committee
comprises three members, namely Mr. Tang Ching Ho, Ms. Yau
Yuk Yin and Ms. Stephanie and Mr. Tang Ching Ho takes the chair
of the Executive Committee.

The Audit Committee has been established since December
1999 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
(www.wangon.com) and HKExnews (www.hkexnews.hk).

In accordance with Rule 3.21 of the Listing Rules, a listed issuer
must establish an audit committee comprising a minimum of three
members. During the year under review (except the period before
appointing Mr. Chan Yung as an INED and a member of the Audit
Committee on 3 August 2020 since the decease of Dr. Lee Peng
Fei, Allen on 15 May 2020), the Audit Committee comprises three
INEDs, namely, Mr. Siu Kam Chau, Mr. Wong Chun, Justein and
Mr. Chan Yung, which is chaired by Mr. Siu Kam Chau. After the
decease of Dr. Lee, the late INED, on 15 May 2020, the Company
deviated from Rule 3.21 until Mr. Chan Yung was appointed by
the Board as an INED and a member of the Audit Committee
with effect from 3 August 2020. Since then, the Company has
complied Rule 3.21 of the Listing Rules.

oo

goooobboooboooooboooboooa
goooooooobobobbbbooo
ooboboobo0ooooobboooooboonoo
gobooooooboboobboboooobo
gooboooooboooooboobooboo
goobobobooooougoooboboddd
OO00000000000D0000O Stephanie
oboobooboboobooooogoo

Oo0oDoooDooooOo322000000
000o00ooDoooooDoooooooon
Oooooooooooooooooooon
000000 (wwwwangon.comOO OO OO
(www.hkexnews.hk) O 0 O

oobboooos210000000o0o000
goooooboboobooooooooboboooao
ooooooboooooooooobooono
obobbOoooooOoooocoooooooo
gobobooobbooobobooomooboo
gobooobooomooobogooo
oboboobooboooboooboooooooo
ggouoooooooooobooobobooa
oobO0oooooboooooboobonoo
obOb0o03210000000000000
goooooooooobobboboobooa
oobObOo0oooooooooooobonoo
oo0asz2100

TEC-FFR EREEERAA



72

BOARD COMMITTEES (continued)

The functions of the Audit Committee is, among others, to
assist the Board to review the financial reporting independently,
including interim and nal results, to supervise over the Group’s
internal controls, risk management and to monitor the internal
and external audit functions, the appointment, reappointment and
removal of auditors and to make relevant recommendations to
the Board to ensure effective and ef cient 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) so
as to ensure that management has discharged its duty to have
an effective internal control system including the adequacy of
resources, quali cations and experience of staff to implement the
Group’s accounting and nancial reporting function.

The Audit Committee is provided with sufficient resources to
discharge its duties and has 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 senior management and the external auditor. During the
year and up to the date of this annual report, the Audit Committee
discussed and reviewed, inter alia, the following matters:

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

(b) the term and remuneration for the appointment of Ernst
& Young as external auditor to audit and report on the
consolidated financial statement of the Group for the year
ended 31 March 2020 and 2021 and perform agreed upon
procedures on the interim results for the six-month ended
30 September 2020;
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BOARD COMMITTEES (continued)

the term and remuneration for the appointment of external
auditor to perform non-audit services and other special
corporate projects and review the overall signi cant control
system;

the independence of the external auditor especially for those
non-audit services;

the overall effectiveness of internal control and risk
management systems; and

the adequacy of resources, qualifications and experience
of staff, the accounting and nancial 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
reappointment of Ernst & Young as the Company’s external
auditor for the ensuing year at the forthcoming annual general
meeting of the Company.

The Board has established the Remuneration Committee
since September 2005 with specific written terms of reference,
as revised from time to time, stipulating its authorities and
duties, which are available on the websites of the Company
(www.wangon.com) and the HKExnews (www.hkexnews.hk).
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BOARD COMMITTEES (continued)

In accordance with Rule 3.25 of the Listing Rules, a listed issuer
must establish a remuneration committee comprising a majority
of independent non-executive directors. During the year under
review (except the period before appointing Mr. Chan Yung as
an INED and a member of the Remuneration Committee on
3 August 2020 since the decease of Dr. Lee Peng Fei, Allen on
15 May 2020), the Remuneration Committee comprised three
INEDs, namely Mr. Wong Chun, Justein, Mr. Siu Kam Chau and
Mr. Chan Yung, and two executive Directors, namely Mr. Tang
Ching Ho and Ms. Yau Yuk Yin. The Remuneration Committee
is chaired by Mr. Wong Chun, Justein. After the decease of
Dr. Lee, the late INED, on 15 May 2020, the Company deviated
from Rule 3.25 of the Listing Rules until Mr. Chan Yung was
appointed by the Board as an INED and a member of the
Remuneration Committee with effect from 3 August 2020.

The Remuneration Committee has been provided with suf cient
resources to discharge its duties and has access to independent
professional advice in accordance with the Company’s policy and
its terms of reference, if considered necessary.

The 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
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;

(b) to review and approve the senior management’s
remuneration proposals with reference to the Board’s
corporate goals and objectives;

(c) to make recommendations to the Board on the remuneration
packages of individual executive Directors and senior
management, including, but not limited to, bene ts in kind,
pension rights and compensation payments for loss or
termination of their of ce or appointment;
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BOARD COMMITTEES (continued)

(d) to make recommendations to the Board on the Directors’
fee of the 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;

(e) to consider salaries paid by comparable companies, time
commitment and responsibilities and employment conditions
elsewnhere in the Group;

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

(9) 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.

During the year under review, the Remuneration Committee held
four meetings, in which it reviewed the remuneration of Mr. Chan
Yung for his appointment in August 2020, the remuneration of
Ms. Stephanie for her appointment in February 2021, the existing
remuneration policies of Directors and senior management
by reference with the market research, communicated with
the chairman and recommended amendments to the existing
remuneration policies and performance-based bonus and
approved the remuneration package and performance-based
bonus paid the other Directors and senior management of
the Company. No Director took part in any discussion or
determination about his own remuneration.
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BOARD COMMITTEES (continued)

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 the Directors and senior
management of the Company. No Director took part in any
discussion about his own remuneration.

Details of the Directors’ remuneration are set out in note 9 to the
consolidated financial statements. In addition, pursuant to the
code provision B.1.5 of the CG Code, 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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Remuneration to the senior management by bands individual
doooobooood 00
Below HK$1,500,000 1,500,0000000 1
HK$1,500,001 to HK$2,000,000 1,500,001 0 0[O0 2,000,0000 O 1
HK$2,000,001 to HK$2,500,000 2,000,0010 00 2,500,0000 O 0
HK$2,500,001 to HK$3,000,000 2,500,0010 000 3,000,0000 O 1
Over HK$3,000,000 3,000,0000 0 00O 1

The Nomination Committee has been established since
September 2005 with specific written terms of reference,
as revised from time to time, stipulating its authorities and
duties, which are available on the websites of the Company
(www.wangon.com) and the HKEXnews (www.hkexnews.hk).
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BOARD COMMITTEES (continued)

Code provision A.5.1 of the CG Code provides that the
nomination committee should comprise a majority of independent
non-executive directors. During the year under review, the
Nomination Committee comprised the INEDs (except the period
before appointing Mr. Chan Yung as an INED and a member of
the Nomination Committee on 3 August 2020 since the decease
of Dr. Lee Peng Fei, Allen on 15 May 2020), namely Mr. Wong
Chun, Justein, Mr. Siu Kam Chau and Mr. Chan Yung, and the
executive Directors, namely Mr. Tang Ching Ho, Ms. Yau Yuk
Yin and Ms. Stephanie, which was chaired by Mr. Tang Ching
Ho since 3 August 2020. The Nomination Committee did not
comprise majority of INEDs during the year and was not chaired
by the chairman of the board or an independent non-executive
director, and deviated from the requirement of code provision A.5.1
of the CG Code. After the decease of Dr. Lee, the late INED, on
15 May 2020, the Nomination Committee had only two INEDs
until Mr. Chan Yung was appointed by the Board as an INED and
a member of the Nomination Committee with effect from 3 August
2020 and Mr. Tang Ching Ho, the chairman of the Board, was
appointed as the chairman of the Nomination Committee.

Coupled with the recent change in composition of the Nomination
Committee, the Board reviews and monitors any deviation to
ensure the maximisation of the benefit of the Stakeholders of
the Company, though the remaining members of the Nomination
Committee have extensive experience in different aspects in
the industry of the Group to make a right recommendation and
nominate right candidate to the right position to lead to the
success of the Group.
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BOARD COMMITTEES (continued)

The Nomination Committee is responsible for the identi cation and
evaluation of candidates for appointment or re-appointment as a
Director and senior management. The Board has formalised its
existing practices into a nomination policy and adopted in October
2018. The nomination policy stipulated the key nomination criteria
and procedures for identifying and nominating suitably qualified
candidates to join the Board. The selection criteria speci ed in the
nomination policy include:

1. Selection Criteria

— 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 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 for the re-election;
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BOARD COMMITTEES (continued)

1.

2.

Selection Criteria (continued)

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.

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, the nominated persons shall not assume
that they have been proposed by the Board to stand
for election at the general meeting;
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BOARD COMMITTEES (continued)

2.

Wang On Group Limited

Nomination Procedures (continued)

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, a circular will be sent to the
Shareholders. The circular will set out the lodgment
period for the Shareholders 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;

the Shareholder can serve a notice to the company
secretary within the lodgement period of its intention
to propose a resolution to elect a 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. The particulars of the candidate(s)
so proposed will be sent to all Shareholders 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;

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 shall therefore take the same form
as the resolutions proposed for the candidate(s)
recommended by the Board.

Annual Report 2021
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BOARD COMMITTEES (continued)

In respect of the Diversity Policy, the Board is cognisant of the
benefits of diversity and the Nomination Committee monitors
implementation of this policy as part of the process of selecting
and nominating candidates for appointment to the Board.
Candidates are considered against the broad and diverse range
of aspects speci ed in the nomination policy, which among other
aspects also include gender, ethnicity and cultural background.

The role and function 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;

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;

to assess the independence of INEDs;

to monitor the continuous professional development of the
Directors;

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 Managing
Director;
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BOARD COMMITTEES (continued)

(i where the Board proposes a resolution to elect an individual
as an INED at the general meeting, it should set out in the
circular to the Shareholders and/or explanatory statement
accompanying the notice of the relevant general meeting:

— 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;
and

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

The Nomination Committee has been provided with sufficient
resources to discharge its duties and would access to
independent professional advice according to the Diversity Policy
and its terms of reference, if considered necessary.

During the year under review, the Nomination Committee held
three meeting, in which it considered and determined, inter alia,
the nomination of Mr. Chan Yung and Ms. Stephanie as Director
and the criteria and procedures for retirement by rotation and
recommended to the Board for re-election of Mr. Tang Ching
Ho and Mr. Siu Kam Chau at the forthcoming annual general
meeting, and the re-election of Ms. Stephanie who is proposed
to hold of ce only until the next general meeting. The Nomination
Committee also reviewed the Diversity Policy and evaluated the
Board performance and succession planning.
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BOARD COMMITTEES (continued)

The Investment Committee has been established since June
2012 with speci c terms of reference for purposes of effectively
determining the investment strategy and plan, monitoring the
execution of investment strategy and adjusting the investment
strategy. As at 31 March 2021, the Investment Committee
comprises three members, namely Mr. Tang Ching Ho, Mr. Siu
Kam Chau, and Ms. Stephanie, which is chaired by Mr. Tang
Ching Ho.

ATTENDANCE OF DIRECTORS AT VARIOUS
MEETINGS

Details of the attendance of individual Directors at regular Board
meetings, committee meetings and the Shareholders’ meeting
held during the year ended 31 March 2021 are as follows:
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Annual
Audit  Remuneration  Nomination Investment general
Name of Directors Board ~ Committee ~ Committee ~ Committee ~ Committee meeting
oooo ooao goooo gooon goooo goooo 0ooooo
Tang Ching Ho gooo 414 NADOD 414 33 22 11
Yau Yuk Yin goo 414 NADOD 414 33 NADOD i
Chan Chun Hong, Thomas gomoooooo
(Resigned on 8 February 2021) oooooong 303 NADOD NAODD 11 22 11
Stephanie Stephanig] 100000
(Appainted on 8 February 2021) goopoooo mn NADOO NACOD 11 NADOD NADDD
Lee Peng Fei, Allen 00moooooo
(passed away on 15 May 2020) gooooooooo NADOD NADOD NAODO NADOD NADOD NAODD
Wong Chun, Justein 0o 414 22 4/4 303 NADOO U1
Siu Kam Chau gooo 414 22 414 303 22 11
Chan Yung omoooooa
(Appainted on 3 August 2020) ooonoooo 33 mn 33 212 NADOO mn
TEC-FFR EREEFARAAF



84

EXTERNAL AUDITORS’ REMUNERATION

The remuneration paid/payable to the Company’s external
auditors, Ernst & Young, for the year ended 31 March 2021 which
has been reviewed and approved by the Audit Committee, are set
out as follows:
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Fees paid/
payable to
Services rendered for the Group Ernst & Young
ooood
Oooooooog oooooooooon
HK$’000
000
Audit services: ooooo

— annual nancial statements —Ooooooad 11,640

Non-audit services: oooooo
— agreed-upon procedures —oooo 1,565
— taxation and professional services —O0ooooono 1,433
— other professional services —0opoooo 2,005
Total: ood 16,643

ACCOUNTABILITY AND AUDIT

The Directors acknowledge their responsibility for preparation
and publication of the timely nancial statements 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. 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 re nancing, extension of borrowings and/or fund
raising.

A statement by the auditor about their reporting responsibilities is
set out in the Independent Auditor’s Report on pages 129 to 141
of this annual report.
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RISK MANAGEMENT AND INTERNAL CONTROL

The Board has undertaken the overall responsibility for evaluating
and determining the nature and extent of risks it willing to take for
maintaining a sound and effective risk management and internal
controls systems covering nhancial, operational, compliance and
risk management aspects to safeguard the Company’s assets
and the Shareholders’ interests.

The Audit Committee reviews and monitors the risk management
and internal controls that are significant to the Group on an
ongoing basis. The Audit Committee would consider the
adequacy of resource, qualification, experience and training
programmes and budget of staff and external advisor of the
Group’s accounting, internal audit and nancial reporting function.

Management of the Group is delegated for designing, maintaining,
implementing and monitoring of the risk management and
internal control system to ensure adequate control in place to
safeguard the Group’s assets and Stakeholder’s interest against
misstatement or loss and to manage risks of failure in the Group’s
operational systems. Management reports from time to time of
their findings and remedies to the Board for its consideration.
The Group has established the risk management procedures
to address and handle all significant risks associate with the
businesses of the Group. The Board would perform annual or
periodical review on any significant or dynamic change of the
business environment and establish procedures to response the
risks result from signi cant change of business environment.

Management would identify the risks associate with the
businesses of the Group by considering both internal and external
factors and events which include political, economic, technology,
environmental, social and staff. Each of risks has been assessed
and prioritised based on their relevant impact and occurrence
opportunity. The relevant risk management strategy would be
applied to each type of risks according to the assessment results,
type of risk management strategy has been listed as follows:

(@ risk retention and reduction: accept the impact of risk or
undertake actions by the Group to reduce the impact of the
risks;

(b) risk avoidance: change business process or objective so as
to avoid the risk;
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RISK MANAGEMENT AND INTERNAL CONTROL
(continued)

(c) risk sharing and diversi cation: diversify the effect of the risk
or allocate to different location or product or market; and

(d) risk transfer: transfer ownership and liability to a third party.

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
manage 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 Group has engaged an external
advisory rm to undertake the internal audit function to ensure the
effectiveness and ef ciency of the risk management and internal
control system of the Group. All findings and recommendations
on internal control de ciencies were communicated with the Audit
Committee and the Board. Management confirmed that there
is no signi cant de ciency and weakness on the internal control
system has been identified by the external advisory firm for the
year ended 31 March 2021.

The Board conducted annual review on the risk management and
internal control system and procedures of the Group, covering all
material controls including nancial, operational and compliance
and it was considered that the internal controls and risk
management functions were reasonably effective and adequate
for the year ended 31 March 2021.

COMPLIANCE WITH LAWS AND REGULATIONS

The Group continues to strictly comply with the relevant laws
and regulations, such as the Companies Act, the Companies
Ordinance, the SFO, the Listing Rules and other rules and
regulations implemented in relevant jurisdictions. 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 and its
subsidiaries during the year ended 31 March 2021.
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ENVIRONMENTAL POLICIES AND
PERFORMANCE

The Group is committed to enhancing and strengthening
efforts on environmental protection, so as to facilitate industrial
upgrading. The Group has proactively taken measures to promote
environmental-friendliness of the workplace by conducting
energy-saving, encouraging paper-recycling culture, emission
reduction, pollution prevention and so forth within the Group.
The environmental policies and performance of the Group are
to be disclosed in the Group’s first standalone Environmental,
Social and Governance Report (the “Environmental, Social and
Governance Report”) to be published in around September
2021 on the websites of the Company and the Stock Exchange.

CORPORATE SOCIAL RESPONSIBILITY

While the Group endeavours to promote business development
and strive for greater rewards for our Stakeholders, we
acknowledge our corporate social responsibility to share some
burden in building the society where our business has been
established and thrived. During the past years, the Group made
charity donations to various organisations, including various
non-government and non-profit making organisations, and also
participated in, and successfully organised, various community
and caring services, details of which are to be disclosed in the
Environmental, Social and Governance Report.

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.

INVESTOR RELATIONS AND COMMUNICATIONS
WITH SHAREHOLDERS

The Company aims at promoting and maintaining effective
communications with Shareholders and investors (both individuals
and institutions) to ensure that the Group’s information is
disseminated to the Stakeholders 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:
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INVESTOR RELATIONS AND COMMUNICATIONS
WITH SHAREHOLDERS (continued)

Extensive information on the Group’s activities and financial
position will be disclosed in the annual reports, interim reports,
announcements, circulars and other corporate communications
which will be sent to the Shareholders and/or published on the
websites of the HKEXnews (www.hkex.com.hk) and the Company
(www.wangon.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.

The Company also acknowledges that annual general meetings
and various general meetings are valuable forums for the Board to
communicate directly with the Shareholders 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 to make an informed decision at
the general meetings, sufficient notices with not less than 10
clear business days for every general meeting and 20 clear
business days for every annual general meeting were given to the
Shareholders pursuant to code provision E.1.3 of the CG Code,
the Bye-laws and any other applicable laws. The chairman will
explain the detailed procedures for conducting a poll vote during
the proceedings of meetings and answered all questions raised by
the Shareholders. All resolutions put to vote at general meetings
are taken by poll and the poll results are posted on the websites
of the Company (www.wangon.com) and the HKEXnews (www.
hkexnews.hk) following the holding of the general meetings.

The Group also has a proactive investor relations programme that
keeps investors and the Shareholders 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.
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INVESTOR RELATIONS AND COMMUNICATIONS
WITH SHAREHOLDERS (continued)

Pursuant to Section 74 of the Companies Act and Bye-law 58 of
the Bye-laws, the Board whenever it thinks t call special general
meetings and the Shareholder(s) holding at the date of the 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 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.
The written requisition (i) must state the purposes of the SGM;
and (i) must be signed by the requisitionists and deposited at the
principal place of business of the Company in Hong Kong at Suite
3202, 32/F., Skyline Tower, 39 Wang Kwong Road, Kowloon Bay,
Kowloon, Hong Kong for attention of the Board or the company
secretary of the Company, and may consist of several documents
in like form, each signed by one or more requisitionists. Such
meeting shall be held within two (2) months after the deposit of
such requisition.

Such requisitions will be verified by the Company’s share
registrars and upon their con rmation that the requisition is proper
and in order, the company secretary of the Company will inform
the Board to convene a SGM by serving suf cient notice to all the
Shareholders. On the contrary, if the requisition has been veri ed
as not in order, the requisitionists will be advised of this outcome
and accordingly, the SGM will not be convened as requested.

If the Board does not within 21 days from the date of the
deposit of the requisition proceed duly to convene a SGM, the
requisitionists or any of them representing more than one half
of the total voting rights of all of them may convene a SGM in
accordance with the provisions of Section 74(3) of the Companies
Act, but any SGM so convened shall not be held after expiration
of three months from the said date of deposit of the requisition.
A SGM convened by the requisitionists shall be convened in the
same manner, as nearly as possible, as that in any SGM to be
convened by the Board.
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INVESTOR RELATIONS AND COMMUNICATIONS
WITH SHAREHOLDERS (continued)

Pursuant to Sections 79 and 80 of the Companies Act, either
any number of the Shareholders representing not less than one-
twentieth of the paid-up capital of the Company carrying the right
of voting at general meetings of the Company, or not less than
100 Shareholders, can request the Company in writing to (a)
give to Shareholders entitled to receive notice of the next annual
general meeting notice of any resolution which may properly be
moved and is intended to be moved at that meeting; and (b)
circulate to Shareholders entitled to have notice of any general
meeting sent to them any statement of not more than 1,000
words with respect to the matter referred to in any proposed
resolution or the business to be dealt with at that meeting. The
requisition signed by all the requisitionists must be deposited at
the principal place of business of the Company in Hong Kong at
Suite 3202, 32/F., Skyline Tower, 39 Wang Kwong Road, Kowloon
Bay, Kowloon, Hong Kong or the Company’s branch share
registrar and transfer of ce in Hong Kong, Tricor Tengis Limited, at
Level 54, Hopewell Centre, 183 Queen’s Road East, Hong Kong,
with a sum reasonably suf cient to meet the Company’s relevant
expenses and not less than six weeks before the meeting in case
of a requisition requiring notice of a resolution or not less than one
week before the meeting in case of any other requisition.

The procedures for proposing candidate(s) for election as
Director(s) at a general meeting are set out in the “Corporate
Governance” under section headed under “Corporate Pro le” on
the website of the Group (www.wangon.com).
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INVESTOR RELATIONS AND COMMUNICATIONS
WITH SHAREHOLDERS (continued)

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

In respect of the corporate affairs:
Company Secretary

Wang On Group Limited

Suite 3202, 32/F., Skyline Tower
39 Wang Kwong Road

Kowloon Bay

Kowloon

Hong Kong

In respect of shareholding/entitlement affairs:
Tricor Tengis 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 nancial statements and
overall operations.
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COMPANY SECRETARY

Mr. Cheung Chin Wa Angus was appointed by the Board as
company secretary of the Group with effect from 8 February
2021, 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, Mr. Cheung has complied
with Rule 3.29 of the Listing Rules and taken no less than 15
hours of relevant professional training.

CONSTITUTIONAL DOCUMENT

During the year ended 31 March 2021, there was no change in
the constitutional document. The Memorandum of Association
and the amended and restated Bye-laws are available on the
websites of the HKEXnews (www.hkex.com.hk) and the Company
(www.wangon.com), respectively.

CONCLUSION

Going ahead, the Group will continue to review regularly its
corporate governance practices 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 the Stakeholders.
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REPORT OF THE DIRECTORS

HENRNRNEN

The Directors present their report and the audited consolidated
nancial statements 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 (i) property investment and property development
in Hong Kong through WOP, the Group’s 75%-owned listed
subsidiary; (i) manufacturing and/or retailing of pharmaceutical
and health food products through WYT, the Group’s
65.79%-owned listed subsidiary; and (ii) management and sale
of properties in agricultural product exchange markets in the PRC
through CAP, a 53.37%-owned listed subsidiary of WYT. Details
of which are set out in note 1 to the nancial statements. There
was no signi cant change in the nature of the Group’s principal
activities during the year.

STRUCTURED CONTRACTS

Pursuant to the Catalogue of Industries for Guiding Foreign
Investment (2015 version), value-added telecommunications
services are subject to foreign investment restriction in which a
foreign investor shall hold no more than 50% equity interest in
a value-added telecommunications services provider (excluding
e-commerce) in the PRC.

The Internet Content Provider (“ICP”) services belong to a
sub-category of value-added telecommunications services.
According to the Administrative Rules for Foreign Investment
in Telecommunications Enterprises, foreign investors shall
contribute to no more than 50% of the registered capital of a
value-added telecommunications services provider (excluding
e-commerce) and any such foreign investor shall maintain a good
track record and possess relevant operational experience in the
value-added telecommunications services industry (the “Foreign
Shareholding Restrictions”).
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STRUCTURED CONTRACTS (continued)

Shenzhen Gudeng Technology Limited (“Shenzhen Gudeng”),
the then direct wholly-owned PRC subsidiary of Shenzhen Zhibo
Tianyu Trading Development Limited (“Shenzhen Zhibo”), an
indirect wholly-owned PRC subsidiary of CAP, was incorporated
in September 2015 and received the ICP license on 7 September
2016. It holds one website and two mobile applications for the
CAP Group and is principally engaged in online provision of
agricultural products in the PRC.

On 19 June 2015, the Circular on Removing the Restrictions
on Shareholding Ratio Held by Foreign Investors in Online Data
Processing and Transaction Processing (Operating E-commerce)
Business (the “E-commerce Circular”) was issued, which allows
the foreign ownership in online data processing and transaction
processing (operating e-commerce) business up to 100%.
However, since the E-commerce Circular does not provide any
clear legal de nition of “e-commerce”, it is unclear as to whether
the business to be conducted by Shenzhen Gudeng would fall
within the scope of the E-commerce Circular to bene t from the
loosened restrictions on the Foreign Shareholding Restrictions.

As such, Shenzhen Zhibo (i) entered into a disposal agreement
on 11 July 2016 with Yu Hui Jun (the “Nominee Shareholder”)
and (ii) further entered into the exclusive business cooperation
agreement, the exclusive call option agreement, the equity pledge
agreement, the power of attorney and the ancillary documents
(collectively the “Structured Contracts”) with the Nominee
Shareholder and Shenzhen Gudeng on 9 October 2016 (other
than the exclusive business cooperation agreement which was
entered into by and between Shenzhen Zhibo and Shenzhen
Gudeng only and the power of attorney which was executed
by the Nominee Shareholder in favour of Shenzhen Zhibo) such
that the CAP Group is entitled to acquire the rights and ability
to control the business of Shenzhen Gudeng and to obtain the
economic bene t (the “Contractual Arrangements”).

Wang On Group Limited  Annual Report 2021

oo

goooboobooOonoooboonooobo
oobooooOooooOOnmoooomooo
oobooooboboooobooooDboo
boboooobmoboboobooooboooo
ooboboooobooooobooooboobooo
ooooobooooobbooooboobDoo
oobbOooooobooobboooooboonogd
oooogoo

obooboobobOobooOmooobooobo
gogooobobobobomobooboobbobobooad
gbooooobomobobooOogoonog
gobooobooobomobooooond
oobobooooilwdooooooood
gobbooobbooooobbooobooboo
ooooobooooboboooobonoo
gododouoooooobobobobobooodda
gboooooo

ooooooo@pooooooobooboooD
ooOoooooooOooooooooao
oooooooboooooboooooobooog
uobboooooboooobooobonod
oooboooooooooooooOoog

oobooooOonooooooboobooDn
gobobboooobooooooboooooobo
gbooooooooocmobooboooooo
oobooooobbooooboooobooDoo
goonoooooOno



STRUCTURED CONTRACTS (continued)

The exclusive business cooperation agreement and the exclusive
call option agreement had an initial term of 3 years commencing
from the date of the relevant agreements which were renewed for
another 3 years on 8 October 2019. As security for the payment of
service fees under the exclusive business cooperation agreement
and the performance of the exclusive call option agreement and
the power of attorney, the equity pledge agreement executed
in favour of Shenzhen Zhibo will only be terminated when all
the said obligations of the Nominee Shareholder contemplated
under the Contractual Arrangements are fulfilled. Similarly, for
protection of the CAP Group, the power of attorney executed in
favour of Shenzhen Zhibo will be valid so long as the Contractual
Arrangements are in place. CAP will keep exploring various
opportunities in building up its ICP services operations for the
purposes of being qualified as early as possible, to acquire the
entire equity interest of Shenzhen Gudeng if and when the Foreign
Shareholding Restrictions are lifted. For details of the Structured
Contracts, please refer to the announcements of CAP dated
11 July 2016 and 11 October 2016, respectively.

Save for the exclusive business cooperation agreement which
involves the payment of a service fee by Shenzhen Gudeng
to Shenzhen Zhibo on a monthly basis, and the nominal
consideration paid by Shenzhen Zhibo to the Nominee
Shareholder under the exclusive call option agreement, each
of the Structured Contracts does not involve payment of any
consideration.
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STRUCTURED CONTRACTS (continued)

The Structured Contracts, taken as a whole, permit the results
and nancial operations of Shenzhen Gudeng to be consolidated
in CAP, as if it was CAP’s subsidiary resulting in all economic
bene ts of its business owing to CAP. Through the appointment
by Shenzhen Zhibo of all directors and senior management
of Shenzhen Gudeng, the Directors believe that Shenzhen
Zhibo is able to effectively supervise, manage and operate the
business operations, expansion plans, financial policies and
assets of Shenzhen Gudeng, and at the same time, ensure due
implementation of the Structured Contracts. According to Hong
Kong Financial Reporting Standards, a subsidiary is an entity that
is controlled by another entity (known as the parent). An investor
controls an investee when it 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.

Although CAP does not directly or indirectly own Shenzhen
Gudeng, the Structured Contracts enable CAP to exercise control
over and receive economic bene ts generated from the business
operation of Shenzhen Gudeng and the validity and legality of
the Structured Contracts have been confirmed by CAP’s PRC
legal adviser. The CAP Group derives economic benefits from
the ICP services provided by Shenzhen Gudeng. Under such
circumstances, the Directors are of the view that it is fair and
reasonable for Shenzhen Zhibo to be entitled to all the economic
benefits generated from Shenzhen Gudeng. The Structured
Contracts also permit Shenzhen Zhibo to exclusively acquire all
or part of the equity interest in Shenzhen Gudeng, if and when
permitted by PRC laws and regulations. Notwithstanding the CAP
Group’s lack of equity ownership in Shenzhen Gudeng, the CAP
Group is able to control the business and financial position of
Shenzhen Gudeng in substance through the Structured Contracts.
As a result of the Structured Contracts, Shenzhen Gudeng is
accounted for as CAP’s subsidiary, and its nancial position and
operating results are consolidated in CAP’s consolidated nancial
statements.

Wang On Group Limited  Annual Report 2021

oo

gooooooogoooobbobooboooo
ooobooooobooooboooooooa
gogooobooboooooooboobooao
oobbooooobooooobobobbooo
oobOb0ooooboOooooobobooobono
goooobooooooobbooooooa
goobOooobooOoooboboOooooooa
ggouoobooboooboodoooubodaa
gbobgooboboboboooboboobbomao
oboboobooooooooobooboobobo
goobobobboboooooogooobooada
gooooooooobbobobboobooo
ooboobooboooooooooog

gbooboobodobodobodabooad
gboobooooooooooboboobobooo
goobOooooobooooobobooooo
ggoguooooooooboboboboboobodd
goooooooobooooooooooo
goboboboobbooobooboobo
oboooooooooobooooboboonoo
gbobobobooboobooobooboobobooobooba
gooooobooooooboobood
goguouggoooobooboboboodododada
gooooooogoooooboooboboooa
oobb0oooooooobboooobonoad
gogoooooooobobobobobooooddada
goooooooooboboooboboobobooo
oobo0ooooooooObboooobonoo
gbobobooooobodobabda



STRUCTURED CONTRACTS (continued)

The amount of financial assistance made by the CAP Group to
Shenzhen Gudeng was approximately RMB500,000 for the year
ended 31 March 2021.

Pursuant to the Structured Contracts, any dispute arising from
the interpretation and performance of the Structured Contracts
between the parties thereto should first be resolved through
negotiation, failing which any party may submit the said dispute
to the South China International Economic and Trade Arbitration
Commission (or Shenzhen Court of International Arbitration) with
a view to resolving the dispute through arbitration in accordance
with the arbitration rules thereof.

The Nominee Shareholder has undertaken in the exclusive call
option agreement and the equity pledge agreement that she shall
make all appropriate arrangements and execute all necessary
documents to ensure that, in the event of death, loss of capacity,
bankruptcy, divorce (or other circumstances) of herself, there
would be no adverse effect or obstacle in enforcing the exclusive
call option agreement and the equity pledge agreement by her
SUCCESSOTS.
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STRUCTURED CONTRACTS (continued)

The Nominee Shareholder may have potential conflicts with
Shenzhen Zhibo and CAP. To mitigate any potential conflict of
interests, the Nominee Shareholder and Shenzhen Gudeng have
undertaken in the exclusive call option agreement that, during
the period the exclusive call option agreement remains effective,
unless otherwise agreed by Shenzhen Zhibo, the Nominee
Shareholder and Shenzhen Gudeng (i) would not participate in
any business which may be in competition with the business of
Shenzhen Zhibo or its related companies; and (ii) would appoint
nominees nominated by Shenzhen Zhibo as Shenzhen Gudeng’s
director(s) or executive director(s).

The following are the major risks relating to the Contractual
Arrangements: (1) the PRC Government may determine that the
documents for the Contractual Arrangements do not comply with
applicable regulations; (2) the Contractual Arrangements may
not provide control as effective as direct ownership; and (3) the
Contractual Arrangements may be subject to scrutiny of the PRC
tax authorities and additional tax may be imposed.

Furthermore, the CAP Group conducts its business operation in
the PRC through Shenzhen Gudeng by way of the Contractual
Arrangements, but certain of the terms of the Contractual
Arrangements may not be enforceable under the PRC laws.
As advised by the CAP’s PRC legal advisers, the Contractual
Arrangements were narrowly tailored to minimize the potential
con ict with relevant PRC laws and regulations.

Wang On Group Limited  Annual Report 2021
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STRUCTURED CONTRACTS (continued)

In order to effectively control and safeguard the assets of
Shenzhen Gudeng, the Contractual Arrangements have provided,
without having obtained the consent of Shenzhen Zhibo, the
Nominee Shareholder and Shenzhen Gudeng (i) shall not sell,
transfer, mortgage or dispose of in any manner any material
assets, legitimate interest or revenue of Shenzhen Gudeng, or
allow any encumbrance thereon of any security interest; and (ii)
shall always operate Shenzhen Gudeng’s business in the ordinary
and usual course of business and shall maintain the asset value of
Shenzhen Gudeng and refrain from any action/omission that may
adversely affect Shenzhen Gudeng’s operating status and asset
value.

The board of CAP con rmed that there is no material change in
the Contractual Arrangements and/or the circumstances under
which they were adopted, and its impact on the CAP Group,
and the terms of the Contractual Arrangements and the nancial
assistance are on normal commercial terms.

The board of CAP also confirmed that there is no unwinding of
the Structured Contracts or failure to unwind when the restrictions
that led to the adopted Structured Contracts are removed.

RESULTS AND DIVIDENDS

The results of the Group for the year ended 31 March 2021
and the Group’s nancial position at that date are set out in the
nancial statements on pages 142 to 392.

For the nancial year ended 31 March 2021, the Group’s revenue
and profit attributable to owners of the parent amounted to
HK$1,893.6 million (2020: HK$3,440.7 million) and HK$123.9
million (2020: HK$474.9 million (restated)), respectively.
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RESULTS AND DIVIDENDS (continued)

The Board has recommended the payment of a final dividend
of HKO0.2 cent (2020: HKO.5 cent) per ordinary share for the
year ended 31 March 2021 to the Shareholders whose names
appear on the register of members of the Company as of Friday,
3 September 2021. The nal dividend will be paid on or around
Tuesday, 14 September 2021, subject to the Shareholders’,
approval at the forthcoming annual general meeting of the
Company to be held on Wednesday, 25 August 2021. Together
with the interim dividend of HKO0.1 cent (30 September 2019:
HKO.1 cent) per ordinary share, the total dividends for the year
ended 31 March 2021 will be HKO.3 cent (2020: HKO.6 cent) per
ordinary share.

BUSINESS REVIEW AND ANALYSIS OF KEY
FINANCIAL PERFORMANCE INDICATORS

The business review and the key nancial performance indicators
to the businesses of the Group, including, among other things,
the information set out below, are disclosed in the “Management
Discussion and Analysis” on pages 17 to 52 of this annual report:

(@ afair review of the Group’s business;

(b)  principal risk factors;

(c) ananalysis using key nancial performance indicators; and

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

Wang On Group Limited  Annual Report 2021
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BUSINESS REVIEW AND ANALYSIS OF KEY
FINANCIAL PERFORMANCE INDICATORS
(continued)

The corporate social responsibility, environmental policies and
performance of the Group were disclosed in the “Management
Discussion and Analysis” and the Corporate Governance Report
in this annual report.

For more details of the corporate social responsibility,
environmental policies and performance of the Group, please
refer to the Environmental, Social and Governance Report to
be published on the websites of the Company and the Stock
Exchange in due course.

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

FIVE YEAR FINANCIAL SUMMARY

A summary of the published results and of the assets, liabilities
and non-controlling interests of the Group for the last five
nancial years, as extracted from the published audited nancial
statements, is set out on pages 395 to 396 of this annual
report. This summary does not form part of the audited nancial
statements.

SHARE CAPITAL AND SHARE OPTION SCHEME

Details of movements in the Company’s share capital and share
option scheme during the year, together with the reasons therefor,
are set out in notes 36 and 37 to the financial statements,
respectively.

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.
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PURCHASE, SALE OR REDEMPTION OF LISTED
SECURITIES OF THE COMPANY

During the year, the Company repurchased a total of 740 million
shares of HK$0.01 each of the Company on the Stock Exchange.
All the repurchased shares were subsequently cancelled by the
Company on 17 December 2020.

Details of the share repurchases during the year are as follows:

obgobobooougoogd

gbooobooobooooonao 740,000,0000
gopboooiooooboOooooooDOoO
gooooooooboobobooooogo
oood

gogooooobooboodg

Number of share Purchase price per share Aggregate
Month of repurchases repurchased Highest Lowest amount
goooo
00 oooooo 00 00 00
HK$ HK$ HK$
oo 0o 0o
(in million) (in million)
ooooo gooood
December 2020 gooooooo 740.0 0.067 0.061 48
740.0 48

The repurchases of the Company’s shares during the year were
made pursuant to the mandate granted by the Shareholders at the
2020 annual general meeting of the Company held on 24 August
2020, with a view to bene ting the Shareholders as a whole by
enhancing the net asset value per share and earnings per share
of the Company. As at 31 March 2021 and up to the date of this
annual report, the total number of shares of the Company in issue
was 16,657,520,047 shares.

Save as disclosed above, neither the Company, nor any of its
subsidiaries purchased, sold or redeemed any of the Company’s
listed securities during the year under review.

DISTRIBUTABLE RESERVES

As 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$673.5 million (2020:
approximately HK$777.5 million), of which approximately HK$33.3
million has been proposed as a nal dividend for the year ended
31 March 2021.
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PERMITTED INDEMNITY PROVISION

The Bye-laws provides that for the time being acting in relation
to any of the affairs of the Company, every Director and other
of cers shall be entitled to be indemni ed and secured harmless
out of the assets and pro ts of the Company from and against all
actions, losses, damages and expenses which they may incur or
sustain by or by reason of any act done about the execution of
the duties of their respective of ce or otherwise in relation thereto.
The Company had arranged appropriate directors’ and officers’
liability insurance coverage for the Directors and other of cers of
the Group for the year.

MAJOR CUSTOMERS AND SUPPLIERS

For the year ended 31 March 2021, sales to the Group’s five
largest customers accounted for approximately 7% (2020:
approximately 5%) of the total sales for the year and the sales to
the largest customer included therein accounted to approximately
2%. Purchases from the Group’s ve largest suppliers accounted
for approximately 30% (2020: approximately 9%) of the total
purchases for the year and purchases from the largest supplier
included therein amounted to approximately 15% 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 issued share capital) had
any bene cial interest in the Group’s ve largest customers or ve
largest suppliers.
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DIRECTORS

The Directors during the year were:

Mr. Tang Ching Ho, GBS, Jr Chairman

Ms. Yau Yuk Yin, Deputy Chairman

Mr. Chan Chun Hong, Thomas, Managing Director
(Resigned on 8 February 2021)

Ms. Stephanie (Appointed on 8 February 2021)

Mr. Wong Chun, Justein, B8S, MBE, JP
Mr. Siu Kam Chau
Dr. Lee Peng Fei, Allen, CBE, BS, FHKIE, JP
(Passed away on 15 May 2020)
Mr. Chan Yung, BBS, JP
(Appointed on 3 August 2020)

In accordance with Bye-law 87(1) of the Bye-laws, Mr. Tang
Ching Ho and Mr. Siu Kam Chau will retire by rotation and, being
eligible, offer themselves for re-election at the forthcoming annual
general meeting of the Company, pursuant to Bye-law 86(2),
Ms. Stephanie will hold of ce only until the next general meeting
and, being eligible, offer herself for re-election at that annual
general meeting of the Company.

The Company has received confirmations of independence
from all existing independent non-executive Directors, namely
Mr. Wong Chun, Justein, Mr. Siu Kam Chau and Mr. Chan Yung,
and as at the date of this annual report still considers them to be
independent.

DIRECTORS’ AND SENIOR MANAGEMENT’S
BIOGRAPHIES

Biographical details of the Directors and the senior management
of the Group are set out on pages 53 to 59 of this annual report

Annual Report 2021
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DIRECTORS’ SERVICE CONTRACTS

No Directors being proposed for re-election at the forthcoming
annual general meeting 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).

DIRECTORS’ INTERESTS IN TRANSACTIONS,
ARRANGEMENTS OR CONTRACTS

Save as disclosed in notes 9 and 46 to the nancial statements,
no Directors nor a connected entity of a Director had a material
interest, either directly or indirectly, in any transaction, arrangement
or contract of signi cance to the business of the Group to which
the Company or any of its subsidiaries or fellow subsidiaries was
a party during the year.

DIRECTOR’S INTERESTS IN COMPETING
BUSINESS

Mr. Chan Chun Hong, Thomas, the former managing Director
(resigned on 8 February 2021) and also the former chairman
and managing director of Easy One, which has been principally
engaged in, among others, financing business since November
2015, was considered to have an interest in business which
competes or is likely to compete, either directly or indirectly, with
the businesses of the Group, Mr. Tang Ching Ho, the chairman
and an executive Director, is the sole ultimate bene cial owner of
Easy One after the privatization of Easy One with effect from 16
October 2020. Ms. Stephanie, an executive Director, is a director
of Easy One and the daughter-in-law of Mr. Tang Ching Ho, Ms.
Yau Yuk Yin, the deputy chairman and an executive Director, is
the spouse of Mr. Tang Ching Ho. Save as disclosed herein, 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.
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REPORT OF THE DIRECTORS (CONTINUED)

EETWmE (E)
DIRECTORS’ AND CHIEF EXECUTIVE’S gobboooobbobuoooobo
INTERESTS AND SHORT POSITIONS IN SHARES, 0OU0OO0OO0OO0OO0OO0OO0OO0O0OO0OO0OOOOOO
UNDERLYING SHARES OR DEBENTURES g

OF THE COMPANY AND ITS ASSOCIATED

CORPORATIONS

As at 31 March 2021, the interests and short positions of the OOOO0O00O0O0OO0OO0O0O0OO0OOOOOCOO
Directors and chief executive of the Company and/or any of O0OO0O00O00OO000O0O0O00O0O0O0O000O
their respective associates in the shares, underlying sharesor O0O0OO0000OO0OO0O0O0O0O0O0O0OO0OXV
debentures of the Company or any of its associated corporations OO0 00000000000 OOOOOO0O
(within the meaning of Part XV of the SFO), as recorded inthe 00000000000 3200000000
register required to be kept by the Company pursuant to Secton 000000000 O00000O00O00O0OXvVO
352 of the SFO, or as otherwise noti ed to the Companyandthe O0OO00O00O0O00O0O0O0OO0O0COO0O
Stock Exchange pursuant to Part XV of the SFO or the Model 0OUOO0OOOO0OO0OO0OOO

Code under the Listing Rules, were as follows:

Number of ordinary shares held, capacity and nature of interest Approximate
g0ooooooooooooo percentage of
the Company’s
Personal Family Corporate Other total issued
interest interest interest interest Total  share capital
goooooo
goooooo
Name of Director 0ooo oooo oooo gooo oooo ao 0oo
(Note f)
onom
%
Mr. Tang Ching Ho ("Mr. Tang’) 00000D0D0m 28,026,339 28,026,300  2,734,664,306  4,989,928,827  7,780,645,772 4611
(Note ) (Note b) (Note c)
onnab onobo onoed
Ms. Yau Yuk Yin (“Ms. Yau") 000000000 28,026,300  2,762,690,645 — 4989,928,827 7,780,645,772 46.71
(Note d) (Note )
ooodi onnel
Ms. Stephanie Stephanie 0 0 3,400,000 — - - 3,400,000 0.02
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DIRECTORS’ AND CHIEF EXECUTIVE’S
INTERESTS AND SHORT POSITIONS IN SHARES,
UNDERLYING SHARES OR DEBENTURES

OF THE COMPANY AND ITS ASSOCIATED
CORPORATIONS (continued)

Notes:

@)

Mr. Tang was taken to be interested in those shares in which his
spouse, Ms. Yau, was interested.

486,915,306 shares were held by Caister Limited (a company wholly
owned by Mr. Tang), 531,000,000 shares were held by Billion Trader
Limited (a direct wholly-owned subsidiary of Loyal Fame International
Limited, a direct wholly-owned subsidiary of Easy One, which is turn
wholly-owned by Mr. Tang), and 432,475,200 and 1,284,273,800
shares were held by Suntech Investments Limited and Hearty Limited
respectively (both direct wholly-owned subsidiary of Total Smart
Investments Limited, which is directly wholly owned by WYT, which is
owned as to 65.14% by Rich Time Strategy Limited, which is in turn
wholly owned by Wang On Enterprises (BVI) Limited (“WOE"), a wholly
owned subsidiary of the Company).

Mr. Tang was taken to be interested in those shares by virtue of being
the founder of a discretionary trust, namely Tang’s Family Trust.

Ms. Yau was taken to be interested in those shares in which her
spouse, Mr. Tang, was interested.

Ms. Yau was taken to be interested in those shares by virtue of being a
bene ciary of Tang’s Family Trust.

The percentages were disclosed pursuant to the relevant disclosure
forms led under the SFO.
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REPORT OF THE DIRECTORS (CONTINUED)

DIRECTORS’ AND CHIEF EXECUTIVE’S
INTERESTS AND SHORT POSITIONS IN SHARES,
UNDERLYING SHARES OR DEBENTURES

OF THE COMPANY AND ITS ASSOCIATED

CORPORATIONS (continued)

Interest in the shares and underlying shares of

associated corporations:

EEEHRE (A)

gogoooobobobobboooooog
gooddoooobbobbooooooo

oo

gobobooouoouogoooood

Approximate
percentage of

Name of Total number associated
associated Nature of of shares corporation’s
Name of Director corporation interest involved total issued shares
oood
goooooo
oood oooooo oood ooooooo oooooo
(Note a)
ooonand
Mr. Tang CAP Interest of controlled 7,450,095,747 74.85%
ood ooood corporation (Note b)
Ms. Yau oooooono ooobo
ooo
WYT Interest of controlled 810,322,940 65.79
ood corporation (Note c)
ooooooo oooed
WOP Interest of controlled 11,400,000,000 75.00
oooo corporation (Note c)
gooooon oo ed
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DIRECTORS’ AND CHIEF EXECUTIVE’S
INTERESTS AND SHORT POSITIONS IN SHARES,
UNDERLYING SHARES OR DEBENTURES

OF THE COMPANY AND ITS ASSOCIATED
CORPORATIONS (continued)

Notes:

(@) The percentage(s) were disclosed pursuant to the relevant disclosure
form(s) led under the SFO

(b) Pursuant to the disclosure of interests form published on the website
of the Stock Exchange, among of the 7,450,095,747 shares of CAP,
2,007,700,062 shares were held by Onger Investments Limited (“Onger
Investments”), Convertible Notes convertible into 130,000,000
shares were held by Peony Finance Limited (“Peony Finance”) and
5,312,395,685 shares were held by Goal Success Investments Limited
(“Goal Success”). Onger Investments and Peony Finance were directly
wholly owned by Loyal Fame International Limited (“Loyal Fame”, a
direct wholly-owned subsidiary of Easy One which is in turn wholly-
owned by Mr. Tang). Goal Success was directly wholly owned by
Biomore Investments Limited (“Biomore Investments”) (a direct
wholly-owned subsidiary of Total Smart Investments Limited (“Total
Smart”) which is directly wholly owned by WYT. WYT is owned as to
65.14% by Rich Time Strategy Limited (“Rich Time”) which is wholly
owned by WOE, a wholly owned subsidiary of the Company which was
owned as to 46.71% by Mr. Tang, together with his associates.

(c) 810,322,940 shares of WYT were held by Rich Time, which is
wholly owned by WOE, a wholly owned sharing of the Company;
11,400,000,000 shares of WOP were held by Earnest Spot Limited (a
direct wholly-owned subsidiary of WOE).

Save as disclosed above, as at 31 March 2021, none of the
Directors and chief executive of the Company and/or any of their
respective associates had registered an interest or short position
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
noti ed to the Company and the Stock Exchange pursuant to Part
XV of the SFO or the Model Code.
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DIRECTORS’ RIGHTS TO ACQUIRE SHARES OR
DEBENTURES

Save as disclosed under the headings “Directors’ and chief
executive’s interests and short positions in shares, underlying
shares or debentures of the Company and its associated
corporations” above, “Share Option Schemes” below and in
the share option scheme disclosures in note 37 to the financial
statements, 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 SCHEMES

The Company adopted a new share option scheme (the “2012
Scheme”) at the annual general meeting of the Company held on
21 August 2012 for the primary purpose of providing incentives
and rewards to eligible participants who contribute to the success
of the Group’s operations. The 2012 Scheme became effective on
21 August 2012 and, unless otherwise terminated earlier by the
Shareholders at a general meeting, will remain in force for a period
of 10 years from that date.

Under the 2012 Scheme, share options may be granted to
any Director or proposed Director (whether executive or non-
executive, including INEDs), employee or proposed employee
(whether fulltime 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 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 “Participants”).
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SHARE OPTION SCHEMES (continued)

Under the 2012 Scheme, the Board may grant share options to
the 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 date offer. Share
options do not confer rights on the holders to dividends or to vote
at Shareholders’ meetings.

Pursuant to the 2012 Scheme, the maximum number of share
options that may be granted under the 2012 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 2012 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 2012 Scheme limit.

The maximum number of shares issuable under share options to
each Participant (except for a substantial shareholder or an INED
or any of their respective associates) under the 2012 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 Participant and his associates abstaining
from voting.
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SHARE OPTION SCHEMES (continued)

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 option). 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 share options already granted and
to be granted to such person under the 2012 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
INED (or any of their respective associates) is also required to be
approved by shareholders.

Share options granted to a Director, chief executive or substantial
shareholder of the Company (or the exercise price must be at
least the higher of (i) the of cial closing price of the shares of the
Company as stated in the daily quotations 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 (i) the nominal value
of a share of the Company.

During the year under review, no share options under the 2012
Scheme were granted, exercised, cancelled or lapsed. As at the
end of the year, the Company had no outstanding share options
under the 2012 Scheme.

As at the date of this report, the total number of shares available
for issue under the 2012 Scheme is 1,928,852,004 shares,
representing approximately 11.6% of the share capital of the
Company in issue as at the date of this report.
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SHARE OPTION SCHEMES (continued)

Other particulars of the 2012 Scheme are set out in note 37 to the
nancial statements.

WOP adopted a share option scheme (the “WOP Share Option
Scheme”) with the approval of the shareholders of WOP and the
Company at the respective annual general meetings held on 9
August 2016 for the primary purpose of providing incentives and
rewards to eligible participants who contribute to the success of
the Group’s operations. The WOP Share Option Scheme became
effective on 9 August 2016 and, unless otherwise terminated
earlier by its shareholders at a general meeting, will remain in force
for a period of 10 years from that date.

Under the WOP Share Option Scheme, share options may be
granted to any director or proposed director (whether executive
or non-executive, including independent non-executive directors),
employee or proposed employee (whether full-time or part-time),
secondee, any holder of securities issued by any member of the
WOP Group, or its holding company, substantial shareholder
or any company controlled by its 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 WOP Group or any of its
substantial shareholder or company controlled by its substantial
shareholder, or any company controlled by one or more persons
belonging to any of the above classes of participants (the “WOP
Participants”).

The board of directors or WOP may grant share options to WOP
Participants to subscribe for shares of WOP 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 the
shareholders’ meetings of WOP.
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SHARE OPTION SCHEMES (continued)

The maximum number of share options that may be granted
under the WOP Share Option Scheme is the number, upon their
exercise, not in aggregate exceeding 30% of the issued share
capital of WOP 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 WOP Share Option Scheme and any other schemes shall
not in aggregate exceed 10% of the number of shares of WOP
in issue, as at the date of approval of the WOP Share Option
Scheme, or as refreshed.

The maximum number of WOP shares issuable under share
options to each WOP Participant (except for a WOP substantial
shareholder or a WOP independent non-executive director or
any of their respective associates) under the WOP Share Option
Scheme within any 12-month period is limited to 1% of the
number of shares of WOP in issue at any time. Any further grant of
share options in excess of such limit must be separately approved
by the shareholders of WOP and the Company with such WOP
Participant and his/her associates abstaining from voting. Share
options granted to a director, chief executive or substantial
shareholder of WOP (or any of their respective associates) must
be approved by the independent non-executive directors of WOP
(excluding any independent non-executive directors of WOP who
is the grantee of the options).

Annual Report 2021
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SHARE OPTION SCHEMES (continued)

Where any grant of share options to a substantial shareholder or
an independent non-executive director of WOP (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 WOP
Share Option Scheme and any other share option schemes of
WOP (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 of WOP in
issue, and having an aggregate value, based on the closing price
of WOP’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 the Shareholders of WOP and the Company at 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 of WOP (or any of
their respective associates) is also required to be approved by
shareholders of WOP and the Company.

The exercise price must be at least the higher of (i) the official
closing price of the shares of WOP as stated in the daily
quotations sheets of the Stock Exchange on the offer date which
must be a business day; (i) the average closing prices of the
shares of WOP as stated in the Stock Exchange’s daily quotation
sheets for the ve business days immediately preceding the date
of grant; and (jii) the nominal value of a share of WOP.

As at the date of this annual report, the total number of WOP’s
shares available for issue under the WOP Share Option Scheme is
1,520,000,000 shares, representing 10.0% of the share capital of
WOP in issue at the date of this annual report.

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

Other particulars of the WOP Share Option Scheme are set out in
note 37 to the nancial statements.
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SHARE OPTION SCHEMES (continued)

At the annual general meeting of WYT held on 22 August 2013,
its shareholders approved the termination of the share option
scheme previously adopted on 18 September 2003 (the “WYT
2003 Scheme”) and the adoption a new share option scheme
(the “WYT 2013 Scheme”) for the primary purpose of providing
incentive and rewards to eligible participants who contribute to
the success of the WYT Group’s operations. Upon termination of
the WYT 2003 Scheme, no share option was granted thereunder
but the subsisting share options granted prior to the termination
will continue to be valid and exercisable during the prescribed
exercisable period in accordance with the terms of the WYT 2003
Scheme. The WYT 2013 Scheme became effective on 22 August
2013 and, unless otherwise terminated earlier by the shareholders
of WYT and the Company at their respective general meetings,
will remain in force for a period of 10 years from that date.

Pursuant to the WYT 2013 Scheme, share options may be
granted to any director or proposed director (whether executive
or non-executive, including the independent non-executive
directors) of WYT, employee or proposed employee (whether
full-time or parttime), secondee, any holder of securities issued
by any member of the WYT Group, 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 WYT 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 “WYT Participants”).

Under the WYT 2013 Scheme, the board of directors of WYT
may grant share options to the WYT Participants to subscribe
for shares of WYT 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 WYT.
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SHARE OPTION SCHEMES (continued)

Pursuant to the WYT 2013 Scheme, the maximum number of
share options that may be granted under the WYT 2013 Scheme
and any other share option schemes of WYT is the number, upon
their exercise, not in aggregate exceeding 30% of the issued
share capital of WYT 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 WYT 2013 Scheme and any other schemes
shall not in aggregate exceed 10% of the number of shares of
WYT in issue, as at the date of approval of the WYT 2013 Scheme
limit or as refreshed from time to time.

The maximum number of shares issuable under share options
to each WYT Participant (except for a substantial shareholder
or an independent non-executive director of WYT or any of their
respective associates) under the WYT 2013 Scheme within any
12-month period is limited to 1% of the number of shares of WYT
in issue at any time. Any further grant of share options in excess of
such limit must be separately approved by shareholders of WYT
and the Company with such WYT Participant and his associates
abstaining from voting. Share options granted to a director,
chief executive or substantial shareholder of WYT (or any of their
respective associates) must be approved by the independent
non-executive directors (excluding any independent non-executive
directors who is the grantee of the option) of WYT.

oo

goooobbooooooboboooboboooa
gooooooooboobboboooogo
gooboooooooooooboobooo
oobDooooooooos3wiooooo
goobooooobobooobooooooboo
gogouobooooboobooodoooady
gooboboooooooooboboboooooo
gobbooooboboooobooooooboo
oboooooooooonno 10%0

oooooooooooobooooboiz0o00
oboooooooboooobooooooooboo
ggooooooooboboboboboooododa
gbobooboooooboobbooboo
oboboooboooobobobobOon 1%0
gbbooboooobooobooboao
googoooooboboooobobbbbooo
oobO0oooobOo0ooooooooooo
gbobooooooooboooooooooo
gobobodooobooboboobbooooo
ubooooobooooboooooooooa
oooooo

TEC-FFR EREEERAA



118

SHARE OPTION SCHEMES (continued)

Where any grant of share options to a substantial shareholder or
an independent non-executive directors of WYT (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 WYT 2013
Scheme and any other share option schemes of WYT (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 WYT’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 of WYT
and the Company at 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 associates) is also required to
be approved by shareholders of WYT and the Company.

The exercise price must be at least the highest of (i) the official
closing price of the shares of WYT as stated in the daily quotations
sheets of the Stock Exchange on the offer date which must be a
business day; (i) the average closing prices of the shares of WYT
as stated in the Stock Exchange’s daily quotation sheets for the
ve business days immediately preceding the date of grant; and (jii)
the nominal value of a share of WYT.

Wang On Group Limited  Annual Report 2021

oo

gboboobobooobooobooboomoo
gbooobooboobooobobboooboo
oobb0oooobobooooboooooobooo
goboobobooboobooobooommoo
ubooooooobooboboboooobod
obobooooooboooboi1200000
goooogoooooboobobobboboooooo
01%00000000D0000000D000
gboooogoseoo0oo0000bobooboonO
gobooooooobooooboboboooog
goobooooooboooboooooobooo
ygodooooooooboboooboobond
gooooooobooobobobbobobooo
oooooood

000000000000 00()000m0O
000000000000000000000
000000MHOD000000000000
00000000000000000000
[0 00000000000



REPORT OF THE DIRECTORS (CONTINUED)
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SHARE OPTION SCHEMES (continued)

Details of the movements of the share options under the WYT
2003 Scheme during the year ended 31 March 2021 were as

follows:

Number of share options

=)

mn=

ugooooo
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Qutstanding Granted Exercised Lapsed  Outstanding Exercise
asat (uring the during the during the asat Date of price Exercisable
1 April 2020 year year year 31 March 202 grant per share period
Name or categoryof 000000 egecDOoooo
WYT Participant 0ooooo 0ooo 0oooo 0oooo 0oooo 0ooo 0ooo goooo 0ooo
HK$ (Notg)
0o oogn
Other employees 0oooooo
of WNT
Inaggregate 0o 16,537 - - (16,537) - 1252010 14197 1252011—
1152020
Total oo 16,537 - - (16,537) -

During the year, apart from 16,537 share options lapsed under
the WYT 2003 Scheme, no share option was granted, exercised,
lapsed or cancelled under the WYT 2003 Scheme and no share
option was granted, exercised, lapsed, cancelled or outstanding
under the WYT 2013 Scheme.

At the end of the year, there was no share option outstanding
under the WYT 2003 Scheme and the WYT 2013 Scheme.
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SHARE OPTION SCHEMES (continued)

As at the date of this annual report, the total number of WYT’s
shares available for issue under the WYT 2013 Scheme is
126,514,288 shares, representing approximately 10.3% of the
total issued share capital of WYT.

Other particulars of the WYT 2013 Scheme are set out in note 37
to the nancial statements.

On 3 May 2012, CAP adopted a new share option scheme (the
“CAP 2012 Scheme?) for the primary purpose of providing
incentive to selected eligible persons (the “CAP Participants”)
to take options for their contribution to the CAP Group. Under
the CAP 2012 Scheme, the board of directors of CAP may grant
share options to the CAP Participants to subscribe for the shares
of CAP (the “CAP Share(s)”) for a consideration of HK$1 for
each lot of share options granted. The exercise price is to be
determined by its board and shall not be less than the highest of
(i) the of cial closing price of the CAP Shares as stated in the daily
quotation sheet of the Stock Exchange on the date of grant, which
must be a business day; (ii) the average of the of cial closing price
of the CAP Shares as stated in the daily quotation sheet of the
Stock Exchange for the ve business days immediately preceding
the date of grant; and (iii) the nominal value of a CAP Share.
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SHARE OPTION SCHEMES (continued)

The number of CAP Shares in respect of which options may be
granted to any CAP Participant in any 12-month period up to and
including the date of grant shall not exceed 1% of the CAP Shares
in issue at any point in time, without prior approval from the
shareholders of CAP. Options granted to substantial shareholders
of CAP or independent non-executive directors of CAP, or any of
their respective associates, in excess of 0.1% of the CAP Shares
in issue and with an aggregate value in excess of HK$5,000,000
must be approved in advance by the shareholders of CAP. The
CAP 2012 Scheme became effective on 3 May 2012 and will
remain in force for a period of 10 years. There is no specific
requirement that an option must be held for any minimum period
before it can be exercised but its board is empowered to impose
at its discretion any such minimum period at the time of grant of
any particular option. The period during which an option may be
exercised will be determined by the board of CAP at its absolute
discretion, save that no option may be exercised for a period of
more than 10 years from the date of grant.

Subject to the approval of the shareholders of the Company at
general meeting, the board of CAP may refresh the limit at any
time to 10% of the total number of CAP Shares in issue as at
the date of approval by the shareholders of CAP at its general
meeting. Notwithstanding the foregoing, the CAP Shares which
may be issued upon exercise of all outstanding options granted
and yet to be exercised under the CAP 2012 Scheme and any
other share option schemes of CAP at any time shall not exceed
30% of the CAP Shares in issue from time to time.

Since the adoption of the CAP 2012 Scheme and up to 31 March
2021, no option had been granted. As at the date of this annual
report, the total number of CAP Shares available for issue under
the CAP 2012 Scheme is 995,306,782, representing 10% of the
existing issued share capital of CAP.
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REPORT OF THE DIRECTORS (CONTINUED)

EEEWmE(

SHARE OPTION SCHEMES (continued)

Other particulars of the CAP 2012 Scheme are set out in note 37
to the nancial statements.

SUBSTANTIAL SHAREHOLDERS’ AND OTHER
PERSONS’ INTERESTS AND SHORT POSITIONS
IN 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 the SFO showed that the following
shareholders (other than the Directors or the chief executive of the
Company) had noti ed the Company and the Stock Exchange of
relevant interests and short positions in the shares and underlying
shares of the Company:

&)

ugooooo

gooooooooooboboboboboobooo
gooaoasro

goooooooobooooboogn
guoooon

goobOooooooboobboooooa
oobooobooobooboobss3s0noooood
oboobooboooooooomoooooo
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oobooooobobooooboooooooo
oo

Approximate
percentage of
the Company’s
Number of total issued
Notes Capacity shares share capital
gooooo
oooooo
Name of Shareholder goooooo i o0 gooo goooo
(Note (4))
oon4n
%
Accord Power Limited gooooo (1) Bene cial owner 4,989,928,827 29.96
("Accord Power”) moom — Tang’s Family Trust
0oooo
—0ooooo
Fiducia Suisse SA Fiducia Suisse SA ?) Interest of controlled corporation 4,989,928,827 29.96
— Trustee
goooooo—-Dboo
Mr. David Henry Christopher Hil David Henry Christopher Hil -~ (2) Interest of controlled corporation 4,989,928,827 29.96
oo goooooo
WYT ooo @ Interest of controlled corporation 1,716,749,000 1031
oooooong

Wang On Group Limited  Annual Report 2021



SUBSTANTIAL SHAREHOLDERS’ AND OTHER
PERSONS’ INTERESTS AND SHORT POSITIONS
IN SHARES AND UNDERLYING SHARES
(continued)

Notes:

(1)  Accord Power is wholly owned by Fiducia Suisse SA in its capacity as
the trustee of Tang’s Family Trust. Accordingly, Fiducia Suisse SA was
taken to be interested in those shares held by Accord Power.

2) Fiducia Suisse SA is the trustee of the Tang’s Family Trust. Fiducia
Suisse SA is wholly owned by Mr. David Henry Christopher Hill, and
accordingly, Mr. David Henry Christopher Hill was taken to be interested
in those shares in which Fiducia Suisse SA was interested.

(3)  WYT is an indirect non wholly-owned listed subsidiary of the Company.

(4)  The percentages were disclosed pursuant to the relevant disclosure
forms led under the SFO.

Save as disclosed above, as at 31 March 2021, there were no
persons (other than the Directors or the 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 where were recorded in the register
that was required to be kept by the Company under Section 336
of the SFO.

gooooogooboooboon
goooomon

ooo

Q) 000 Fiducia Suisse SAOD 0D OOOOOOOOO
000000000 0OFiducia Suisse SAO O OO
jooooooooooooo

(2) Fiducia Suisse SAD 0D 000 Q0O OO0OOOO
Fiducia Suisse SA[] David Henry Christopher Hill
00000000 OO David Henry Christopher
HilDO O 0 00 00 Fiducia Suisse SAO OO 00O
ooooooooo

(3) gobooooboooboooobooboooono

(4) goboooooooobooooboooobooo
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RELATIONSHIP WITH CUSTOMERS AND
SUPPLIERS

The Group recognised enhancing and maintaining good
relationships with suppliers and customers are essential for the
Group’s overall growth and development. The Group placed
speci ¢ caution on selection of quality suppliers and customers
and encourages fair and open competition to foster long-term
relationships with quality suppliers on the basis of mutual trust.
The Group has kept good communications and shared business
updates with them when appropriate. The communication policies
and the Group’s performance are detailed in the Environmental,
Social and Governance Report to be published in accordance the
requirement under the Listing Rules.

CONTINUING CONNECTED TRANSACTION

On 8 December 2016, the Company, through its wholly-owned
subsidiary, namely Richly Gold Limited (as the landlord), entered
into a tenancy agreement (the “Tenancy Agreement”) with
Ms. Yau Yuk Yin, the Deputy Chairman of the Company, (as the
tenant) in respect of the lease of a premise located at Winners
Lodge, Nos. 9-15 Ma Yeung Path, Kau To Shan, Shatin, New
Territories, Hong Kong for a term of three years commencing
from 15 November 2016 and expiring on 14 November 2019
at a monthly rental of HK$100,000, which was renewed for a
further three years until 13 November 2022 under a renewal
tenancy agreement dated 27 February 2020 with other terms
and conditions remained unchanged. The aforesaid tenancy
constituted a continuing connected transaction (the “Continuing
Connected Transaction”) 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.

Further details of other related party transactions undertaken
by the Group in the ordinary course of business during the year
under review, which fell under Rule 14A.73 of the Listing Rules,
are set out in note 46 to the nancial statements.

The Company has complied with the disclosure 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.
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CONNECTED TRANSACTION

On 4 May 2020, Caister requested the board of directors of Easy
One to put forward the proposal for the privatisation of Easy One
by Caister by way of the scheme of arrangement under Section
99 of the Bermuda Companies Act involving the cancellation
of all the scheme shares and the simultaneous issuance of an
equivalent number of new Easy One shares to Caister and/or
its designated wholly-owned subsidiary(ies) as defined in the
circular of the Company dated 24 July 2020 (the “July 2020
Circular”), which includes, among others, the passing of an
ordinary resolution by the independent shareholders at the special
general meeting held on 26 August 2020 (the “SGM”) to approve
the WYT Disposal (as defined in the July 2020 Circular), the
proposal and the scheme will become effective and binding on
Easy One and all shareholders of Easy One, including WYT, on the
date on which the Scheme (as de ned in the July 2020 Circular)
becomes effective in accordance with the Bermuda Companies
Act. Accordingly, the proposal, as and when it is implemented,
will involve WYT effectively disposing of 161,718,625 Easy
One shares, representing its entire shareholding in Easy One
and approximately 29.06% of the total issued share capital of
Easy One, to Caister at the cancellation consideration through
the cancellation of all such Easy One shares in exchange for
Caister paying to WYT the cancellation consideration comprising
the scheme cash consideration of HK$48,515,587.5 and
1,293,749,000 consideration shares. The original acquisition cost
to Caister in respect of the aforesaid 1,293,749,000 consideration
shares was approximately HK$297.6 million. As the entire issued
share capital of Caister is bene cially owned by Mr. Tang Ching
Ho, the controlling shareholder of the Company and a Director,
who is a connected person of the Company, the WYT Disposal
(as defined in the July 2020 Circular) constituted a connected
transaction for the Company under Chapter 14A of the Listing
Rules. The ordinary resolution in respect of the WYT Disposal
(as defined in the July 2020 Circular) was duly passed by the
Independent Shareholders (as de ned in the July 2020 Circular) at
the SGM by way of a poll.
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CHARITABLE DONATIONS

During the year, the Group made charitable and other donations
totalling approximately HK$7.3 million (2020: approximately
HK$17.9 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, quali cations and competence.

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

The Company has adopted the 2012 Scheme as an incentive to
Directors and eligible employees, details of the 2012 Scheme are
set out in note 37 to the nancial statements.

CORPORATE GOVERNANCE

The Company is committed to maintaining a high standard of
corporate governance practices for the benefit of the Company
and its Shareholders. In the opinion of the Directors, the Company
has complied with the code provisions under the CG Code
contained in Appendix 14 to the Listing Rules throughout the

nancial year under review, except for code provision A.5.1 of the
CG Code. Details of the corporate governance practices adopted
by the Company are set out in the Corporate Governance Report
on pages 60 to 92 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 throughout the financial year
under review and up to the date of this report.

Wang On Group Limited  Annual Report 2021
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AUDIT COMMITTEE

The Company has established the Audit Committee with speci ¢
written terms of reference (as amended from time to time) in
compliance with Rule 3.21 of the Listing Rules. During the year
under review, the Audit Committee comprised three INEDs,
namely Mr. Siu Kam Chau, Mr. Chan Yung (except the period
before appointing Mr. Chan Yung as an INED and a member of
the Audit Committee on 3 August 2020 since the decease of
Dr. Lee Peng Fei, Allen on 15 May 2020) and Mr. Wong Chun,
Justein and Mr. Siu Kam Chau acted as the chairman of the Audit
Committee.

During the year, the Audit Committee met twice with management
and the external auditor to review and consider, among other
things, the accounting principles and practices adopted by the
Group, the nancial reporting matters, including the review of the
audited consolidated financial statement for the year ended 31
March 2020 and the unaudited consolidated interim results for the
six-month ended 30 September 2020, the statutory compliance,
internal controls, risk management and the adequacy of
resources, quali cations and experience of staff of the Company’s
accounting and nancial reporting function as well as their training
programmes and budget.

Immediately after the decease of Dr. Lee Peng Fei, Allen, the
late INED on 15 May 2020, the Audit Committee comprised two
INEDs, namely Mr. Siu Kam Chau and Mr. Wong Chun, Justein,
Mr. Siu Kam Chau was elected as the chairman of the Audit
Committee. Mr. Chan Yung was appointed by the Board as an
INED and a member of the Audit Committee on 3 August 2020.
Since then, the Company has complied with Rule 3.21 of the
Listing Rules.

The consolidated financial statements for the year ended
31 March 2021 have also been reviewed by the Audit Committee
with management and independent auditors of the Company.
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EVENTS AFTER THE REPORTING PERIOD

Details of signi cant events of the Group after the reporting period
are set out in note 50 to the nancial statements.

AUDITORS

The nancial statements for the year ended 31 March 2021 have
been audited by Messrs. Ernst & Young, who retire and, being
eligible, offer themselves for re-appointment. A resolution for their
re-appointment as auditors of the Company will be proposed at

the forthcoming annual general meeting of the Company.

On behalf of the Board

Tang Ching Ho
Chairman

Hong Kong, 29 June 2021
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EY:

To the shareholders of Wang On Group Limited

(Incorporated in Bermuda with limited liability)

We have audited the consolidated nancial statements of Wang
On Group Limited (the “Company”) and its subsidiaries (the
“Group”) set out on pages 142 to 392, which comprise the
consolidated statement of financial position as at 31 March
2021, and the consolidated statement of pro t or loss and other
comprehensive income, the consolidated statement of changes in
equity and the consolidated statement of cash ows for the year
then ended, and notes to the consolidated nancial statements,
including a summary of signi cant accounting policies.

In our opinion, the consolidated nancial statements give a true
and fair view of the consolidated nancial position of the Group as
at 31 March 2021, and of its consolidated nancial 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 Certi ed Public
Accountants (“HKICPA”) and have been properly prepared in
compliance with the disclosure requirements of the Hong Kong
Companies Ordinance.

We conducted our audit in accordance with Hong Kong
Standards on Auditing (“HKSASs”) 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 ful lled our
other ethical responsibilities in accordance with the Code. We
believe that the audit evidence we have obtained is suf cient and
appropriate to provide a basis for our opinion.

0 Wang On Group Limited
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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 nancial statements as a whole, and in forming our
opinion thereon, and we do not provide a separate opinion on
these matters. For each 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 nancial 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.

Annual Report 2021
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Key audit matter
oooooo

How our audit addressed the key audit matter
Oo0ooooooooooood

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

ooooooooooooooononn

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
aggregate carrying amount of these properties was
HK$7,340,931,000, which represented approximately
35.9% of the total assets of the Group.
00000000 00ooo0oooooooood
0000ooo0oooooooooooOoooooo
000000000 v7,340,931,0000 000 OOO
0000 35.9%0

During the year, write-down of HK$139,829,000 was
recognised in profit or loss against properties held for
sale.

I o o Y o A A A R A 0 A W A R
139,829,0000 0 O

The Group engaged external valuers to perform the
valuations of these properties under development and
properties held for sale as at 31 March 2021. This is
identified as a key audit matter because significant
estimation is required to determine the net realisable
value of the properties under development and
properties held for sale, which re ects market conditions
at the end of the reporting period.
OO000DoDoO0o00oDooooooooooooon
0oooooooooboooooooboooooao
Oo00o0oooO0U0OoDoOooOoooooOoooooo
goooobbbobboboooooooooooaa

The accounting policies and disclosures in relation to
the properties under development and properties held
for sale are included in notes 2.4, 3, 17 and 21 to the
consolidated nancial statements.
goboooooobboooooobbooooao
0oooooono24030170 210

Our audit procedures to assess the estimation of net
realisable value of properties under development and
properties held for sale included the following:
O000oooO00oDoooOooooooooooon
gooooobobobobooboo

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

o oo0b00C0 ODbOOoOoOobDOOoobooboooo
gooogo

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

o 00000000000 0Oo0oooooood
ooooooooooooood

° 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 valuations.

o 00000000000 0oooooooo
O0o000ooooooooooooon
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Key audit matter
oooooo

Valuation of investment properties
ooooooo

The Group holds various investment properties in Hong
Kong and Mainland China for rental earning purpose.
Such investment properties were measured at fair value
at the end of the reporting period and the aggregate
carrying amount of these investment properties as at 31
March 2021 was HK$4,643,205,000, which represented
approximately 22.7% of the total assets of the Group.
godboboooboobooboobooboooba
do0ooDoooboooobooobooooooao
Oo00o0oo0ooooOoooDoDoooOooooon
4,643,205,0000 000 0000000 22.7%0

The Group engaged external valuers to perform the
valuation of these investment properties as at 31
March 2021 and in the absence of current prices in an
active market for similar properties, the external valuers
considered information from a variety of sources such
as current prices of properties with similar locations and
conditions, and estimated rental value of the relevant
properties, and made assumptions about capitalisation
rates. This is identified as a key audit matter because
significant estimation is required to determine the fair
values of investment properties, which reflect market
conditions at the end of the reporting period.
O0000ooOoOo00ooDoooOoooooooooon
0000000000000 000DOo0o0o0oooon
O000oOOooO00ooooOoooooooooDoo
0000000 00oooooooDooOoooooo
0000000000000 000ooooooooo
Co0o0ooo0o0ooooooOoooooooooo
00o0oooooooooooooooooooo

The accounting policies and disclosures in relation to the
valuation of investment properties are included in notes
2.4, 3 and 15 to the consolidated nancial statements.
0ooooDooooDooooooooooooog
0024030150
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How our audit addressed the key audit matter
O0o00oooooooooog

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

° obtaining and reviewing the valuation reports
prepared by the external valuers engaged by the
Group;

° 000000 ObODoboboboooood
goooon

° assessing the external valuers’ qualification,
experience and expertise and considering their
objectivity and independence;

° gooooooobooobobobobbon
dooooooooooboon

o 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, and
performing benchmarking on the value of the
investment properties to the transaction prices of
other comparable properties on a sampling basis;
and

o 0000000000 0oooooooo
0000000000 OooOoooooon
000000000 0Oo0OoU0oooooooon
oooo

° comparing property-related data used as inputs
for the valuations with underlying documentation,
such as lease agreements.

o O000000o0o0ooO0oo0oooooooon
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Key audit matter
oooooo

How our audit addressed the key audit matter
Oo0ooooooooooooo

Impairment assessment of property, plant and equipment in pharmaceutical and health food products business

oooooooooooooooooooonnnn

As at 31 March 2021, the Group had property, plant and
equipment (including right-of-use assets) before current
year impairment of HK$1,069,145,000, which relate
to the cash-generating unit (“CGU”) of pharmaceutical
and health food products. Given that the operating
results of the CGU was loss making for the current year,
management of the Company performed an impairment
assessment of the related property, plant and equipment
to determine their recoverable amounts based on either
their value in use or fair value less costs of disposal.
00000000000 0OD DooooDoooo
000 MmooooOoOoODoOmOoOoooooooo
1,069,145.0000 00D 00 O0DO0OO0ODODOOOOOO
0000 oooooo0Oooooooooooon
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During the year, impairment of HK$39,741,000 was
made against these property, plant and equipment.
00000 ODO00O0DO000O0D0oOO0DOOoDoOoon
0 39,741,0000 0 O

For impairment assessments using the value in
use calculations, our audit procedures included the
following:
O0000o0o0o00O0oooooooooooooDoon
ooooooo

° enquiring of management in relation to the key
assumptions applied in the cash ow projections,
such as the revenue growth rates and gross
margins, and comparing them to historical
information and our understanding of latest market
information and conditions; and

o ooDo0ooDoOOoOooobOOoOooooooooon
ooD0d0oDOO0oOdobOOoboboOooooooon
odooooooooooooooooog

° involving our internal valuation specialists to assist
us with our assessment of the methodologies
and the discount rates used to determine the
recoverable amounts.
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KEY AUDIT MATTERS (continued)

Key audit matter
oooooo

How our audit addressed the key audit matter
Oo0ooooooooooood

Impairment assessment of property, plant and equipment in pharmaceutical and health food products business

(continued)

oooooooooooooooooooooononng

The impairment assessment has been identi ed as a key
audit matter due to the materiality of the carrying values
of the property, plant and equipment and the signi cant
judgements and estimations involved in the assessment
of the recoverable amounts.
0000000000000 O00oo0ooooooon
O0000o0o0o00ooOooOoooooooooDon
oooooo

The accounting policies and disclosures in relation to the
impairment of items of property, plant and equipment
are included in notes 2.4, 3 and 14 to the consolidated
nancial statements.
OO000Doo00ooooooooooooooog
0000000024030 140
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For impairment assessments using the fair value less
costs of disposal of the relevant property, plant and
equipment, our audit procedures included the following:
O0000DoO0oO00oO0ooOooOoOooDoooOoooon
gooooooboobobooooooooad

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

o 000000 O0DOOoDoOooOOooOooOooOoo
oooooo

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

o 00000000000 DoDooooOooooon
goooooooobooboooo

° 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 valuations.

° do0o0boobooooooooooooooon
O0oDo0Doooooooooooood



Key audit matter
oooooo

Impairment assessment of loans and interest receivables
oooooooooooon

As at 31 March 2021, the Group had loans and interest
receivables amounted to HK$602,915,000. Related
net impairment losses amounted to HK33,968,000
was recognised in profit or loss during the year, and
the related cumulative loss allowance amounted
to HK$64,294,000 was carried in the consolidated
statement of nancial position as at 31 March 2021.
O000O0D0DO0O0O0ODO0ODO DO0OoOooOoOoOoo
000Oe029150000 DD DD ODOODOOO
0339680000 0000 DODODDODOOOODOO
64,294,0000 00000000000 DOOOOOOO
oooooo

Management applied the general approach in calculating
the expected credit losses for these financial assets
and engaged an external valuer to assess the credit
risk of each debtor and prepare the expected credit
loss calculations. The external valuer applied various
inputs, which involved forward-looking information and
expected future cash ows, in assessing the expected
credit losses. Significant management judgements
and estimates were required in determining the loss
allowance for these nancial assets under the expected
credit loss model in accordance with HKFRS 9 Financial
Instruments.
O00000oo0o00ooooooooooooDon
goobbooooobboooooobbboooooon
gooobooooooobboooooboboooa
O000o0oooO00ooDoooOoooooooooon
doddddooooooooooooebuoooon
goobbooooooobbbooooobooooa
dooooooooboooo

The accounting policies and disclosures in relation to
the impairment of loans and interest receivables are
included in notes 2.4, 3 and 24 to the consolidated
nancial statements.

00000000 00oDoooooooooooon
00000024030 240

How our audit addressed the key audit matter
Oo0ooooooooooood

Our audit procedures to assess the impairment
assessments of loans and interest receivables included
the following:

00000000000 0000000000000
ooo

° obtaining and reviewing the expected credit
loss calculations prepared by the external valuer
engaged by the Group;

o 000000 O0O0000000000O000
Oooooooooo

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

° 0000000000000 0O00oOoooOoon
Ooooooooooooood

° involving our internal valuation specialists to assist
us in the assessment of the methodologies applied
and the key assumptions and estimates adopted
in the expected credit loss calculations.

o O0o00o0oo0oo0oo0oo0oooooooon
00000000 0ooO0ooOOooOoooooon
ooo
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Key audit matter
oooooo

Purchase price allocation for a business combination
ooooooooon

On 26 September 2019, the Group proposed a
general offer to acquire a maximum of 54.83% equity
interest in China Agri-Products Exchange Limited
(“CAP”) and a maximum of 46.86% of the outstanding
principal amount of convertible notes issued by CAP
(the “CAP Acquisition”). On 12 February 2020 (the
“Acquisition Date”), the CAP Acquisition was completed
and 5,312,395,685 shares of CAP were acquired at
HK$0.091 each and CAP became a 53.37%-owned
subsidiary of the Group.

0000000000000 DoOooDoooooo
0000000000000 OoooDooO0Ooo
5483% 00 0000000000000 0O0O0O0O
46.86%0 0 0000000000000 0O0OOOO
000000000 OnoooD0oOoooooon
00Dooooooooooolunooooooog
5,312,395,6850 0 0000 0O0O0ODOO OOOO
05337% 00000000

Management of the Company accounted for the
CAP Acquisition as a business combination using
the acquisition method under HKFRS 3 Business
Combinations. In the preparation of the Company’s
consolidated financial statements for the year ended
31 March 2020, the gain on bargain purchase from the
CAP Acquisition was determined on a provisional basis.
dddddoooooooooooo3ooo00n
0odoo0oboobooooooooooono oo
O000ooo0o0ooooooooooooooDoon
goobboooooboooooooboooooo
oo
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How our audit addressed the key audit matter
Oo0ooooooooooood

Our audit procedures to assess the purchase price
allocation for the CAP Acquisition included the following:
O000DoOo00oooooooooooooooon
oooooooo

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

o 000000 OO00O0O0DOODOOooOOooOOon
oooooo

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

o OO0o00O0DO0O0o0oo0oooooooooOoon
O0o0ooooooooogo

o 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 valuations;

o 00000000000 0o0oooooooon
O000o0ooopoooooooooooo



Key audit matter
goooon

Purchase price allocation for a business combination (continued)

oooooooooooon

During the current financial year, with the assistance
of an external valuer, the Group has finalised the fair
value assessment of the identifiable assets acquired
and liabilities assumed of CAP and its subsidiaries
(collectively the “CAP Group”) as at the Acquisition Date
and as a result, the gain on bargain purchase from the
CAP Acquisition was restated from HK$230,844,000 to
HK$571,478,000 in pro t or loss during the year ended
31 March 2020. Retrospective adjustments were made,
and the nancial effects of the adjustments are detailed
in note 4 to the consolidated nancial statements.
0o00oooobD booooboooobooooao
0000000000 oooooooooodm™
goobbooooobbbooooobbboooa
00o0oOo00o0oboo0ooooooooooooon
O00oo000O0oD0ooDoDOoooOOoooooon
230,844,0000 0 O O O 571,478,0000 0O OO OO
0ofddobooooooboobooooooonD4
oood

This area is identified as a key audit matter given the
magnitude of the amount and signi cant management
judgement being required to determine the fair value of
the identi able assets and liabilities of the CAP Group,
which was finalised during the year ended 31 March
2021.

000000000000 0OO0D0O0oO0DooooOon
OC0000oO00oo0oOoo0o0oo0Dmoooooo
00o0o00o0oo0oDo0oDmooooooog
oooooo

The nature and nancial effects of the CAP Acquisition
are disclosed in notes 4 and 40 to the consolidated
nancial statements.

0000000000000 0oOoDooooood
oooo40400000

How our audit addressed the key audit matter
gbdoooooooooooo

obtaining and reviewing the judgements handed
down by the courts and legal advice from external
lawyers engaged by the Group for the liabilities of
CAP;

doooobobobobob oooboo
dooooooooooboboboooooood

checking the arithmetical accuracy of the gain on
bargain purchase from the CAP Acquisition; and
O0o0000o0Oo0ooO0ooOoooooooo
ooooooo

assessing the adequacy of the disclosures of
the CAP Acquisition in the consolidated financial
statements.

000000000000 o0o0ooooooon
oooad
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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
nancial 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.

The directors of the Company are responsible for the preparation
of the consolidated nancial 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 nancial 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 nancial reporting process.

Annual Report 2021
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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 in uence the economic decisions of users taken
on the basis of these consolidated nancial 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 nancial statements, whether due to fraud or
error, design and perform audit procedures responsive to
those risks, and obtain audit evidence that is suf cient 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.

o Evaluate the appropriateness of accounting policies used
and the reasonableness of accounting estimates and related
disclosures made by the directors.
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o Conclude on the appropriateness of the directors’ use of the
going concern basis of accounting and, based on the audit
evidence obtained, whether a material uncertainty exists
related to events or conditions that may cast significant
doubt on the Group’s ability to continue as a going concern.
If we conclude that a material uncertainty exists, we are
required to draw attention in our auditor’s report to the
related disclosures in the consolidated nancial statements
or, if such disclosures are inadequate, to modify our opinion.
Our conclusions are based on the audit evidence obtained
up to the date of our auditor’s report. However, future events
or conditions may cause the Group to cease to continue as
a going concern.

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

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

We communicate with the Audit Committee regarding, among
other matters, the planned scope and timing of the audit and
signi cant audit ndings, including any signi cant de ciencies 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.

Annual Report 2021
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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 nancial 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 bene ts 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

29 June 2021
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CONSOLIDATED STATEMENT OF PROFIT OR LOSS

AND OTHER COMPREHENSIVE INCOME

Jooooooooddn

Yearended 31 March2021 O 0 00000000 OOOOOO

2021 2020
goood goooo
Notes HK$°000 HK$’000
gad agoad ooo
(Restated)
ooooo
REVENUE o0
Revenue from contracts with gooooooon
customers 6 1,310,387 2,978,116
Interest income from treasury ooooooooo
operation 6 175,234 224,837
Revenue from other sources oo0ooooo 6 407,964 237,770
Total revenue ood 1,893,585 3,440,723
Cost of sales oood (1,135,644) (1,829,735)
Gross pro t oo 757,941 1,610,988
Other income and gains, net ooooooooo 6 186,629 825,624
Selling and distribution expenses ooooooao (234,372) (456,313)
Administrative expenses ooono (480,440) (435,915)
Impairment losses of nancial assets, oooooooooo
net 7 (25,919) (70,328)
Other expenses ooono (44,182) (117,736)
Finance costs oood 8 (249,532) (225,252)
Fair value losses on nancial instruments 00000000000
at fair value through pro t or loss, net oooooooono (32,595) (49,826)
Fair value losses on owned oooooooooo
investment properties, net oooo 15 (95,391) (181,148
Write-down of properties held forsale OO0OO0O0OO0OO0O 21 (139,829) (9,663)
Share of pro ts and losses of: oooooood
Joint ventures goono 594,798 28,080
Associates oood 4,654 11,859
PROFIT BEFORE TAX ooood 7 241,762 930,370
Income tax expense ooooad 11 (139,964) (146,117)
PROFIT FOR THE YEAR oooo 101,798 784,253

Wang On Group Limited
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Yearended 31 March2021 O 0 00000000 OOOOOO

2021 2020
goood goooo
Note HK$’000 HK$’000
gad oog ooo
(Restated)
oooogo
OTHER COMPREHENSIVE oooooomooo
INCOME/(LOSS)
Other comprehensive income/(loss) O0Doooooooad
that may be reclassi ed to goooooo
pro t or loss in subsequent periods: oomoom
Debt investments at fair value through 0000000000
other comprehensive income: oooooood
Changes in fair value ooooog 54,577 (96,997)
Reclassi cation adjustments for ooo0o0o0OdoDoom
(gains)/losses included in oooooooano
pro tor loss:
— impairment losses/(reversal —O0ooaoo
of impairment losses), net ooooad
oooon 20 (6,972) 52,746
— gain on disposal/redemption, —0ooaoo
net gooo (365) (117,930)
(7,337) (65,184)
Exchange differences on translationof OO00O0O0O0O0O
foreign operations 286,739 (83,845)
Other reserves: oooood
Share of other comprehensive oooooooood
income/(loss) of joint ventures oomogoo 9,337 (10,786)
Share of other comprehensive oooooooood
income/(loss) of associates oomooad 9,978 (13,093)
Release of other reserve upon oo0oooooood
disposal of an associate goooon 19,378 —
38,693 (23,879)
Net other comprehensive income/(loss) D O0O0O0O0O0OO0O0O
that may be reclassi ed to oooooooood
pro t or loss in subsequent periods oooooog 372,672 (269,905)
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Yearended 31 March2021 O 0 00000000 OOOOOO

2021 2020
goood goooo
HK$’000 HK$’000
agoad ooo
(Restated)
ooooo
Other comprehensive income/(loss)that 0O OO0 O00O0O
will not be reclassi ed to ooooooog
pro tor loss in subsequent periods: OO0 OO0 0O
Equity investments at fair value through OO O0OO0OOO0O0OO
other comprehensive income: oooooooo
Changes in fair value ooooad 102,003 (87,057)
Deferred tax oooao — 9,977
102,003 (77,080)
Share of other comprehensive loss of ooDoooooboaono
an associate ooooaoo (869) (6,331)
Fair value adjustment upon transferfrom OO0 OO0OO0O00O0O
owner-occupied property to ooooooooo
investment property, net of tax oooo 58,683 —
Net other comprehensive income/(loss) D OOO0O0O0OO0OOOO
that will not be reclassi ed to OOooOoOooooooo
pro tor loss in subsequent periods oooooo 159,817 (83,411)
OTHER COMPREHENSIVE gooooobbboooa
INCOME/(LOSS) FOR THE YEAR 532,489 (353,316)
TOTAL COMPREHENSIVE INCOME gooooooon
FOR THE YEAR 634,287 430,937
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CONSOLIDATED STATEMENT OF PROFIT OR LOSS
AND OTHER COMPREHENSIVE INCOME (CONTINUED)
GeBEKkHEMAEEWRER (F)

Yearended 31 March2021 O 0 00000000 OOOOOO

2021 2020
goood goooo
Note HK$’000 HK$’000
oo agoad ooo
(Restated)
oooogo
Pro t/(loss) attributable to: OooooDooooon
ooom
Owners of the parent oooooooo 123,884 474,860
Non-controlling interests goooao (22,086) 309,393
101,798 784,253
Total comprehensive income oo0oooooooo
attributable to: ooo
Owners of the parent gooooooao 411,512 216,530
Non-controlling interests oo0oano 222,775 214,407
634,287 430,937
EARNINGS PER SHARE goooooooboooo
ATTRIBUTABLE TO ORDINARY gooooo
EQUITY HOLDERS OF THE PARENT 13
(Restated)
coooo
Basic and diluted oooog HKO0.77 cents HK2.77 cents
07700 27700
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CONSOLIDATED STATEMENT OF FINANCIAL POSITION
Jooooon

31March2021 0 000000000CO

2021 2020
aoooo goooo
Notes HK$’000 HK$’000
gad agoad ooo
(Restated)
ooooo
NON-CURRENT ASSETS ooooo
Property, plant and equipment oooooood 14 1,313,246 1,373,298
Investment properties oooo 15 4,588,305 4,609,816
Properties under development ooooad 17 1,594,960 1,475,902
Investments in joint ventures Ooooooooo 18 2,324,842 1,976,654
Investments in associates ooooooog 19 2,832 69,903
Financial assets at fair value through ooDoooobOooag
other comprehensive income ooooooa 20 444 298 1,096,016
Financial assets at fair value through ooooooooo
pro tor loss oooo 27 119,115 111,178
Loans and interest receivables Oooooooo 24 31,553 11,336
Prepayments, other receivables goobooooon
and other assets opoooooo 25 319,648 476,273
Deferred tax assets opooooo 35 9,337 4,607
Total non-current assets gooooo 10,748,136 11,204,983
CURRENT ASSETS oood
Properties under development oooono 17 3,394,705 2,298,232
Properties held for sale gooooo 21 2,351,266 2,432,770
Inventories od 22 162,670 155,061
Trade receivables ogoono 23 71,208 88,773
Loans and interest receivables goooooo 24 571,362 508,523
Prepayments, other receivables ooo0boDooooooo
and other assets ooooo 25 510,678 289,358
Cost of obtaining contracts ooooooo 26 68,022 47,852
Financial assets at fair value through oooooooood
other comprehensive income gooooog 20 398,892 186,640
Financial assets at fair value through ooooooooo
pro tor loss ooono 27 342,714 203,404
Tax recoverable ooood 41,060 29,381
Restricted bank balances onoooooo 28 22,302 8,157
Cash and cash equivalents Ooo0oooooo 28 1,707,994 1,575,810
9,642,873 7,823,961
Assets classi ed as held for sale ooooooooono 29 54,900 59,900
Total current assets ooood 9,697,773 7,883,861
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31March2021 0 000000000CO

2021 2020
ooooo ooooo
Notes HK$’000 HK$’000
0o oo aood
(Restated)
ooooo
CURRENT LIABILITIES oood
Trade payables ooaoo 30 104,883 100,146
Other payables and accruals oooooooooono 31 1,077,081 791,977
Contract liabilities ooaono 31 598,078 569,785
Financial liabilities at fair value through O OO0O0OO0O0O0O
pro tor loss gooo 27 5,392 5,022
Interest-bearing bank and other oDoooooaono
borrowings 33 3,269,339 2,656,906
Convertible notes ooooog 34 131,901 —
Tax payable oood 256,868 355,767
Total current liabilities ooooag 5,443,542 4,479,603
NET CURRENT ASSETS ogoooon 4,254,231 3,404,258
TOTAL ASSETS LESS CURRENT goooooon
LIABILITIES 15,002,367 14,609,241
NON-CURRENT LIABILITIES ooooo
Unsecured notes goooo 32 199,348 181,220
Interest-bearing bank oooooooono
and other borrowings 33 3,571,441 3,117,103
Financial liabilities at fair value through OO0 0O00OO0OO
pro tor loss gooo 27 13,684 —
Convertible notes oo0ooo 34 — 249,814
Other payables oooooo 31 540,908 707,834
Deferred tax liabilities gooooo 35 708,005 669,490
Total non-current liabilities oooooo 5,033,386 4,925,461
Net assets oood 9,968,981 9,683,780
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CONSOLIDATED STATEMENT OF FINANCIAL POSITION
(CONTINUED)
e ERRR (&)

31March2021 0 000000000CO

2021 2020
goood goooo
Notes HK$’000 HK$’000
oo agoad oo
(Restated)
ooooo
EQUITY 00
Equity attributable to owners of oooooooood
the parent oo
Issued capital ooooad 36 166,575 173,975
Reserves 00 38 6,271,482 5,887,887
6,438,057 6,061,862
Non-controlling interests ooooad 3,530,924 3,621,918
Total equity oood 9,968,981 9,683,780
Tang Ching Ho Stephanie
ooo
Director Director
on oo
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CONSOLIDATED STATEMENT OF CHANGES IN EQUITY

HENRNRNRNRNEN

Yearended 31 March2021 O 0 00000000 OOOOOO

Attibutable to owners of the parent

pooooooooo
Fair value
Share Falr value Teserve Exchange Non-
Issued premium  Contributed Tesenve non- Tieasury ~ uctuation Other Capital Retained controling Total
capial account suplus— (recycling) recycing) shares Teserve eserves Teserve pro ts Total interests equity
00000 00000 oo
00000 0Oooo 0000 00000 D0OOOOD  DOOO oooo oooo oooo oooo 00 00000 0oo
Notes HK$'000 HKS000  HK$000  HKS'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HKS000  HK$000 HK$'000
0o ooo goo goo goa ooo ooo ooo ooo ooo ooo goo goo ooo
Note 36 Note36  Note 38(a) Note 38(c) Note 38)
no% 00% D03 003 003
At 1 Apri 2019 oooooo 178675 1304476 306,353 58722 (84,306) (27,918) (741) 582 (132572 4455462 6058733 2111481 8170214
oooo
Pro tfor the year (Restated) 0oo0moooo - - - - - - - - - 474860 474,860 309,393 784,253
Other comprehensive 00ooooo
incomef{oss) for the year: nomoom
Financial assets at fair nooooo
value through other 00ooooo
comprehensive income; noooo
Changes in fair value, gooooo
net of tax 0ooo - - - (89,205) (68,808) - - - - - (188013 (16064 (174077
Reclassi cafion ooooo
adjustments for gains ooooo
included in pro tor loss oooo
— Impaiment —[0ooo
losses, net 0o - - - 46738 - - - - - - 46,738 6,008 52,746
—Gainon —0oo
redemption/ oo
disposal net 0ooo = = = (76,201) = = = = = = (1620 (41639 (117.980)
Exchange differences on ooooooa
translation of foreign 0o
operations - - - - - - (48,697) - - - (48,697) (35,148 (83,845)
Share of other oooooa
comprehensive loss 0ooooo
of oint ventures - - - - - - - (10,786) - - (10,786) - (10,786)
Share of other 00000000
comprehensive loss of oooo
associates - - - - (3677) - - (7.604) - - (11,281) (8.143) (19.424)
Total comprehensive income 0ooooooo
for the year (Restated) 00ooo - - — (187 (2489 — s (183%) — 4860 21650 214407 430937
Shares repurchased 00oooaoo
and cancelled 36(a) (4,700) (43,525) - - - - - - - - (48,225) - (48,225)
Acquisition of subsidiaries ooooomoooa
[Restated) L] - - - - - - - - - - — 136878 1356673
Final 2019 dividend poooopooo 12 - - - - — - - - - (148,024) (148,024) 149 (146,534)
Interim 2020 dividend 000000ooD 12 = = = = = = = = N VA 7/ VAL 1 (16975)
Dividend paid to 00ooooooon
non-controling
shareholders - - - - - - - - - - - (62,510) (62,510)
At 31 March 2020 (Restated) 00000000 173975 1260951+ 306,353 (60036 (156791F (7918 (49438 (17808 (132572 4765146t 6061862 3621918 9683780
po0moooo
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CONSOLIDATED STATEMENT OF CHANGES IN EQUITY
(CONTINUED)
GeERSBR(E)
Year ended 31 March 2021 0 0 000000 O0O0OO0O0OOO

Attributable to owners of the parent

Fair value
Share Fairvalue  reserve Exchange Asset Non-
Issued  premium Contributed  reserve (non-  Treasury uctuation ~ Reserve Other revaluation ~ Capital  Retained controlling Total

capital  account  surplus (recycling) recycling)  shares  reserve funds reserves  reserve  reserve  pro ts Total interests  equity

Notes ~ HK$'000 HK$000 HK$000 HKS000 HK$000 HK$'000 HKS000 HK$000 HKS000 HK'000 HK$'000 HK$000 HK$000 HKS000  HK$000

Note36  Note36 Note 38(a) Note 38(c) Note 38(d) Note 38(e)
003% 003 00384 00 38(c) 00 38(d) 00 38(e)
At31 March 2020, as originally repoted 0000000000000 173975 1260951 306353  (60036) (156,791)  (27.918)  (49,438) — (17808 —  (132572) 4566091 5862807 3178860 9,041,667
poooo
Adjustment arising prior year provisional DO00CO0000
accounting 0oooo 4 — — — — — — — — — — — 199055 199,055 443058 642,113
At 1 April 2020 (Restated) 000000000mMoooo 173975 1260951 306353  (60036) (156,791) (27,918) (49438 — (17808 — (132572 4765146 6,061,862 3621918 9,683,780
Pro tfor the year 00o0oo - — - — - - - — - - — 123884 123884  (22,086) 101798
Other comprehensive incomeffoss) 00000000000
for the year:
Financial assets at fair value through 0000000000000
other comprehensive income: ooooo
Changes in fair value, net of tax popooooooo - - — 39250 104517 - - - - - - — 143827 12753 156,580
Reclassi cation adjustments for oooooooooo
gains included in pro t or loss 0ooo
— Reversal of impairment —00o0Cooooo
losses, net - - — (5459 - - - - - - - — (5459 (1513 (6972
— Loss/(gain) on —0ooooooo
redemption/disposal, net ooomo - — - 907 - — - - - - - — 20 (1212 (365)
Exchange differences on goooooooo
translation of foreign operations - — - — - - 8M — - - - — 88243 19849 286739
Share of other comprehensive income  DCOO00C0000C0000
of joint ventures - - - - - - - - 9,337 - - - 9,337 - 9,337
Share of other comprehensive gooooooooo
income/{oss) of associates 0omooo - - - - (50) - - - 5,795 - - - 5,290 3819 9,109
Fair value adjustment upon transfer 0000000000
from owner-occupied property to goooocoooo
investment property, net of tax oooo - — - — - — - — — 34083 - — 34083 24600 58683
Release of other reserve upon disposal 0000000000000
of investment in an associate 0oooooo — — — — — — — — 11400 — — — 11400 7978 19378
Total comprehensive income for the year 00000000 — — — 34698 104072 — 84 — 26532 34083 — 123884 411512 222,775 634,281
Shares repurchased and cancelled pocoooo 36(0) (7400)  (40,733) — - — - — - - - — - (#81y) - (#B1y)
Acquisition of non-controling interest  DOC000C0O — - - - - - - - — — 179,206 — 179206 (219,008)  (39,802)
Final 2020 dividend 0o0oooono 12 - — - — - — - — - — —  (85757) (85757) 887 (84870)
Interim 2021 dividend 000000000 12 = = = = = = = = = = — (15661 (15661) 0 (14941
Disposal of investment inan associate 000000000000 - — - — 955 (64,687) - — - — - (955)  (64,687) —  (64687)
Transfer to retained pro ts goooooo - - - — (60485 - - - — - — 60485 - - -
Transfer to reserve funds 0oooooo - - - - - - - 547 - - - (832) (285) 25 -
Dividend pald to non-controling pooooooooo
sharefolders — — — — — — — — — — — — —  (96,653) (96,653
At31 March 2021 000000000000 166575 1220218* 306353*  (25338)* (112,249 (92,605 38,805* 54T¢ B724* 34083  46634* 4846310+ 6438057 3,530,924 9,968,981

* These reserve accounts comprise the consolidated reserves of  * ooooooooooO0OOooOoOoOooOoOoOooao
HK$6,271,482,000 (2020: HK$5,887,887,000 (Restated)) in the 6,271,482,00000 0 0 0O O 0O 00O 5,887,887,000
consolidated statement of nancial position. ooooooOmo
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CONSOLIDATED STATEMENT OF CASH FLOWS
Jooooon

Yearended 31 March2021 O 0 00000000 OOOOOO

2021 2020
ogoooo goooo
Notes HK$°000 HK$’000
Ood ooo ooo
(Restated)
ooogd
CASH FLOWS FROM OPERATING ooooooooooo
ACTIVITIES
Pro t before tax ooogd 241,762 930,370
Adjustments for: oooooooad
Finance costs goono 8 249,532 225,252
Share of pro ts and losses of joint ooooooooo
ventures and associates oooooog (599,452) (39,939)
Bank interest income oooooad 6 (7,128) (24,684)
Imputed interest income from debt obooboooooooo
investments (12,971) (5,156)
Loss/(gain) on disposal of ooooooo
investment properties, net oomoomo 6,7 208 (5,243)
Loss/(gain) on disposal of oooooooood
property, plant and equipment, net ooooooomma 6,7 300 (56,293)
Gain on disposal/redemption of debt Oo0o0oOooooooon
investments at fair value through goooooo
other comprehensive income, net oooooooDoono 6 (365) (117,930)
Loss/(gain) on disposal of subsidiaries, 0000000
net oo0mooooo 6,7 (30,688) 4,326
Loss/(gain) on disposal of an associate 000000000
oomooo 6,7 (16,863) 14,833
Fair value losses on nancial liabilities oo0oo0boOOobOoooon
at fair value through pro t or loss, net oooooooooo 14,359 3,821
Fair value losses on owned oo0oooooooo
investment properties, net goono 15 95,391 181,148
Fair value losses on sub-leased odooooooood
investment properties, net oooo 15 206,409 118,742
COVID-19-related rent concessions O00OO0oOOo covib-19
from lessors oooooon 16 (6,888) (1,743)
Depreciation of owned assets ooooon 7 91,185 78,731
Depreciation of right-of-use assets ooooooad 7 52,877 71,632
Write-down of properties held for sale Ooooooooo 21 139,829 9,663
Write-down of properties under oooooood
development 7 — 3,842
Impairment losses goooooo
of nancial assets, net oood 7 25,919 70,328
Impairment losses on items of oooooooooa
property, plant and equipment ooooad 7 39,741 80,523
Allowance for obsolete inventories oopDoooo 7 4,747 9,567
Accrued rent-free rental income oooooooo 15 (1,562) 10
Gain on bargain purchase ooooooooo
of subsidiaries oo 40 — (571,478)
Gain on modi cation/termination ooooooo
of lease contracts ooooo 6 (13,737) —
Loss on redemption of ooooooooo
convertible notes 7 3,933 —
476,538 980,322
—E--FFR RREEMBRQAF 151



Yearended 31 March2021 O 0 00000000 OOOOOO

2021 2020
aoooo goooo
HK$’000 HK$’000
oog ooo
(Restated)
ooooo
Decrease in properties held for sale oooooooo 377,478 1,323,871
Increase in properties under ooooooo
development (1,481,769) (232,040)
Increase in inventories oooo (12,074) (3,031)
Increase in nancial assets oooooooad
at fair value through pro t or loss oooooooooog (147,247) (159,236)
Decrease/(increase) in cost of opoooooo
obtaining contracts oomoodd (20,170) 114,941
Decrease/(increase) in trade 0o0oooooooo
receivables, prepayments, other oooooobooono
receivables and other assets Oo0mooono (27,284) 36,566
Decrease/(increase) in loans 00o0D0ooDooomoono
and interest receivables (113,052) 764,099
Increase/(decrease) in trade payables oooooomooad 924 (106,830)
Increase/(decrease) in other payables ooooooooo
and accruals oo0oomooo 194,825 (166,810)
Decrease in contract liabilities ooooono (16,930) (1,911,027)
Increase/(decrease) in deposits 0oooooooo
received and receipts in advance oomooon 7,031 (15,884)
Cash generated from/(used in) ooooooomooag
from operations oo (761,730) 624,941
Tax paid oooog (256,952) (113,720)
Net cash ows from/(used in) gooooomoog
operating activities oooogoo (1,018,682) 511,221
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Yearended 31 March2021 O 0 00000000 OOOOOO

2021 2020
ooood ooooog
Notes HK$’000 HK$’000
Ood oono oono
(Restated)
ooood
CASH FLOWS FROM INVESTING ooooOooooooo
ACTIVITIES
Bank interest received ooooono 6 7,128 24,684
Dividend income from a joint venture 0o0Dooooooon
oooo 4,838 4,476
Dividend income from associates ooDo0oooboobono 3,873 10,203
Investments in joint ventures ooDoooooad (112,773) (207,163)
Return of capital from an associate Oooooooooao — 2,364
Return of capital from joint ventures oobooooog 870,190 —
Acquisition of subsidiaries ooooono 40 — (118,500)
Additions to investment properties ooooono (72,736) (72,504)
Purchases of items of property, plant oopoooooog
and equipment oooo (64,764) (35,663)
Purchases of nancial assets atfarvalue 0000000000
through other comprehensive income goobooooo (321,077) (1,558,459)
Proceeds from disposal of an associate 000000000
oooad 48,515 —
Proceeds from disposal of investment O00000D00OO0O0O
properties 4,992 192,075
Proceeds from disposal of property, oooooooooono
plant and equipment oogo 4,497 142,938
Proceeds from disposal of nancial oooooooooon
assets at fair value through other oooooooood
comprehensive income 00 931,055 1,078,118
Disposal of subsidiaries gooooon 41 91,683 280,852
Cash advanced to joint ventures gooobooooog (547,873) (139,453)
Repayments of loans from jointventures OO 0000000 41,565 —
Decrease/(increase) in restricted bank O 000000
balances ooomooo (13,036) 754
Net cash ows from/(used in)investing OOOO0OOO0OO0OO
activities oooooo 876,077 (395,278)
“EC R RREBFRRAF
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Yearended 31 March2021 O 0 00000000 OOOOOO

2021 2020
aoooo goooo
HK$’000 HK$’000
agoad ooo
(Restated)
ooooo
CASH FLOWS FROM FINANCING Ooooopoooooo
ACTIVITIES
Interest paid oooo (268,173) (285,231)
Dividends paid oood (99,811) (163,509)
Repayment of bank and other oooooooano
borrowings (1,170,753) (1,329,669)
Repurchase of the Company’s shares oo0ooooo (48,133) (48,225)
Acquisition of non-controlling interest ooooooag (39,802) —
New bank and other borrowings ooooooooo 2,203,307 1,187,905
Redemption of unsecured bonds ooooooag — (26,000)
Redemption of convertible notes ooooooo (130,000) —
Dividend paid to non-controlling ooooooooon
shareholders (60,160) (62,510)
Principal portion of lease payments oooooood (142,986) (124,379)
Net cash ows from/(used in) ooooooooaood
nancing activities oooooo 243,489 (851,618)
NET INCREASE/(DECREASE) IN gooooooooo
CASH AND CASH EQUIVALENTS doooooOmo 100,884 (735,675)
Cash and cash equivalents ooooooboooon
at beginning of year 1,575,810 2,318,224
Effect of foreign exchange oooooooono
rate changes, net 31,300 (6,739)
CASH AND CASH EQUIVALENTS 00ooooooooo
AT END OF YEAR 1,707,994 1,575,810
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Yearended 31 March2021 O 0 00000000 OOOOOO

2021 2020
goood goooo
Note HK$’000 HK$’000
gad agoad ooo
(Restated)
oooogo
ANALYSIS OF BALANCES OF CASH oooooooooo
AND CASH EQUIVALENTS oooo
Cash and bank balances 0o0ooooo 1,307,242 1,205,492
Non-pledged time deposits oo0Dooooooon
with original maturity gooooooono
of less than three months oo
when acquired 28 400,752 370,318
Cash and cash equivalents as stated 00Do0ooooooboono
above and in the consolidated oooooooon
statement of nancial position 1,707,994 1,575,810
“EC R RREBFRRAF



NOTES TO FINANCIAL STATEMENTS
HRNRNRNRNEN

31March2021 0 000000000CO

1. CORPORATE AND GROUP INFORMATION 1. 0ooodo

Wang On Group Limited (the “Company”) is a limited liability Wang On Group Limited OO 00000
company incorporated in Bermuda, and its head of ce and oo obooooboooon
principal place of business are both located at Suite 3202, ooob0oooooboobbooooon
32/F., Skyline Tower, 39 Wang Kwong Road, Kowloon Bay, oboooooboooos3uooon
Kowloon, Hong Kong. 320 32020 0

During the year, the Company and its subsidiaries (collectively Oo00oDoooooDoomooooon
referred to as the “Group”) were involved in the following 0ooooooon

principal activities:

° property development ° goono

° property investment ° ogooo

° fresh markets operation ° gogono

° pharmaceutical and health food products business ° gooooboooooo

] treasury management ° goono

° management and sale of properties in agricultural ° ooooboooboobooooon

produce exchange market operation O
3 oooo
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

BRI ()

31March2021 0 000000000CO

CORPORATE AND GROUP INFORMATION

(continued)

Particulars of the Company’s principal subsidiaries are as

gobooomod

ooboobooooooooo

follows:
Place of Issued ordinary Percentage of
incorporation and share capital/ equity attributable Principal
Name business registered capital to the Company activities
gooooo
oooo ooooooood ooono oooooooooo ooono
Direct  Indirect
aa aad
Wang On Enterprises British Virgin Ordinary 100 — Investment
(BVI) Limited Islands Us$1 holding
Wang On Enterprises (BVI) Limted 000000 ooo100 oooo
Asia Brighter Investment Hong Kong Ordinary — 65.79 Property
Limited HK$1 investment
goooocooo oo 000100 oooo
Billion Good Investment Hong Kong Ordinary — 65.65 Property
Limited HK$2 Investment
gooooooo oo 000200 oooo
China Agri-Products Exchange Bermuda Ordinary — 35.11* Agricultural produce
Limited (“CAP")® HK$99,530,678 exchange market
operation and
property sale
oooooOooooon ooo oono ooooooo
Mmooooogme 99,530,6780 0 gooooon
City Concord Limited Hong Kong Ordinary — 75 Property
HK$1 investment
oooooo oo 000100 oooo
TEC-FFR EREBEFRAAF
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

BRI ()

31March2021 0 000000000CO

CORPORATE AND GROUP INFORMATION

(continued)

Particulars of the Company’s principal subsidiaries are as

follows: (continued)

gooboooaon

ooboobooboooboomaono

Place of Issued ordinary Percentage of
incorporation and share capital/ equity attributable Principal
Name business registered capital to the Company activities
gooooo
gonoo gooooooon gonoo gooooboooon gonoo
Direct  Indirect
aa aad
Cloud Hero Limited Hong Kong Ordinary — 65.79 Provision of
HK$1 nancial services
Cloud Hero Limited oo oobo100o gopoooa
Double Leads Investments British Virgin Ordinary — 100 Treasury
Limited Islands USs$1 management
0ooooooo oooooo oooi1o0 ooood
East Run Investments British Virgin Ordinary — 75 Investment
Limited Islands US$1 holding
East Run Investments Limited ooooood 000100 gooo
Ever Task Limited British Virgin Ordinary — 100 Investment
Islands Us$1 holding
Ever Task Limited gooooo oooioo goono
Ever World Limited* Hong Kong Ordinary — 75 Property
HK$1 development
oooooo: 00 oooioo oooo
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

BRI ()

31March2021 0 000000000CO

CORPORATE AND GROUP INFORMATION

(continued)

Particulars of the Company’s principal subsidiaries are as

follows: (continued)

gooboooaon

ooboobooboooboomaono

Place of Issued ordinary Percentage of
incorporation and share capital/ equity attributable Principal
Name business registered capital to the Company activities
gooooo
gonoo gooooooon gonoo gooooboooon gonoo
Direct  Indirect
aa aad
Fulling Limited Hong Kong Ordinary — 100 Treasury
HK$10,000,000 management
gopoooa oo goo gonoo
10,000,0000 O
Greatest Wealth Limited Hong Kong Ordinary — 100 Sale of
HK$100 fresh pork
ooooooo 0o 00010000 oooooo
Good Excellent Limited Hong Kong Ordinary — 65.79 Property
HK$1 investment
ooooooa ao oooi10o0 gooo
Goodtech Management Hong Kong Ordinary — 75 Property
Limited HK$2,800,100 management
0ooooooo 0o ooo ooood
2,800,1000 0
Hopway Limited* Hong Kong Ordinary — 75 Property
HK$1 development
Hopway Limited 0 O * oo ooo1o0o oooo
TEC-FFR EREBEFRAAF
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

BRI ()

31March2021 0 000000000CO

1. CORPORATE AND GROUP INFORMATION

(continued)

Particulars of the Company’s principal subsidiaries are as

follows: (continued)

Place of

Issued ordinary

gobooomod

ooboobooboooboomaono

Percentage of

incorporation and share capital/ equity attributable Principal
Name business registered capital to the Company activities
gooooo
gonoo gooooooon gonoo gooooboooon gonoo
Direct  Indirect
aa aad
Joint Hope Limited Hong Kong Ordinary — 75 Property
HK$1 development
gopoooa oo gooio0o gonoo
Kingtex Investment Limited Hong Kong Ordinary — 100 Property
HK$1 investment
oooooooo 0o oooioo oood
Lanbo Investment Limited Hong Kong Ordinary — 100 Property
HK$1 investment
0o0oooooo 0o oooio0 oooo
Luxembourg Medicine Hong Kong Ordinary — 65.65 Pharmaceutical
Company Limited HK$933,313 and health food
products business
oooooooooo 0o 00093331300 ooooooo
oood
Mailful Investments British Virgin Ordinary — 100 Investment
Limited Islands Us$1 holding
Mailful Investments Limited oooooo oooioo gooo
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

BRI ()

31March2021 0 000000000CO

CORPORATE AND GROUP INFORMATION

(continued)

Particulars of the Company’s principal subsidiaries are as

follows: (continued)

gooboooaon

ooboobooboooboomaono

Place of Issued ordinary Percentage of
incorporation and share capital/ equity attributable Principal
Name business registered capital to the Company activities
gooooo
oooo ooooooood ooono oooooooooo ooono
Direct  Indirect
aa aad
Majorluck Limited Hong Kong Ordinary — 100 Fresh markets
HK$10,000 operation
oooooo 0o 000 10,0000 0 oooo
Newbo Investment Limited Hong Kong Ordinary — 100 Property
HK$1 investment
oooooooo oo 000100 oooo
Newex Limited* Hong Kong Ordinary — 75 Property
HK$1 investment
oooooo: oo ooo1i00o oooo
New Sino Investment Hong Kong Ordinary — 100 Property
Limited HK$1 investment
oooooooon oo ooo1loo oooo
TEC-FFR EREBEFRAAF
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

BRI ()

31March2021 0 000000000CO

CORPORATE AND GROUP INFORMATION

(continued)

Particulars of the Company’s principal subsidiaries are as

follows: (continued)

gobooomod

ooboobooboooboomaono

Place of Issued ordinary Percentage of
incorporation and share capital/ equity attributable Principal
Name business registered capital to the Company activities
gooooo
oooo ooooooood ooono oooooooooo ooono
Direct  Indirect
aa aad
Oriental Sino Investments Hong Kong Ordinary — 65.79 Property
Limited HK$2 investment
goooooono 00 000200 oooo
Regal Smart Investment Hong Kong Ordinary — 100 Investment
Limited HK$1 holding
goooocooo oo 000100 oooo
Rich United Limited* Hong Kong Ordinary — 525 Property
HK$1 development
pooooox oo 000100 oooo
Richly Gold Limited Hong Kong Ordinary — 100 Property
HK$2 investment
oooooo oo oooz200 oooo
Samrich Investment Limited Hong Kong Ordinary — 100 Property
HK$1 investment
oooooooo oo ooo10o oooo
Sole Champion Limited* British Virgin Ordinary — 75 Investment
Islands US$1 holding
Sole Champion Limited* gooooa oooio0o aooo
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

BRI ()

31March2021 0 000000000CO

CORPORATE AND GROUP INFORMATION

(continued)

Particulars of the Company’s principal subsidiaries are as

follows: (continued)

gobooomod

ooboobooboooboomaono

Place of Issued ordinary Percentage of
incorporation and share capital/ equity attributable Principal
Name business registered capital to the Company activities
gooooo
oooo ooooooood ooono oooooooooo ooono
Direct  Indirect
aa aad
Sunbo Investment Limited Hong Kong Ordinary — 65.79 Property
HK$1 investment

goooooono 00 ooo100 oooo
Vincent Investments Hong Kong Ordinary — 75 Property

Limited* HK$2 development
oooooooox oo 000200 oooo
Wai Yuen Tong Hong Kong Ordinary — 65.79 Property

Company Limited HK$1 holding
ooooocono oo 000100 oooo
Wai Yuen Tong (Macao) Macau Ordinary — 65.65 Pharmaceutical

Limited Macau Pataca and health food

25,000 products business
oomoomooo oo ooo ooooooo
25,000000 oooo

Wai Yuen Tong Hong Kong Ordinary — 65.65 Pharmaceutical

(Retalil) Limited HK$2 and health food

products business
ooMmoomoon oo 000200 gooooono
oooo
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

BRI ()

31March2021 0 000000000CO

1. CORPORATE AND GROUP INFORMATION

(continued)

Particulars of the Company’s principal subsidiaries are as

follows: (continued)

gobooomod

ooboobooboooboomaono

Place of Issued ordinary Percentage of
incorporation and share capital/ equity attributable Principal
Name business registered capital to the Company activities
gooooo
gonoo gooooooon gonoo gooooboooon gonoo
Direct  Indirect
aa aad
Wai Yuen Tong Hong Kong Ordinary — 65.65 Pharmaceutical
Medicine Company HK$13,417,374 and health food
Limited Non-voting products business
deferred shares***
HK$17,373,750
goooooooo oo goo goooooa
13,417,37400 oooo
oood
goon =
17,373,7500 0
Wai Yuen Tong Medicine Bermuda/ Ordinary — 65.79 Investment
Holdings Limited (“WYTH")@ Hong Kong HK$12,316,428 holding
ooooooooooo oooooo ooo oood
mooooome 12,316,428 0
Wang On Management Hong Kong Ordinary — 100 Provision of
Limited HK$2 management
services
0ooooooo oo ooo200 oooooo
Wang On Majorluck Hong Kong Ordinary — 100 Fresh markets
Limited HK$1,000 operation
oooooooo oo Ooo0o1,00000 gooo
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
LR R TEEEAC D)

CORPORATE AND GROUP INFORMATION 1.

(continued)

Particulars of the Company’s principal subsidiaries are as

follows: (continued)

31March2021 0 000000000CO

gooboooaon

ooboobooboooboomaono

Place of Issued ordinary Percentage of
incorporation and share capital/ equity attributable Principal
Name business registered capital to the Company activities
gooooo
oooo ooooooood ooono oooooooooo ooono
Direct  Indirect
aa aad
Wang On Properties Limited Bermuda/ Ordinary — 75 Investment
(“Wop”)e Hong Kong HK$15,200,000 holding
gooooooo oooooo ooo oooo
Mmoooome 15,200,0000 O
Wang On Properties Hong Kong Ordinary — 75 Provision of
Services Limited HK$1 management
services
oooooooooo 00 ooo100 oooooo
Wang On Services Limited Hong Kong Ordinary — 75 Provision of
HK$1 management
services
oooooooo oo 000100 oooooo
Winhero Investment Limited Hong Kong Ordinary — 100 Property
HK$1 investment
gooooooon oo ooo1o00 gooo
Wise Ocean International Hong Kong Ordinary — 75 Property
Limited HK$2 holding
oooooooo oo 0ooz200 oooo
TEC-FFR EREBEFRAAF
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31March2021 0 000000000CO

CORPORATE AND GROUP INFORMATION

(continued)

Particulars of the Company’s principal subsidiaries are as

follows: (continued)

gobooomod

ooboobooboooboomaono

Place of Issued ordinary Percentage of
incorporation and share capital/ equity attributable Principal
Name business registered capital to the Company activities
gooooo
oooo ooooooood ooono oooooooooo ooono
Direct  Indirect
aa aad
oooooooa People’s Republic Registered — 65.65 Pharmaceutical
0000w of China capital and health food
(the “PRC")/ Renminbi products business
Mainland China (“RMB”)
102,000,000
ooooooono oooooono ooooooo oooooono
0000w MooOomoooo mooodm ooono
102,000,000
0Moomoon The PRC/ Registered — 65.79 Property holding
0000 * Mainland China capital
HK$100,000,000
0moomood oooooono oooo oooo
QOO0 e 100,000,0000 0
oooooooo The PRC/ RMB61,220,000 — 17.91% Agricultural
0000 % Mainland China produce exchange
market operation
oooooooo ooooooo 000 61,220,0000 ooooooooo
OODQO #e=
ooooocoooo The PRC/ RMB88,500,000 — 3511~ Agricultural
000000 0w Mainland China produce exchange
market operation
ooooooooo ooooooo 00D 88,500,0000 ooooooooo

OOoO00OoOO =
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31March2021 0 000000000CO

CORPORATE AND GROUP INFORMATION

(continued)

Particulars of the Company’s principal subsidiaries are as

follows: (continued)

gobooomod

ooboobooboooboomaono

Place of Issued ordinary Percentage of
incorporation and share capital/ equity attributable Principal
Name business registered capital to the Company activities
gooooo
gonoo gooooooon gonoo gooooboooon gonoo
Direct  Indirect
aa aad
gooobooooon The PRC/ RMB76,230,000 — 35.11% Agricultural
00000 (“Yulin Mainland China produce exchange
Hongjin”)** market operation
and property sale
gooooooooo ooooooo oog ooooooo
oooooo 76,230,0000 0oooooo
0oonoo o
oooooooon The PRC/ RMB80,000,000 — 35.11* Agricultural
0000 Mainland China produce exchange
market operation
and property sale
0ooooooo ooooooo ooo ooooooo
gOQn 80,000,0000 gooooog
gooooooooo The PRC/ RMB150,000,000 — 3Bl Agricultural
000000 Mainland China produce exchange
market operation
and property sale
oooooooooo ooooooo ooo ooooooo
000000 *= 150,000,000 0 0o0ooooo
0ooooooooo The PRC/ US$23,230,000 — 3511+ Agricultural
000000 Mainland China produce exchange
market operation
and property sale
ooooooooon ooooooo 23,230,0000 0 ooooooo
gOoOooQ w oopooooo
TEC-FFR EREBEFRAAF
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CORPORATE AND GROUP INFORMATION

(continued)

Particulars of the Company’s principal subsidiaries are as

follows: (continued)

1.

gooboooaon

ooboobooboooboomaono

Place of Issued ordinary Percentage of
incorporation and share capital/ equity attributable Principal
Name business registered capital to the Company activities
gooooo
gonoo gooooooon gonoo gooooboooon gonoo
Direct  Indirect
aa aad
0ooooooooooo The PRC/ HK$180,000,000 — 3511+ Agricultural
0000w Mainland China produce exchange
market operation
and property sale
0ooooooooooo ooooooo 180,000,0000 O ooooooo
gOQQ #e oopopoooo
0oooooooooon The PRC/ RMB2,000,000 — 26.34* Agricultural
0000w Mainland China produce exchange
market operation
and property sale
ooobobooooooo goooooa ooo goooooa
0000 w= 2,000,0000 ooooooo
ooooDooooooDOo The PRC/ US$10,000,000 — 3ONIN Agricultural
0000 % Mainland China produce exchange
market operation
and property sale
gooooooooooo ooooooo 10,000,0000 0 ooooooo
Q000w 0oooooo

Wang On Group Limited
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CORPORATE AND GROUP INFORMATION

(continued)

Particulars of the Company’s principal subsidiaries are as

follows: (continued)

gobooomod

obooboboooooboobomoo

Place of Issued ordinary Percentage of
incorporation and share capital/ equity attributable Principal
Name business registered capital to the Company activities
0 0
oooo ooooooood ooono Oo0O0000O00COd ooono
Direct  Indirect
[ I
oooooOoboooo The PRC/ US$29,300,970 — 35.11% Agricultural
0000w Mainland China produce exchange
market operation
and property sale
oooooooooo oooooono 29,300,9700 0 oooooono
0000 we ooooooo
gooooooooo The PRC/ RMB2,000,000 — 28.09* Agricultural
000000 Mainland China produce exchange
market operation
oooooooood oooooono ooo ooooooooo
000000 *ee 2,000,000

*%

*kkk

Certain bank loans of the Group are secured by share charges
over of the equity interests of these subsidiaries (note 33).

These companies are subsidiaries of a non-wholly-owned
subsidiary of the Company and, accordingly, are accounted for
as subsidiaries by virtue of the Company’s control over them.

The non-voting deferred shares carry no voting rights or rights
to dividends. On the winding-up of Wai Yuen Tong Medicine
Company Limited, the non-voting deferred shares have a right to
repayment in proportion to the amounts paid up on all ordinary
and deferred shares after the rst HK$1,000,000,000,000 thereof
has been distributed among the holders of the ordinary shares.

A wholly-foreign-owned enterprise under PRC law.

Listed on the Main Board of The Stock Exchange of Hong Kong
Limited (“Hong Kong Stock Exchange”).

*%

F*kkk

oooo0ooOoO0ooOoOooOOoooOoooDo
0000oooOooo 33

goooooo0oo0ooooooooDo
goooooooooooooooood
oooooooooono

opbDoooOOooOoooDOooboooOo
goooDooDooOooOoooooOo
goooDooDooOooooooDd
1,000,000,000,0000 000 0O0O0O0O0O
goboooOoO0ooOoooOoooooooo
gooooooooon
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Details of the subsidiaries acquired and disposed of during
the year are summarised in notes 40 and 41 to the nancial
statements.

The above table lists the subsidiaries of the Company which,
in the opinion of the 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 directors, result in particulars of excessive
length.

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 (the “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, nancial
assets at fair value through other comprehensive income,
and nancial assets and liabilities at fair value through pro t
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.

Annual Report 2021

goobDbOoooooboobbooooon
ooo40041000

oooooOooboooobooooboon
goobobobooooooobboooan
gooobooooboDbbObOoooon
oobOoobOooooo

obooOooboobOoocoobOoomdo
gobOboooOnoooooobooaon

MobooboboomuobooobooDo
obOooobooooOooOonmoooon
Uooomoooooooooon
gooooOoobOoobobOoobogon
gogooobobooobobobobooobon
gooobboooooboobboooon
oboooobOooboooobOooo
obooooobOobOooOmooomo
obooooooooboooooooon
oobooooo



31March2021 0 000000000CO

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.

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.

Pro t 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 de cit balance. All
intra-group assets and liabilities, equity, income, expenses
and cash ows relating to transactions between members of
the Group are eliminated in full on consolidation.
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2.1

2.2

Wang On Group Limited

31March2021 0 000000000CO

BASIS OF PREPARATION (continued)

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 (jii) 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.

CHANGES IN ACCOUNTING POLICIES AND
DISCLOSURES

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

Amendments to HKFRS 3 Definition of a Business

Amendments to HKFRS 9,
HKAS 39 and HKFRS 7

Interest Rate Benchmark
Reform

Amendments to HKAS 1
and HKAS 8

Definition of Material

Annual Report 2021
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2.2 CHANGES IN ACCOUNTING POLICIES AND
DISCLOSURES (continued)

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

(@)

Conceptual Framework for Financial Reporting
2018 (the “Conceptual Framework”) sets out a
comprehensive set of concepts for nancial 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 nancial 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.
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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 signi cantly 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
nancial position and performance of the Group.

Annual Report 2021

oboocoooooosmooOoo
oboooboboooboooboon
goooboobooboobooon
oboooboooooboboocooo
gobooboooboobbooboon
uboocobOooooboooooonn
gboboobooboooboaoboan
gooobooobooboobooan
ooooobooooooood
ugboobooooboobodan
goooboobooooboon
oobooooboooooooo
gboboooboobaobooaod
gooobooboboooboon
oboobOoooobooocood
gbooooboooboobaoo
gboooobooobooooog
ooboboocobOoooooboooon
uboobobooboooaoo
gboobooboooboobooo
obooobooooboooooon
oboboooobooooooooon
goooooo



31March2021 0 000000000CO

2.2 CHANGES IN ACCOUNTING POLICIES AND
DISCLOSURES (continued)

(©

Amendments to HKFRS 9, HKAS 39 and HKFRS 7
address issues affecting nancial 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 nancial 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 in uence
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.
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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 nancial statements.

Amendments to HKFRS 3
Amendments to HKFRS 9,

HKAS 39 and HKFRS 7,
HKFRS 4 and HKFRS 16

Amendments to HKFRS 10
and HKAS 28 (2011)

Amendment to HKFRS 16

HKFRS 17

Amendments to HKFRS 17
Amendments to HKAS 1
Amendments to HKAS 1

Amendments to HKAS 8

Amendments to HKAS 12

Amendments to HKAS 16

Amendments to HKAS 37

Annual Improvements to
HKFRSs 2018-2020

Wang On Group Limited

Reference to the Conceptual
Framework®

Interest Rate Benchmark
Reform — Phase 2*

Sale or Contribution of Assets
between an Investor
and its Associate
or Joint Venture®
COVID-19-Related Rent
Concessions beyond
30 June 20212
Insurance Contracts*
Insurance Contracts*”

Classification of Liabilities as
Current or Non-current*®
Disclosure of Accounting
Policies*
Definition of Accounting
Estimates*
Deferred Tax related to Assets
and Liabilities arising from
a Single Transaction*
Property, Plant and Equipment:
Proceeds before
Intended Use®
Onerous Contracts —
Cost of Fulfiling a Contract®
Amendments to HKFRS 1,
HKFRS 9, lllustrative Examples
accompanying HKFRS 16,
and HKAS 413

Annual Report 2021
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ISSUED BUT NOT YET EFFECTIVE HKFRSs
(continued)

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

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

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

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

< No mandatory effective date yet determined but available for
adoption

6 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 wording with no change in conclusion

’ As a consequence of the amendments to HKFRS 17 issued in
October 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.

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.
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Amendments to HKFRS 9, HKAS 39, HKFRS 7, HKFRS 4
and HKFRS 16 address issues not dealt with in the previous
amendments which affect nancial 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 ows 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 nancial 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 January 2021 and shall be applied
retrospectively, but entities are not required to restate the
comparative information.

Annual Report 2021
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The Group had certain interest-bearing bank borrowings
denominated in Hong Kong dollars and foreign currencies
based on the Hong Kong Interbank Offered Rate (“HIBOR”)
and the RMB base lending 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 signi cant modi cation 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 pro t 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.
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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; (ii)
any reduction in lease payments affects only payments
originally due on or before 30 June 2022; and (jii) 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 nancial statements.

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. Classi cation
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
signi cant impact on the Group’s nancial statements.
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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 nancial 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 ful lling 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 ful ling 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 ful lled all its obligations at
the beginning of the annual reporting period in which it rst
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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2.3 ISSUED BUT NOT YET EFFECTIVE HKFRSs 23 U0bOOoooobobobooooon

(continued) 00000

Annual Improvements to HKFRSs 2018-2020 sets out oooooooooooooononn
amendments to HKFRS 1, HKFRS 9, lllustrative Examples oooooooooobooooobDl
accompanying HKFRS 16, and HKAS 41. Details of the Oo0o0oOo0ooDoooo9onbooonod
amendments that are expected to be applicable to the oboooleobOOoOOoOoOOoOOoOn
Group are as follows: o004 0b0@ooooobon

ubobooboooon

o HKFRS 9 Financial Instruments: clari es the fees that o
an entity includes when assessing whether the terms
of a new or modi ed nancial liability are substantially
different from the terms of the original nancial 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
signi cant impact on the Group’s nancial statements.

° 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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An associate is an entity in which the Group has a long term
interest of generally not less than 20% of the equity voting
rights and over which it is in a position to exercise signi cant
in uence. Signi cant in uence is the power to participate in
the nancial and operating policy decisions of the investee,
but is not control or joint control over those policies.

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 associates and joint ventures are
stated in the consolidated statement of nancial 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 associates and joint ventures
is included in the consolidated statement of profit or loss
and other comprehensive income. In addition, when there
has been a change recognised directly in the equity of
the associates or joint ventures, 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
its associates or joint ventures are eliminated to the extent
of the Group’s investments in associates or joint ventures,
except where unrealised losses provide evidence of an
impairment of the assets transferred. Goodwill arising from
the acquisition of associates or joint ventures is included
as part of the Group’s investments in associates or joint
ventures.
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If an investment in an associate becomes an investment
in a joint venture or vice versa, the retained interest is
not remeasured. Instead, the investment continues to be
accounted for under the equity method. In all other cases,
upon loss of signi cant in uence over the associate or 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 the associate or
joint venture upon loss of signi cant in uence or joint control
and the fair value of the retained investment and proceeds
from disposal is recognised in pro t or loss.

When an investment in an associate or a joint venture is
classi ed as held for sale, it is accounted for in accordance
with HKFRS 5 Non-current Assets Held for Sale and
Discontinued Operations.

Business combinations are accounted for using the
acquisition method. The consideration transferred is
measured at the acquisition date fair value which is the sum
of the acquisition date fair values of assets transferred by
the Group, liabilities assumed by the Group to the former
owners of the acquiree and the equity interests issued
by the Group in exchange for control of the acquiree. For
each business combination, the Group elects whether to
measure the non-controlling interests in the acquiree that
are present ownership interests and entitle their holders to a
proportionate share of net assets in the event of liquidation
at fair value or at the proportionate share of the acquiree’s
identifiable net assets. All other components of non-
controlling interests are measured at fair value. Acquisition-
related costs are expensed as incurred.

The Group determines that it has acquired a business
when the acquired set of activities and assets includes an
input and a substantive process that together significantly
contribute to the ability to create outputs.

Annual Report 2021

obOoooobOooboooooboooo
gbooobooooboboobon
goobooooobboooooooo
ooooOoobOboooOooooooon
goooObObooooobooboboooon
ooocoOoobooooobooobOooo
goboooooobobbooooaon
goobobobooooobooboooooon
oOoooOoooobOoocbooooon
ubooboooodan

uogboobboooooboboooan
oooooooobobooooooos
oOooooobooooobObooooao
uboaood

gobooObbooooooboooooon
goobDDboOO0ooooooooooon
ooboooOoobOooboocbooogoon
goobOboobooooobooooooon
gooboOooooooooboboooon
obOobooOoooobooooboooooo
gooboboobooooooboboooooon
ubOoooOooboobOoooobooon
obOoboooboobOoooobOoon
ooobObooooboobbooooon
gooooobOoobooboobooon
ubgboooodabobobooodao

ooooooooobOoobooooon
uoobobbooooboobooaoad
goooOboboooooObboooooon
ooo



31March2021 0 000000000CO

When the Group acquires a business, it assesses the
financial assets and financial liabilities assumed for
appropriate classification and designation in accordance
with the contractual terms, economic circumstances and
pertinent conditions as at the acquisition date. This includes
the separation of embedded derivatives in host contracts of
the acquiree.

If the business combination is achieved in stages, the
previously held equity interest is remeasured at its acquisition
date fair value and any resulting gain or loss is recognised in
pro tor loss.

Any contingent consideration to be transferred by the
acquirer is recognised at fair value at the acquisition date.
Contingent consideration classi ed as an asset or liability is
measured at fair value with changes in fair value recognised
in profit or loss. Contingent consideration that is classified
as equity is not remeasured and subsequent settlement is
accounted for within equity.

Goodwill is initially measured at cost, being the excess of
the aggregate of the consideration transferred, the amount
recognised for non-controlling interests and any fair value of
the Group’s previously held equity interests in the acquiree
over the identifiable net assets acquired and liabilities
assumed. If the sum of this consideration and other items
is lower than the fair value of the net assets acquired, the
difference is, after reassessment, recognised in pro t or loss
as a gain on bargain purchase.
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After initial recognition, goodwill is measured at cost less
any accumulated impairment losses. Goodwill is tested for
impairment annually or more frequently if events or changes
in circumstances indicate that the carrying value may be
impaired. The Group performs its annual impairment test
of goodwill as at 31 March. For the purpose of impairment
testing, goodwill acquired in a business combination is, from
the acquisition date, allocated to each of the Group’s cash-
generating units, or groups of cash-generating units, that are
expected to bene t from the synergies of the combination,
irrespective of whether other assets or liabilities of the Group
are assigned to those units or groups of units.

Impairment is determined by assessing the recoverable
amount of the cash-generating unit (group of cash-
generating units) to which the goodwill relates. Where the
recoverable amount of the cash-generating unit (group of
cash-generating units) is less than the carrying amount,
an impairment loss is recognised. An impairment loss
recognised for goodwill is not reversed in a subsequent
period.

Where goodwill has been allocated to a cash-generating unit
(or group of cash-generating units) and part of the operation
within that unit is disposed of, the goodwill associated with
the operation disposed of is included in the carrying amount
of the operation when determining the gain or loss on the
disposal. Goodwill disposed of in these circumstances
is measured based on the relative value of the operation
disposed of and the portion of the cash-generating unit
retained.

Annual Report 2021
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The Group measures its investment properties and certain

nancial assets and nancial liabilities at fair value 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- nancial asset takes into
account a market participant’s ability to generate economic
bene ts 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 suf cient 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 ACCOUNTING

POLICIES (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 signi cant 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 nancial
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 signi cant to the fair value measurement as
a whole) at the end of each reporting period.

Wang On Group Limited  Annual Report 2021
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Where an indication of impairment exists, or when
annual impairment testing for an asset is required (other
than deferred tax assets, inventories, properties under
development, properties held for sale, financial assets,
investment properties and non-current assets or assets
classi ed as held for sale), 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.

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 ows 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 pro t 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 pro t or
loss in the period in which it arises.
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2.4 SUMMARY OF SIGNIFICANT ACCOUNTING 24 0000000 an

POLICIES (continued)

A party is considered to be related to the Group if: 0000D0oooooooooooon

(@ the party is a person or a close member of that (a)
person’s family and that person

() has control or joint control over the Group;

(i) has signi cantin uence over the Group; or

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

or 0

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

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

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

(i)~ the entity and the Group are joint ventures of the
same third party;

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

(v) the entity is a post-employment bene t plan for
the benefit of employees of either the Group or
an entity related to the Group;
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obooobOooooboboocooo
gooooooooo

oooooooobooooao
oo

ooboooooooooog
O

oooooooooooog
oood

gboobooobodoboboobod

(i)

(i)

(v)

oooboooooobooog
ooood

ubooboomoaood
oobooooboooobooo
ooooooooooobood
RN

goooooooooogo
oooogo

oooooooObODboo0ooo
uooooobobooooood
ooooooooo

ooooooObODbOO0000
ugooboboooooboood
gog



31March2021 0 000000000CO

(viy  the entity is controlled or jointly controlled by a
person identi ed in (a);

(vl 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

(vii) 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 included owned assets
and right-of-use assets which meet the definition of
property, plant and equipment and are stated at cost less
accumulated depreciation and any impairment losses. When
an item of property, plant and equipment is classified as
held for sale or when it is part of a disposal group classi ed
as held for sale, it is not depreciated and is accounted for
in accordance with HKFRS 5, as further explained in the
accounting policy for “Non-current assets and disposal
groups held for sale”. 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 satis ed, the expenditure for a major
inspection is capitalised in the carrying amount of the asset
as a replacement. Where signi cant parts of property, plant
and equipment are required to be replaced at intervals,
the Group recognises such parts as individual assets with
speci c useful lives and depreciates them accordingly.
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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:

Owned assets

Land and buildings 2% or over the lease terms

Leasehold improvements ~ 15% to 33% or over the lease
terms

10% to 50%

15% to 50%

Plant and machinery
Furniture, xtures and
of ce equipment

Motor vehicles 20%
Computer equipment 15% to 33%

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 nancial year end.

An item of property, plant and equipment including
significant part initially recognised is derecognised upon
disposal or when no future economic bene ts are expected
from its use or disposal. Any gain or loss on disposal or
retirement recognised in pro t 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.

Construction in progress represents plant and machinery
under construction, which are stated at cost less any
impairment losses, and are not depreciated. Cost comprises
the direct costs of construction and capitalised borrowing
costs on related borrowed funds during the period of
construction. Construction in progress is reclassi ed to the
appropriate category of property, plant and equipment when
completed and ready for use.

Annual Report 2021
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2.4 SUMMARY OF SIGNIFICANT ACCOUNTING

POLICIES (continued)

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. Where applicable,
the cost of a right-of-use asset also includes an estimate of
costs to dismantle and remove the underlying asset or to
restore the underlying asset or the site on which it is located.
Right-of-use assets are depreciated on a straight-line basis
over the shorter of the lease terms and the estimated useful
lives of the assets as follows:

Right-of-use assets
Leasehold land Over the remaining lease terms
of 27 to 68 years

Over the remaining lease terms
of 2 to 6 years

Buildings

If ownership of the leased assets transferred to the Group
by the end of the lease term or the cost re ects the exercise
of a purchase option, depreciation is calculated using the
estimated useful life of the asset.
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Investment properties are interests in land and buildings
(including the leasehold property held as a right-of-use asset
which would otherwise meet the de nition 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 re ects 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.

For a transfer from investment properties to owner-occupied
properties or inventories, the deemed cost of a property for
subsequent accounting is its fair value at the date of change
in use. If a property occupied by the Group as an owner-
occupied property becomes an investment property, the
Group accounts for such property in accordance with the
policy stated under “Property, plant and equipment and
depreciation” for owned property and/or accounts for such
property in accordance with the policy stated under “Right-
of-use assets” for property held as a right-of-use asset up
to the date of change in use, and any difference at that
date between the carrying amount and the fair value of the
property is accounted for as a revaluation in accordance
with the policy stated under “Property, plant and equipment
and depreciation” above.
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2.4 SUMMARY OF SIGNIFICANT ACCOUNTING

POLICIES (continued)

When the 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”.

Non-current assets and disposal groups are classified as
held for sale if their carrying amounts will be recovered
principally through a sales transaction rather than through
continuing use. For this to be the case, the asset or disposal
group must be available for immediate sale in its present
condition subject only to terms that are usual and customary
for the sale of such assets or disposal groups and its
sale must be highly probable. All assets and liabilities of a
subsidiary classi ed as a disposal group are reclassi ed as
held for sale regardless of whether the Group retains a non-
controlling interest in its former subsidiary after the sale.

Non-current assets and disposal groups (other than
investment properties and financial assets) classified as
held for sale are measured at the lower of their carrying
amounts and fair values less costs to sell. Property, plant
and equipment and intangible assets classi ed as held for
sale are not depreciated or amortised.
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Intangible assets acquired separately are measured on
initial recognition at cost. The cost of intangible assets
acquired in a business combination is the fair value at the
date of acquisition. The useful lives of intangible assets are
assessed to be either finite or indefinite. Intangible assets
with nite lives are subsequently amortised over the useful
economic life and assessed for impairment whenever there
is an indication that the intangible asset may be impaired.
The amortisation period and the amortisation method for an
intangible asset with a nite useful life are reviewed at least
at each nancial year end.

Intangible assets with indefinite useful lives are tested
for impairment annually either individually or at the cash-
generating unit level. Such intangible assets are not
amortised. The useful life of an intangible asset with an
inde nite life is reviewed annually to determine whether the
inde nite life assessment continues to be supportable. If not,
the change in the useful life assessment from indefinite to
nite is accounted for on a prospective basis.

Research and development costs

All research costs are charged to pro t and loss as incurred.

Expenditure incurred on projects to develop new products
is capitalised and deferred only when the Group can
demonstrate the technical feasibility of completing the
intangible asset so that it will be available for use or sale,
its intention to complete and its ability to use or sell the
asset, how the asset will generate future economic bene ts,
the availability of resources to complete the project and
the ability to measure reliably the expenditure during the
development. Product development expenditure which does
not meet these criteria is expensed when incurred.
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2.4 SUMMARY OF SIGNIFICANT ACCOUNTING

POLICIES (continued)

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 and
leases of low-value assets. The Group recognises lease
liabilities to make lease payments and right-of-use assets
representing the right to use the underlying assets.

(a) 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 re ects 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.
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2.4 SUMMARY OF SIGNIFICANT ACCOUNTING
POLICIES (continued)

Group as a lessee (continued)

(@

(b)

Wang On Group Limited

Lease liabilities (continued)

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 re ect 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 modi cation, 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.

Short-term leases and leases of low-value assets

The Group applies the short-term lease recognition
exemption to its short-term leases of buildings (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). When the Group enters
into a lease in respect of a low-value asset, the Group
decides whether to capitalise the lease on a lease-by-
lease basis.

Lease payments on short-term leases and leases of

low-value assets are recognised as an expense on a
straight-line basis over the lease term.

Annual Report 2021
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Group as a lessor

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

Leases in which the Group does not transfer substantially
all the risks and rewards incidental to ownership of an asset
are classi ed 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 the 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 nance leases. At the commencement
date, the cost of the leased asset is capitalised at the
present value of the lease payments and related payments
(including the initial direct costs), and presented as a
receivable at an amount equal to the net investment in the
lease. The nance income on the net investment in the lease
is recognised in profit or loss so as to provide a constant
periodic rate of return over the lease terms.

When the Group is an intermediate lessor, a sublease is
classi ed as a nance lease or operating lease with reference
to the right-of-use asset arising from the head lease. If the
head lease is a short-term lease to which the Group applies
the on-balance sheet recognition exemption, the Group
classi es the sublease as an operating lease.
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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 by the directors based on the prevailing market
prices on an individual property basis.

Properties under development are classified as current
assets unless the construction of the relevant property
development project is expected to complete beyond the
normal operating cycle. On completion, the properties are
transferred to completed properties held for sale.

Sales deposits/instalments received and receivable from
purchasers in respect of the pre-sale of properties under
development prior to completion of the development are
included in contract liabilities.

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

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 directors
based on the prevailing market prices on an individual
property basis.

When the right-of-use assets relate to interests in leasehold
land 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.
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2.4 SUMMARY OF SIGNIFICANT ACCOUNTING

POLICIES (continued)

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 pro t 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 signi cant nancing component or for
which the Group has applied the practical expedient of not
adjusting the effect of a signi cant nancing component, the
Group initially measures a nancial asset at its fair value, plus
in the case of a nancial asset not at fair value through pro t
or loss, transaction costs. Trade receivables that do not
contain a signi cant nancing 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 nancial asset to be classi ed 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 classi ed and measured at fair value
through pro t or loss, irrespective of the business model.
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2.4 SUMMARY OF SIGNIFICANT ACCOUNTING

POLICIES (continued)

Initial recognition and measurement (continued)

The Group’s business model for managing nancial 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
classi ed and measured at fair value through pro t or loss.

All regular way purchases and sales of nancial 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 nancial assets
that require delivery of assets within the period generally
established by regulation or convention in the marketplace.

Subsequent measurement

The subsequent measurement of nancial assets depends
on their classi cation as follows:

Financial assets at amortised cost (debt instruments)

Financial assets at amortised cost are subsequently
measured using the effective interest method and are
subject to impairment. Gains and losses are recognised in
the pro t or loss when the asset is derecognised, modi ed
or impaired.

Wang On Group Limited  Annual Report 2021
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2.4 SUMMARY OF SIGNIFICANT ACCOUNTING

POLICIES (continued)

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

For debt investments at fair value through other
comprehensive income, interest income, foreign exchange
revaluation and impairment losses or reversals are
recognised in the pro t or loss and computed in the same
manner as for nancial 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 the pro t or loss.

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

Upon initial recognition, the Group can elect to classify
irrevocably its equity investments as equity investments
designated at fair value through other comprehensive
income when they meet the de nition of equity under HKAS
32 Financial Instruments: Presentation and are not held for
trading. The classification is determined on an instrument-
by-instrument basis.

Gains and losses on these financial assets are never
recycled to the profit or loss. Dividends are recognised as
other income in the pro t or loss when the right of payment
has been established, it is probable that the economic
bene ts associated with the dividend will ow to the Group
and the amount of the dividend can be measured reliably,
except when the Group bene ts from such proceeds as a
recovery of part of the cost of the nancial asset, in which
case, such gains are recorded in other comprehensive
income. Equity investments designated at fair value through
other comprehensive income are not subject to impairment
assessment.
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2.4 SUMMARY OF SIGNIFICANT ACCOUNTING

POLICIES (continued)

Financial assets at fair value through pro t or loss

Financial assets at fair value through pro t or loss are carried
in the nancial position at fair value with net changes in fair
value recognised in pro t or loss.

This category includes derivative instruments, certain debt
investments, fund investments and equity investments
which the Group had not irrevocably elected to classify at
fair value through other comprehensive income. Dividends
on equity investments classified as financial assets at fair
value through profit or loss are also recognised as other
income in the pro t or loss when the right of payment has
been established, it is probable that the economic bene ts
associated with the dividend will ow to the Group and the
amount of the dividend can be measured reliably.

A derivative embedded in a hybrid contract, with a nancial
liability or non-financial host, is separated from the host
and accounted for as a separate derivative if the economic
characteristics and risks are not closely related to the host; a
separate instrument with the same terms as the embedded
derivative would meet the de nition of a derivative; and the
hybrid contract is not measured at fair value through pro t
or loss. Embedded derivatives are measured at fair value
with changes in fair value recognised in the profit or loss.
Reassessment only occurs if there is either a change in the
terms of the contract that significantly modifies the cash
ows that would otherwise be required or a reclassi cation
of a nancial asset out of the fair value through pro t or loss
category.

A derivative embedded within a hybrid contract containing
a financial asset host is not accounted for separately. The

nancial asset host together with the embedded derivative is
required to be classi ed in its entirety as a nancial asset at
fair value through pro t or loss.
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A nancial asset (or, where applicable, a part of a nancial
asset or part of a group of similar nancial assets) is primarily
derecognised (i.e., removed from the Group’s consolidated
statement of nancial position) when:

o 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 ows 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 re ects 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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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 ows due in accordance with
the contract and all the cash ows that the Group expects
to receive, discounted at an approximation of the original
effective interest rate. The expected cash ows 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 signi cant 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 nancial instrument as at the reporting date
with the risk of a default occurring on the nancial 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 ACCOUNTING

POLICIES (continued)

General approach (continued)

For debt investments at fair value through other
comprehensive income, the Group applies the low credit risk
simpli cation. 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 signi cant increase in credit risk when
contractual payments are more than 30 days past due.

The Group considers a financial asset 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 ows.

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 lease receivables
which apply the simpli ed approach as described in HKFRS
9 Financial Instruments.
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2.4 SUMMARY OF SIGNIFICANT ACCOUNTING

POLICIES (continued)

General approach (continued)

Stage 1 — Financial instruments for which credit risk has
not increased signi cantly since initial recognition
and for which the loss allowance is measured at
an amount equal to 12-month ECLs

Stage 2 — Financial instruments for which credit risk has
increased signi cantly since initial recognition but
that are not credit-impaired nancial assets and
for which the loss allowance is measured at an
amount equal to lifetime ECLs

Stage 3 — 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

Simpli ed approach

For trade receivables that do not contain a significant
financing component or when the Group applies the
practical expedient of not adjusting the effect of a signi cant
financing component, the Group applies the simplified
approach in calculating ECLs. Under the simplified
approach, the Group does not track changes in credit risk,
but instead recognises a loss allowance based on lifetime
ECLs at each reporting date. The Group has established
a provision matrix that is based on its historical credit loss
experience, adjusted for forward-looking factors speci c to
the debtors and the economic environment.

For trade receivables that contain a significant financing
component and lease receivables, the Group chooses as
its accounting policy to adopt the simplified approach in
calculating ECLs with policies as described above.

Annual Report 2021
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2.4 SUMMARY OF SIGNIFICANT ACCOUNTING

POLICIES (continued)

Initial recognition and measurement

Financial liabilities are classified, at initial recognition, as
financial liabilities at fair value through profit or loss, loans
and borrowings or payables, as appropriate. All financial
liabilities are recognised initially at fair value and, in the
case of loans and borrowings and payables, net of directly
attributable transaction costs.

The Group’s financial liabilities include trade and other
payables, interest-bearing bank and other borrowings,
unsecured bonds and notes, convertible notes, deposits
received and accruals.

Subsequent measurement

The subsequent measurement of nancial liabilities depends
on their classi cations as follows:

Financial liabilities at fair value through pro t or loss

Financial liabilities at fair value through pro t or loss include
financial liabilities held for trading and financial liabilities
designated upon initial recognition as at fair value through
pro t or loss.

Financial liabilities are classi ed as held for trading if they are
incurred for the purpose of repurchasing in the near term.
This category also includes derivative nancial instruments
entered into by the Group that are not designated as
hedging instruments in hedge relationships as defined
by HKFRS 9. Separated embedded derivatives are also
classi ed as held for trading unless they are designated as
effective hedging instruments. Gains or losses on liabilities
held for trading are recognised in profit or loss. The net
fair value gain or loss recognised in pro t or loss does not
include any interest charged on these nancial liabilities.
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2.4 SUMMARY OF SIGNIFICANT ACCOUNTING

POLICIES (continued)

Financial liabilities at fair value through pro t or loss
(continued)

Financial liabilities designated upon initial recognition as at
fair value through pro t or loss are designated at the initial
date of recognition, and only if the criteria in HKFRS 9 are
satis ed. Gains or losses on liabilities designated at fair value
through pro t or loss are recognised in pro t or loss, except
for the gains or losses arising from the Group’s own credit
risk which are presented in other comprehensive income
with no subsequent reclassi cation to pro t or loss. The net
fair value gain or loss recognised in pro t or loss does not
include any interest charged on these nancial liabilities.

Financial liabilities at amortised cost (loans and
borrowings)

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 pro t 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 nance costs in pro t
or loss.

Wang On Group Limited  Annual Report 2021
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2.4 SUMMARY OF SIGNIFICANT ACCOUNTING

POLICIES (continued)

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 speci ed 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 nancial guarantee contracts at the
higher of: (i) the ECL 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.

Unsecured Bonds and Notes and Convertible Notes

If the conversion option of convertible notes and the early
redemption option of unsecured notes and convertible
notes exhibit characteristics of an embedded derivative,
it is separated from its liability component. On initial
recognition, the derivative component of the unsecured
notes and convertible notes is measured at fair value and
presented as part of derivative financial instruments. Any
excess of proceeds over the amount initially recognised
as the derivative component is recognised as the liability
component. Transaction costs are apportioned between the
liability and derivative components of the unsecured notes
and convertible notes based on the allocation of proceeds to
the liability and derivative components when the instruments
are initially recognised. The portion of the transaction costs
relating to the liability component is recognised initially as
reduction of the liability. The portion relating to the derivative
component is recognised immediately in pro t or loss.
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A nancial 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 modi ed, 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 pro t or loss.

Financial assets and financial liabilities are offset and the
net amount is reported in the statement of nancial 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.

Own equity instruments which are reacquired and held by
the Company of the Group (treasury shares) are recognised
directly in equity at cost. No gain or loss is recognised in
pro t or loss on the purchase, sale issue or cancellation of
the Group’s own equity instruments.

Inventories are stated at the lower of cost and net realisable
value. Cost is determined on the weighted average basis
and, in the case of work in progress and finished goods,
comprises direct materials, direct labour and an appropriate
proportion of overheads. Net realisable value is based on
estimated selling prices less any estimated costs to be
incurred to completion and disposal.
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For the purpose of the consolidated statement of cash ows,
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 nancial
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.

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 out ow 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 nance costs in pro t or loss.

A contingent liability recognised in a business combination
is initially measured at its fair value. Subsequently, it is
measured at the higher of (i) the amount that would be
recognised in accordance with the general policy for
provisions above; and (ii) the amount initially recognised
less, when appropriate, the amount of income recognised in
accordance with the policy for revenue recognition.
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2.4 SUMMARY OF SIGNIFICANT ACCOUNTING

POLICIES (continued)

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 nancial reporting purposes.

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

° 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 pro t nor taxable pro t or loss; and

o in respect of taxable temporary differences associated
with investments in subsidiaries, associates and
joint ventures, 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.

214  wang On Group Limited  Annual Report 2021
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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 pro t
will be available against which the deductible temporary
differences, 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 pro t or loss; and

o in respect of deductible temporary differences
associated with investments in subsidiaries, associates
and joint ventures, 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 pro t will be available against which
the temporary differences can be utilised.

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 suf cient taxable pro t 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 suf cient taxable
pro t 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.
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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 taxes
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.

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, which
it is intended to compensate, are expensed.

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.

Annual Report 2021
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2.4 SUMMARY OF SIGNIFICANT ACCOUNTING

POLICIES (continued)

Revenue from contracts with customers (continued)

When the contract contains a financing component which
provides the customer with a signi cant bene t of nancing
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 re ected in a separate nancing transaction
between the Group and the customer at contract inception.
When the contract contains a financing component which
provides the Group 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.

(@) Sale of pharmaceutical and health food products

Revenue from the sale of pharmaceutical and health
food products is recognised at the point in time when
control of the asset is transferred to the customer,
generally on delivery of the pharmaceutical and health
food products.

Some contracts for the sale of pharmaceutical and
health food products provide customers with rights
of return. The rights of return gives rise to variable
consideration:
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2.4 SUMMARY OF SIGNIFICANT ACCOUNTING
POLICIES (continued)

(@)

(©)

Wang On Group Limited

Sale of pharmaceutical and health food products
(continued)

Rights of return

For contracts which provide a customer with a right
to return the goods within a specified period, the
expected value method is used to estimate the goods
that will not be returned because this method best
predicts the amount of variable consideration to
which the Group will be entitled. The requirements
in HKFRS 15 on constraining estimates of variable
consideration are applied in order to determine
the amount of variable consideration that can be
included in the transaction price. For goods that are
expected to be returned, instead of revenue, a refund
liability is recognised. A right-of-return asset (and the
corresponding adjustment to cost of sales) is also
recognised for the right to recover products from a
customer.

Sale of properties

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

Commission income from agricultural exchange
market

Commission income from agricultural exchange

market are recognised when the services are rendered
in accordance with the terms of the agreement.

Annual Report 2021
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2.4 SUMMARY OF SIGNIFICANT ACCOUNTING
POLICIES (continued)

(d) Provision of management, promotion and
property ancillary services

Revenue from the provision of management, promotion
and property ancillary services is recognised over the
scheduled period on a straight-line basis because the
customer simultaneously receives and consumes the
bene ts provided by the Group.

Interest income

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 nancial instruments to the net carrying
amount of the nancial asset.

Revenue from other sources

()  Rental and sub-licensing fee 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;

(i) Franchise fee income is recognised on a straight-line
basis over the franchise period;

(i) Dividend income is recognised when the shareholder’s
right to receive payment has been established; and

(iv) Income from the sale of listed securities is recognised
on the trade date.
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A contract asset is the right to consideration in exchange for
goods or services transferred to the customer. 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 nancial assets.

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).

Other than the costs which are capitalised as inventories,
property, plant and equipment and intangible assets, costs
incurred to ful | 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.

Annual Report 2021
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The capitalised contract costs are amortised and charged
to pro t or loss on a systematic basis that is consistent with
the transfer to the customer of the goods or services to
which the asset related. Other contract costs are expensed
as incurred.

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.

A right-of-return asset is recognised for the right to recover
the goods expected to be returned by customers. The asset
is measured at the former carrying amount of the goods to
be returned, less any expected costs to recover the goods
and any potential decreases in the value of the returned
goods. The Group updates the measurement of the asset
recorded for any revisions to the expected level of returns,
and any additional decreases in the value of the returned
goods.

A refund liability is recognised for the obligation to refund
some or all of the consideration received (or receivable)
from a customer and is measured at the amount the Group
ultimately expects it will have to return to the customer. The
Group updates its estimates of refund liabilities (and the
corresponding change in the transaction price) at the end of
each reporting period.
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The Company, WYTH, WOP and CAP each 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 for
grants is measured by reference to the fair value at the date
at which they are granted. The fair value is determined by an
external valuer using a binomial model.

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 re ects
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 pro t or loss
for a period represents the movement in the cumulative
expense recognised as at the beginning and end of that
period.

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.

Annual Report 2021
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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 satis ed.

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

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 modi cation 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.
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Pension schemes

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 pro t 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.

The employees of the Group’s subsidiaries which operate
in Mainland China are required to participate in a central
pension scheme (the “PRC Pension Scheme”) operated
by the local municipal government. These subsidiaries are
required to contribute a certain percentage of their payroll
costs to the PRC Pension Scheme. The contributions
are charged to profit or loss as they become payable in
accordance with the rules of the PRC Pension Scheme.

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.

Annual Report 2021
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Final dividends are recognised as a liability when they
are approved by the shareholders in a general meeting.
Proposed final dividends are disclosed in the notes to the
nancial statements.

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

These financial statements are presented in Hong Kong
dollars, which is the Company’s functional currency. Each
entity in the Group determines its own functional currency
and items included in the financial statements of each
entity are measured using that functional currency. Foreign
currency transactions recorded by the entities in the Group
are initially recorded using their respective functional currency
rates prevailing at the dates of the transactions. Monetary
assets and liabilities denominated in foreign currencies are
translated at the functional currency rates of exchange ruling
at the end of the reporting period. Differences arising on
settlement or translation of monetary items are recognised in
pro tor loss.

Non-monetary items that are measured in terms of
historical cost in a foreign currency are translated using the
exchange rates at the dates of the initial transactions. Non-
monetary items measured at fair value in a foreign currency
are translated using the exchange rates at the date when
the fair value was measured. The gain or loss arising on
translation of a non-monetary item measured at fair value
is treated in line with the recognition of the gain or loss on
change in fair value of the item (i.e., translation difference on
the item whose fair value gain or loss is recognised in other
comprehensive income or pro t or loss is also recognised in
other comprehensive income or pro t or loss, respectively).
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In determining the exchange rate on initial recognition of
the related asset, expense or income on the derecognition
of a non-monetary asset or non-monetary liability relating
to an advance consideration, the date of initial transaction
is the date on which the Group initially recognises the non-
monetary asset or non-monetary liability arising from the
advance consideration. If there are multiple payments or
receipts in advance, the Group determines the transaction
date for each payment or receipt of the advance
consideration. The functional currencies of certain overseas
subsidiaries and a joint venture are currencies other than
the Hong Kong dollar. As at the end of the reporting period,
the assets and liabilities of these entities are translated
into Hong Kong dollars at the exchange rates prevailing at
the end of the reporting period and their profits or losses
are translated into Hong Kong dollars at the weighted
average exchange rates for the year. The resulting exchange
differences are recognised in other comprehensive income
and accumulated in the exchange fluctuation reserve. On
disposal of a foreign operation, the component of other
comprehensive income relating to that particular foreign
operation is recognised in pro t or loss.

Any goodwill arising on the acquisition of a foreign operation
and any fair value adjustments to the carrying amounts of
assets and liabilities arising on acquisition are treated as
assets and liabilities of the foreign operation and translated
at the closing rate.

For the purpose of the consolidated statement of cash
ows, the cash ows of overseas subsidiaries are translated
into Hong Kong dollars at the exchange rates ruling at the
dates of the cash ows. Frequently recurring cash ows of
overseas which arise throughout the year are translated into
Hong Kong dollars at the weighted average exchange rate
for the year.
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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.

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 nancial year, are described below.

Valuation of investment properties

Investment properties including residential, retail, industrial
and commercial units in Hong Kong and agricultural
produce exchange markets in Mainland China are revalued
at the end of the reporting period on a market value, existing
use basis by independent professionally qualified valuers.
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
15 to the nancial statements.
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SIGNIFICANT ACCOUNTING JUDGEMENTS
AND ESTIMATES (continued)

Impairment of non- nancial non-current assets (other
than goodwill)

The Group assesses whether there are any indicators of
impairment of all non- nancial non-current assets (including
right-of-use assets) at the end of each reporting period.
Other non- nancial assets are tested for impairment when
there are indicators that the carrying amounts may not be
recoverable. Where an indication of impairment exists, or
when annual impairment testing for an asset is required
(other than inventories, financial assets, properties under
development, properties held for sale, investment properties
and deferred tax assets), 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. When value in use is calculated to
assess for impairment, management applies assumptions to
prepare cash ow forecast, i.e., discount rate, growth rate
for the asset or cash-generating unit to calculate the present
value of those cash ows.

Wang On Group Limited  Annual Report 2021
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SIGNIFICANT ACCOUNTING JUDGEMENTS
AND ESTIMATES (continued)

Property, plant and equipment

The carrying value of an item of property, plant and
equipment (including right-of-use assets) is reviewed for
impairment when events or changes in circumstances
indicate that the carrying value may not be recoverable in
accordance with the accounting policy as disclosed in note
2.4 to the financial statements. Given that the operating
results of the Pharmaceutical and health food products
CGU (“CGU") was loss-making during the year, the directors
of the Company performed an impairment assessment
of the property, plant and equipment relating to the CGU
to determine their recoverable amounts. The recoverable
amount of an item of property, plant and equipment is
calculated as the higher of its fair value less costs to sell
and value in use, the calculations of which involve the use of
estimates.

Impairment of loans and interest receivables

The measurement of impairment losses under HKFRS
9 requires judgement, in particular, the estimation of the
amount and timing of future cash ows and collateral values
when determining impairment losses and the assessment
of a significant increase in credit risk. These estimates are
driven by a number of factors, such as risks of default, loss
given default and collateral recovery, changes in which can
result in different levels of allowances.

3.
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SIGNIFICANT ACCOUNTING JUDGEMENTS
AND ESTIMATES (continued)

Impairment of loans and interest receivables
(continued)

The Group’s expected credit loss calculations on loans
receivable are based on assumptions about risks of default
and loss given default. The Group uses judgement in
making these assumptions and selecting the inputs to the
impairment calculations, based on credit risks of the debtors
or comparable companies in the market, existing market
conditions as well as forward looking estimates (such as
gross domestic product and market volatility) at the end
of each reporting period. It has been the Group’s policy
to regularly review its models in the context of actual loss
experience and adjust when necessary.

As at 31 March 2021, the Group had loans and interest
receivables amounted to HK$602,915,000. The related
impairment of nancial assets amounted to HK$33,968,000
was recognised during the year, and the related cumulative
loss allowance amounted to HK$64,294,000 was recognised
as at 31 March 2021. Further details of the Group’s loans
and interest receivables and the key assumptions and inputs
used for impairment calculations are given in note 24 to the
nancial statements.

Wang On Group Limited  Annual Report 2021
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SIGNIFICANT ACCOUNTING JUDGEMENTS
AND ESTIMATES (continued)

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 valuers.
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.

Business combination

On 26 September 2019, the Group proposed a general
offer to acquire a maximum of 54.83% equity interest in
CAP and a maximum of 46.86% of the outstanding principal
amount of the convertible notes issued by CAP (the “CAP
Acquisition”). On 12 February 2020 (the “Acquisition Date”),
the CAP Acquisition was completed and 5,312,395,685
shares of CAP (representing 53.37% of the issued shares
of CAP) were acquired at HK$0.091 each and CAP and
its subsidiaries (collectively, the “CAP Group”) became the
subsidiaries of the Group.

The assessment of the fair value of the identifiable assets
acquired and liabilities assumed and allocation of the
purchase price required signi cant management estimation.
Details of which are set out in notes 4 and 40 to the nancial
statements.
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As further disclosed in note 3, the Group completed the
CAP Acquisition in February 2020. In the preparation of
the Company’s consolidated financial statements for the
year ended 31 March 2020, the purchase price allocation
of the CAP Acquisition and the resulting gain on bargain
purchase were determined on a provisional basis. During
the year ended 31 March 2021, the Group has nalised the
fair value assessment of the identi able assets and liabilities
of the CAP Group (the “Finalised Assessment”) as of the
Acquisition Date.

On 18 January 2021, the Court of First Instance in the High
Court of Hong Kong (“CFI”) handed down a judgement in
respect of the Baisazhou Acquisition (as herein defined in
note 45(b)), pursuant to which CAP is not required to make
any payment under the Instruments (as herein defined in
note 45(b)) to Ms. Wang Xiu Qun (“Ms. Wang”) or Wuhan
Tian Jiu Industrial and Commercial Development Co. Ltd
(“Tian Jiu”). The trials in the CFl were completed before the
Acquisition Date, and the judgement was handed down
within one year from the Acquisition Date, which is within
the measurement period. As such, on completion of the
fair value assessments, retrospective adjustments were
made to the provisional amounts related to identifiable
liabilities of the CAP Group recognised as of the Acquisition
Date. Consequently, the Group’s consolidated statement
of nancial position as at 31 March 2020, the consolidated
statement of pro t or loss and other comprehensive income,
the consolidated statement of changes in equity and the
consolidated statement of cash flows for the year ended
31 March 2020, and certain explanatory notes have been
restated to re ect these restatements.

Further details of the litigation in respect of the Baisazhou
Acquisition are included in note 45(b).

Annual Report 2021
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
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ADJUSTMENTS ARISING FROM PRIOR 4, 0000000 O0oOOooOooon
YEAR PROVISIONAL ACCOUNTING 0o
(continued)

Impact on pro t and total comprehensive income for ooo0o0ooooooooooooono
the prior year:

2020
ooooo
HK$’000
agoao
Adjustments arising from the Finalised gooooooooog
Assessment:
Increase in other income and gains, net ooooooboooono 340,634
Decrease in nance costs gooooo 3,917
Increase in pro t and total comprehensive gbooooooboobon
income for the year 344,551
Net increase in pro t and total comprehensive OO0 O0O0O0OO0O0O0O0O00OO
income attributable to: oooooobood
Owners of the parent ooooon 199,055
Non-controlling interests goooo 145,496
344,551

“EC-FFR EREMARLAA 233
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4. ADJUSTMENTS ARISING FROM PRIOR 4.
YEAR PROVISIONAL ACCOUNTING
(continued)

gon

The effects of the adjustments arising from the Finalised
Assessment on the nancial position as at 31 March 2020
by line items presented in the consolidated statement of
nancial position were as follows:

Adjustments

gobooooooooood

oboboooboobooooobooboo
gooobOooboooooboooaon
ooboobooooooboooon

arising from
31 March the Finalised 31 March
2020 Assessment 2020
ooooo ooooo ooooo
oooooo oooooo oooooo
HK$°000 HK$°000 HK$°000
agoao agoo agoo
(Originally (Restated)
stated)
ocooooo ooood
Current liabilities oooo
Other payables and accruals ooooooo
oooo (1,434,090) 642,113 (791,977)
Net assets oooo 9,041,667 642,113 9,683,780
Equity oo
Retained pro ts oood 4,566,091 199,055 4,765,146
Non-controlling interests goooa 3,178,860 443,058 3,621,918
Total equity oono 9,041,667 642,113 9,683,780
Impact on basic and diluted earnings per share: oooooooooooooo
2020
ogoooo
HK cents
OO
Basic and diluted earnings per share, oo0DooDoDooooooooon
as originally reported 1.61
Adjustment arising from the Finalised ooooooboooo
Assessment 1.16
Basic and diluted earnings per share, oooooooooooon
as restated 2.77
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For management purposes, the Group is organised into
business units based on their products and services and
has ve reportable operating segments as follows:

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

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

() the fresh markets segment engages in the
management and sub-licensing of fresh markets and
butchery business which also includes management
of agricultural produce exchange markets in Mainland
China;

(d) the pharmaceutical segment engages in the production
and sale of pharmaceutical and health food products;
and

(e) the treasury management segment engages in the
provision of nance and investments in debt and other
securities which earn interest income.

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 pro t/loss, which is a measure of adjusted pro t/
loss before tax. The adjusted pro t before tax is measured
consistently with the Group’s profit before tax except that
bank interest income, nance costs, fair value gains/losses
from the Group’s nancial assets at fair value through pro t
or loss, gains/losses arising from acquisition/disposal
transactions and head office and corporate income and
expenses are excluded from such measurement.

gooboObooobobObboooooon
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
LR R TEEEAC D)

31March2021 0 000000000CO

OPERATING SEGMENT INFORMATION 5. 000000 on
(continued)
Property development Property investment Fresh markets Pharmaceutical Treasury management Elimination Total
gooo oooo 0o 0oo gooo oo 0o
2021 2020 2021 2020 2021 2020 2021 2020 2021 2020 2021 2020 2021 2020
00000 0O000 0ODOO 0OOOOO C0OOOOD ODOOOD 00000 OOOCDO 00000 0OO0OO 00000 ODOOOD OOODOO OOCoO
HK$'000  HK$'000  HKS000  HK$000  HKS'000  HK$000  HK$000  HK$000  HKS'000  HK$000  HKSO000  HK$'000  HKS000  HK$000
ooo ooo ooo ooo ooo oo o0oo gooo ooo ooo ooo ooo ooo ooo
(Restated)
ooooo
Segment revenue 0000
(note 6): oooem
Salestoexternal 00000
customers 0o 534443 2368405 48,697 200628 654475 265702 474749 560137 181221 225851 - — 1893585 3440723
Intersegment sales 00000 - - 12,388 13012 - - 1,206 8,872 - - (13594)  (21,884) - -
Other income 0ooo 43711 23871 34313 78,144 5770 2,181 = = 149 531 = = 83,943 104,727
Total oo 578154 2392276 95398 111784 660245 267883 475955 569,000 181370 226382 (13594)  (21,884) 1977528 3545450
Segmentresults 0OC00D 494686 787916 (7572)  (107,721) 24,797 34432 (54567)  (212721) 107,067 195003 — — 564411 696,909
Reconcilition: ong
Bankinterestincome 000000 7128 24,684
Finance costs oooo (249532) (225252
Ganonbargan 00000
purchase 0o — 571478
Fairvaluelosseson 000000
nancial ooooo
instruments atfar - 000
value through ooo
protorloss,net  OOOD (32,59) (49,826)
Gains/lossesjon 000000
disposals of oooo
subsidiaries, net 0000 30,688 (4,326)
Gans/ossesjon 000000
disposal of an ooo
associate 0o0mooo 16,863 (14,833)
Corporate and gooooo
unallocated pooo
expenses, net (95,201) (68,464)
Protheforetax 00000 241,762 930,370
Income tax expense 00000 (130,964)  (146,117)
Pro tfortheyear 00000 100,798 784,253

Wang On Group Limited
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
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31March2021 0 000000000CO

OPERATING SEGMENT INFORMATION 5. OUoootooo
(continued)
Property development Property investment Fresh markets Pharmaceutical Treasury management  Corporate and others Total
2021 2020 2021 2020 2021 2020 2021 2020 2021 2020 2021 2020 2021 2020
goooo ooooo DOOOOO OOODOD OOOOO ODOODO OOOOO DOCOD  O0OOO OODDOD COOOD  ODCOCDO - OO00C oOoOOoO
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$000 HK$'000 HK$'000
oo g0oo oo g0oo goo oo ood 0oo ooo ooo goo g0oo oo goo
Othersegment ~ 0000000
information:
Ganonbargan 0000000
purchase ooooo
(Restated) - - - - - - - - - - —  [B71478) —  (571479)
Depreciation 0o 8 30 7810 12,458 3339 13412 62,260 94,272 - - 40,5585 30,191 144,062 150,363
Wite-down of 0o0ooooo
properties under
development - 3842 — — — — — - - - - — — 3842
Write-down of oooooo
properties held 0oo
for sale 139,829 9,663 - - - - - - - - - - 13989 9,663
Impairment/(reversal [ 000
ofimpaimentjon  OOMOD
nancial assets, net 00 0 - - - - 36,311 632 (1121) (85,983 (9,265 155,679 - - 25,919 70,328
Impairment/freversal 000000
of impairment) pooo
on items of gomoo
property, plant ooo
and equipment - — — (7,673 - - 39,741 88,196 — — — — 39,741 80,523
Loss/(gain) on oooooo
disposal of gooo
investment 0ooo
properties - - 208 (5,243 — - - - - - - - 208 (5,243
Loss/(gain) on ooooooo
disposal of pooo
property, plantand 0O 000
equipment,net OO - - - - 63 - 21 - - - - (56,293 300 (56,293)
Capital expendituret D000* - - 40 68,799 17,113 323 30,727 8,050 - - 21,223 24,400 111074 104462
Fair value losseson 000000
nancial poooo
instruments 0ooooo
at fair value pooo
through pro t or
loss, net - - - - - - - - - - 32,595 49,826 32,595 49,826
Fair value losseson 0000000
owned investment 0000
properties, net gooo - - 95,391 181,148 - - - - - - - - 95,391 181,148
Fairvalue losseson 00000
sub-leased ooooo
properties - - - — 206409 118,742 - - - - - — 206409 118,742
Investments in 0oooooo
joint ventures 1811347 1459753 396198 413286 117,297 103,615 - - - - - — 2324842 1976654
Investments in 0oooooo
associates - - - - - - 2832 69,903 — - - - 2832 69,903
Loanandinterest 0000000
receivables 56,472 63,735 - - 22,036 46,483 - — 54407 409641 - — 602915 519859
Shareofprots  0OO0OD
and losses of; ooo
Jontventwes D000 (571306) 11475 (14477 (30,309) (9,015) (9,250 = = = = = — (594798 (28,080)
Associates 0000 — — — — — — (485) (3129) - - (4,169) (8,730) (4,654) (11,859)
* Capital expenditure consists of additions to investment properties * ooooooOoOooOoooOoOooooo

and property, plant and equipment (excluding the addition to
right-of-use assets and assets from business combination).

obo0mooooobDooooooooo
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5. OPERATING SEGMENT INFORMATION 5. OUoootooo
(continued)

(@) Sales to external customers (@ ODODOOOO
2021 2020
ooooo ooooo
HK$’000 HK$’000
ooo ooo
Hong Kong 00 1,158,514 3,258,285
Mainland China ooono 716,463 149,991
Macau oo 17,236 29,951
Others oo 1,372 2,496
1,893,585 3,440,723
The revenue information above is based on the oooooooooooooon
locations of the customers. o
(b) Non-current assets (b) DOOODO
2021 2020
oooog goooo
HK$’000 HK$’000
ooo oono
Hong Kong ood 6,892,619 6,969,439
Mainland China oooo 3,239,528 2,997,925
Macau oo 11,686 14,482
10,143,833 9,981,846
The non-current asset information above is based O0000000000O0000a0ao
on the locations of the assets and excludes financial O0000O00O0o0oO00oOoooao
instruments and deferred tax assets. oo
During the years ended 31 March 2021 and 2020, no 000DD0O00000D0ODOO0O0OOon
revenue from transactions with a single external customer gooobooooobobboooooono
accounted for 10% or more of the Group’s total revenue. gbooooobodb10%n0oon
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REVENUE, OTHER INCOME AND GAINS, 6.

NET

An analysis of the Group’s revenue is as follows:

ooboobOooooo

gobooouooood

2021 2020
ooooo ooooo
HK$°000 HK$’000
oo ooo
Revenue oo
Revenue from contracts with oooooooon
customers
Sale of properties ooono 534,443 2,368,405
Sale of goods ooono 594,279 595,481
Commission income from oooooooooag
agricultural produce oooo
exchange markets 83,276 5,618
Agricultural produce exchange oooooooooog
markets ancillary services 98,389 8,612
1,310,387 2,978,116
Interest income ooon
Interest income from oooooooono
treasury operation 175,234 224,837
Revenue from other sources oooooon
Sub-licensing fee income oooo 189,277 189,677
Gross rental income from gooooooooooonoo
investment property
operating leases 212,700 47,079
Dividend income from ogoooooood
nancial assets 4,031 1,014
Gain on disposal of nancial oooooooooooon
assets at fair value through oooooooono
pro t or loss held for trading 1,956 —
407,964 237,770
1,893,585 3,440,723
“EC R RREBFRRAF
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
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31March2021 0 000000000CO

REVENUE, OTHER INCOME AND GAINS, 6.
NET (continued)

Wang On Group Limited

Disaggregated revenue information

For the year ended 31 March 2021

gobooouoootooa

() 000000

uboboooooboboboooo

Property Fresh
Segments development Pharmaceutical markets Total
aa agooo ooa oo aa
HK$’000 HK$’000 HK$000 HK$000
oo oo oo0 oo0
Type of goods or services oooooono
— Sale of properties —[0oon 534,443 — — 534,443
— Sale of goods —0ooo — 474,749 119,530 594,279
— Commission income from —0oDooooooag
agricultural produce oooon
exchange markets — — 83,276 83,276
— Agricultural produce exchange —0000000
markets ancillary services oooo — — 98,389 98,389
Total revenue from contracts oooooooooon
with customers 534,443 474,749 301,195* 1,310,387
Geographical markets oooo
Hong Kong 0o 301,260 360,490 77,569 739,319
Mainland China oooo 233,183 95,651 223,626 552,460
Macau 0o — 17,236 — 17,236
Others oo — 1,372 — 1,372
Total revenue from contracts oooooooooon
with customers 534,443 474,749 301,195 1,310,387
Timing of revenue recognition gooooon
Goods/services transferred 0ooooooo
at a point in time ooooo 534,443 474,749 202,806 1,211,998
Services transferred over time gooooon — — 98,389 98,389
534,443 474,749 301,195* 1,310,387
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REVENUE, OTHER INCOME AND GAINS, 6.
NET (continued)

Disaggregated revenue information (continued)

For the year ended 31 March 2020

gobooouoootooa

() 0ODOOOODOO

oboobooboobocooon

Property Fresh
Segments development  Pharmaceutical markets Total
ad gooo god oo od
HK$'000 HK$°000 HK$'000 HK$000
ooo ooo ooo ooo
Type of goods or services oooooon
— Sale of properties —[0oon 2,368,405 — — 2,368,405
— Sale of goods —0ooo — 560,137 35,344 595,481
— Commission income from —Q0oooooooo
agricultural produce ooooo
exchange markets — — 5,618 5,618
— Agricultural produce exchange — 0000000
markets ancillary services gooo — — 8,612 8,612
Total revenue from contracts oooooooooon
with customers 2,368,405 560,137 49,574 2,978,116
Geographical markets gooo
Hong Kong oo 2,368,405 422,046 31,860 2,822,311
Mainland China oooo — 105,644 17,714 123,358
Macau o0 — 29,951 — 29,951
Others aad — 2,496 — 2,496
Total revenue from contracts oooooooooon
with customers 2,368,405 560,137 49,574 2,978,116
Timing of revenue recogniton 0000000
Goods/services transferred gooooooo
at a point in time oooon 2,368,405 560,137 40,962 2,969,504
Services transferred over time ooooooo — — 8,612 8,612
2,368,405 560,137 49 574* 2,978,116

=t LR TS -

Xt
A
JiE)
af
=
D>
pull

241



242

31March2021 0 000000000CO

6. REVENUE, OTHER INCOME AND GAINS,
NET (continued)

Disaggregated revenue information (continued)

* Sub-licensing fee income and gross rental income from
investment property operating leases of HK$189,277,000
(2020: HK$189,677,000) and HK$164,003,000 (2020:
HK$26,451,000), respectively that were attributable to the
fresh markets segment of the Group were not included in
the above disclosure.

The following table shows the amounts of revenue
recognised in the current reporting period that were
included in the contract liabilities at the beginning of
the reporting period:

6. UU00O0LOOOOOOOoOommoOO

() 0ODOOOODOO

* ooboooooboocoooooa
0000000 DO 189,277,0000
OoO00D00O02189,677,0000 O O
0 164,003,0000 M OO OOOO
26,451,0000 0000000000
oooooooooooo

obOoooobOooboooooboooo
oobooooboooooo

2021 2020
ogooon goooo
HK$°000 HK$’000
oo ooQ
Revenue recognised that 00DOoo0oooooano
was included in contract gooooo
liabilities at the beginning
of the reporting period:
Sale of goods ooono 8,173 7,098
Sale of properties ooono 60,352 1,949,877
68,525 1,956,975

The remaining performance obligations (unsatisfied
or partially unsatisfied) as at 31 March 2021 and 31
March 2020 regarding the sale of goods and service
income are expected to be recognised as revenue
within one year.

The amount of unsatisfied performance obligation
regarding sales of properties principally comprises the
balance of contract liabilities, which are expected to be
recognised in one to two years as of 31 March 2021
and 31 March 2020.

Wang On Group Limited  Annual Report 2021
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6. REVENUE, OTHER INCOME AND GAINS,
NET (continued)

Performance obligations

The following information about the Group’s
performance obligations is summarised below:

Sale of goods

The performance obligation is satisfied upon delivery
of goods and payment is generally due within 7 to
120 days from delivery, except for new customers,
where payment in advance is normally required. Some
contracts provide customers with a right of return
which give rise to variable consideration subject to
constraint.

Sales of properties
The performance obligation is satisfied when the
physical possession and/or the legal title of the

completed property is obtained by the purchaser.

Management, promotion and property ancillary
services

The performance obligation is satisfied over time as
services are rendered.

Commission income from agricultural produce
exchange markets

The performance obligation is satisfied upon
completion of the related sales transactions.

6. UU00O0LOOOOOOOoOommoOO
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REVENUE, OTHER INCOME AND GAINS, 6.

NET (continued)

An analysis of the Group’s other income and gains, net is as

follows:

gobooouoootooa

oobOoobooobooobooooooo

2021 2020
ooooo ooooog
Notes HK$’000 HK$’000
od ooo ooo
(Restated)
goood
Other income oooo
Bank interest income oooooo 7,128 24,684
Management fee income oooon 27,382 16,109
Forfeiture of deposits from ooooono
customers 5,245 2,483
Government subsidies* ogpooo-* 26,673 3,531
Others oo 58,548 27,873
124,976 74,680
Gains, net ooono
Gain on bargain purchase ooooon
of subsidiaries oooo 40 — 571,478
Gain on modi cation/termination gooooooo
of lease contracts ooooad 13,737 —
Gain on disposal of subsidiaries, net goooooo
oood 41 30,688 —
Gain on disposal of an associate oooooon
oooog 16,863 —
Gain on disposal of investment goooooo
properties, net oooo — 5,243
Gain on disposal of property, oooooooo
plant and equipment, net gbooogoog — 56,293
Gain on disposal/redemption ooooooooo
of debt investments at fair value ooooono
through other oooog
comprehensive income, net goboogog 365 117,930
61,653 750,944
Other income and gains, net ooooooooo 186,629 825,624
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REVENUE, OTHER INCOME AND GAINS,
NET (continued)

Government subsidies represent: (i) The People’s Republic of
China (the “PRC”) government subsidies of HK$23,433,000
granted to the Group by the local governmental authority in
Mainland China for the business support on its investments in
an agricultural produce exchange market in Mainland China; (i)
one-off subsidies of HK$3,080,000 granted from Anti-Epidemic
Fund under The Government of the Hong Kong Special
Administrative Region’s Retail Sector Subsidy Scheme and Food
Licence Holders Subsidy Scheme; and (i) one-off subsidies of
HK$160,000 granted from The Government of Macao Special
Administrative Region’s 10-Billion-Pataca Fund. The Group has
complied with all attached conditions before 31 March 2021 and
recognised these grants in pro t or loss as “Other income and
gains, net”.

6.

gobooouoootooa
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PROFIT BEFORE TAX

The Group’s profit before tax is arrived at after charging/

7. O0Oooon

obooboooobobobooom

(crediting):
2021 2020
agooon goooo
Notes HK$’000 HK$’000
oo oo ooo
Cost of services provided ooooono 154,317 64,001
Cost of properties sold oooooo 370,793 1,298,221
Cost of inventories recognised oooooooood
as an expense (including 000 4,747,0000 O
allowance for obsolete 00oooooo,567,000
inventories of HK$4,747,000 gomooooooo
(2020: HK$9,567,000)) 401,422 346,818
Depreciation of owned assets ooooono 14 91,185 78,731
Depreciation of right-of-use assets 00O 0000 14, 16(c) 52,877 71,632
Auditor’s remuneration ooooad 11,640 10,700
Research and development costs 00O 00O 4972 10,843
Lease payments not included gooobooooog
in the measurement of lease oooo
liabilities 16(c) 6,156 15,448
Employee bene t expense ooooo0mooon
(including directors’ 00000 90
remuneration (note 9)):
Wages and salaries**** 00000 *+* 338,850 351,196
Pension scheme contributions ooooooo 9,740 12,395
Less: Amount capitalised ooooooo (6,839) (7,493)
341,751 356,098

Wang On Group Limited
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PROFIT BEFORE TAX (continued) 7. OOO0OMOO0O
2021 2020
ogoooo goooo
Notes HK$°000 HK$’000
oo oo ooo
Direct operating expenses 00DOoo0oooooDoaono
(including repairs and ooooooooono
maintenance) arising from 00 O
rental-earning investment
properties*** 2,703 1,953
Fair value losses on sub-leased oo0oDooooooo
investment properties*** O 0O *+* 15, 16(c) 206,409 118,742
Loss/(gain) on disposal of ooDooooooo
an associate oooooo (16,863)** 14,833*
Loss/(gain) on disposal of ooDoooooooa
subsidiaries, net oooa 41 (30,688)** 4,326*
Loss on redemption of oooooooooo*
convertible notes* 3,933 —
Write-down of properties ooooooo:x
under development* — 3,842
Loss/(gain) on disposal of ooooooboooad
investment properties, net oooooo 208* (5,243)**
Loss/(gain) on disposal of property, 00000000000
plant and equipment, net 0oo0mooomad 300* (56,293)**
Impairment losses on items of oooooooood
property, plant and equipment* gooog* 14 39,741 80,523
Foreign exchange differences, net 0000 00O (313)** 14,212*
(Reversal of impairment losses)/ doomoooooooo
impairment losses ooDoOooDOo
of nancial assets, net:
Debt investments at fair value oooooooooo
through other oooooooono
comprehensive income, net 20 (6,972) 52,746
Other receivables, net oooooood 25 (646) 30
Trade receivables, net ooooono 23 (431) 8,556
Loans and interest ooDoOoooo
receivables, net 00 24 33,968 8,996
25,919 70,328
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PROFIT BEFORE TAX (continued)

*k

*kkk

These expenses are included in “Other expenses” on the
face of the consolidated statement of profit or loss and other
comprehensive income.

The gain is included in “Other income and gains, net” on the
face of the consolidated statement of profit or loss and other
comprehensive income.

Theses expenses are included in “Cost of sales” on the face
of the consolidated statement of profit or loss and other
comprehensive income.

Wage subsidies of HK$37,838,000 granted from the Employment
Support Scheme under Anti-Epidemic Fund for the use of paying
wages of employees from June to November 2020 had been
received during the year ended 31 March 2021. The amounts
were recognised in profit or loss and had been offset with the
employee bene t expenses.

FINANCE COSTS

An analysis of nance costs is as follows:

7.

goboomod

* ooocooooOoOOOoOOoOoOooooo

ooboooooono

* oboboooooooocoooooooo

ooboooboooooo

o gooocoooooobObOOoO0ooooo

oboooooooo

== QJO00OO00D0OO0OO0ODOOO0ODOOOOO0ODOO
obooobooOobooOoooocoboooo
000378380000 000000000
oboboooOoooOoobOooooooo
ooooooooOOoObOOoOoOoooo

oo

gobn

ooooooooo

2021 2020
goooo oooon
HK$’000 HK$’000
0000 ooo
(Restated)
ooooo
Interest on bank loans O0o0ooooooooo
and other borrowings 184,178 224,282
Interest on lease liabilities Oo0oooo 62,182 59,625
Interest on unsecured notes ooooooo 21,529 3,295
Interest on convertible notes ooooooo 26,261 4,662
Interest expenses arising from oo0oo0ooboOooono
revenue contracts — 972
294,150 292,836
Less: Interest capitalised ooooooao (44,618) (67,584)
249,532 225,252

Wang On Group Limited
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DIRECTORS’ REMUNERATION

Directors’ remuneration for the year, disclosed pursuant to
the Rules Governing the Listing of Securities on The Stock
Exchange of Hong Kong Limited (the “Listing Rules”), section
383(1)(a), (b), (c) and (f) of the Hong Kong Companies
Ordinance and Part 2 of the Companies (Disclosure of
Information about Benefits of Directors) Regulation, is as
follows:

9.

gobn

000000000000O0O0O0O0OO0
000000000000 0O0000
000038310 ()0 ()0 0 0O O
000000000mMOD02000000

2021 2020

goooo oooon

HK$’000 HK$’000

Oo00d ooo

Fees 00 722 894

Other emoluments: ooooag

Salaries, allowances O000000o00oa

and bene tsin kind 30,542 35,142

Performance-related bonuses* opooox 7,334 18,860

Pension scheme contributions oo0o0ooooo 158 148

38,034 54,150

38,756 55,044

* Certain executive directors of the Company are entitled to bonus * ooboooOooooooOooooooo

payments which are determined with reference to the Group’s
operating results, individual performance of the directors and
comparable market practices during the year.

oboboooOoooOooboocoboooo
ooboooooooooooon
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9. DIRECTORS’ REMUNERATION (continued) 9. DODLOWmod

Executive directors and independent non-executive ooooooooooooo
directors:
Salaries,
allowances Performance- Pension
and bene ts related scheme Total
Fees in kind bonuses contributions remuneration
oooooo ooooo
oo 0000 00oo oo 0000
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
000 a00 ooo ooo 000
2021 ooooo
Executive directors: ooooo
Mr. Tang Ching Ho (“Mr. Tang”) 0000Ooooom 35 21,447 5,101 36 26,619
Ms. Yau Yuk Yin ooooo — 5,691 2,233 18 7,942
Mr. Chan Chun Hong, Thomas*  OOO0O0O* 213 3,223 — 101 3,537
Ms. Stephanie** Stephanie 0 0 * — 181 — 3 184
248 30,542 7,334 158 38,282
Independent non-executive 0o0o0ooooo
directors:
Mr. Wong Chun, Justein gooo 217 — — — 217
Mr. Siu Kam Chau ooooo 140 — — - 140
Mr. Chan Yung** 0000 80 — — — 80
Dr. Lee Peng Fei, Allen*** 00000 w= 37 — — — 37
474 — — — 474
722 30,542 7,334 158 38,756
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DIRECTORS’ REMUNERATION (continued) 9. ODUOUOMOmO
Salaries,
allowances Performance- Pension
and bene ts related scheme Total
Fees in kind bonuses contributions remuneration
gooooo ooooo
oo oooo gooo oo gooo
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
goo goo oo ood ood
2020 ooooo
Executive directors: ooooao
Mr. Tang 000 — 26,434 11,702 36 38,172
Ms. Yau Yuk Yin goooo — 6,151 4370 18 10,539
Mr. Chan Chun Hong, Thomas ooooo 240 2,557 2,788 % 5,679
240 35,142 18,860 148 54,390
Independent non-executive 0ooooooo
directors:
Dr. Lee Peng Fei, Allen oooon 297 — — — 297
Mr. Wong Chun, Justein gooo 217 — — — 217
Mr. Siu Kam Chau ooooo 140 — — — 140
654 — — — 654
894 35,142 18,860 148 55,044

There was no arrangement under which a director waived
or agreed to waive any remuneration during the year (2020:
Nil).

* Resigned as an executive director of the Company with effect
from 8 February 2021.

o Appointed on 8 February 2021.

**  Appointed on 3 August 2020.

%k Passed away on 15 May 2020.

otboboooboobooooobooo

omooooooo

N

* o0bDo0DO0o0oO0o0oDOoO0ooooo

oooooo

** ooo0oO0o0ooOoOo0o0oooo
o ooooooooooobooon
= 0O000000O0O00OO0OO0O0D0O0O0
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10. FIVE HIGHEST PAID EMPLOYEES

The five highest paid employees during the year included
three (2020: three) directors, details of whose remuneration
are disclosed in note 9 above. Details of the remuneration
for the year of the remaining two (2020: two) non-director,
highest paid employees are as follows:

10. DO4Qooooo

ooooOoOO0O0o0oooooOoooooon
bob00obooooooooooooao
obooooooOOooOomooooon
iooboobooboobogo

2021 2020
goooo gooono
HK$’000 HK$’000
ooo oo

Salaries, allowancesand bene ts 00000000 0OO
in kind 4,762 4,891
Performance-related bonuses oooo 7,489 9,869
Pension scheme contributions 0000000 36 27
12,287 14,787

The number of non-director, highest paid employees whose

gbooooooooboobooooon

remuneration fell within the following bands is as follows: oooo
Number of employees
oooo
2021 2020
ooooo goooo
HK$4,000,001 to HK$4,500,000 4,000,001 0 O 4,500,0000 O 1 —
HK$7,000,001 to HK$7,500,000 7,000,0010 O O 7,500,0000 O — 2
HK$7,500,001 to HK$8,000,000 7,500,001 O O 8,000,0000 O 1 —
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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, except for one
subsidiary of the Group which was a qualifying entity under
the two-tiered pro ts tax rates regime effective from the year
of assessment 2020/2021. The first HK$2,000,000 (2020:
HK$2,000,000) of assessable pro ts of this subsidiary was
taxed at 8.25% and the remaining assessable pro ts were
taxed at 16.5%. Taxes on profits assessable elsewhere
have been calculated at the rates of tax prevailing in the
countries/jurisdictions in which the Group operates. The
provision for PRC land appreciation tax (“LAT”) is estimated
according to the requirements set forth in the relevant PRC
tax laws and regulations. LAT has been provided at ranges
of progressive rates of the appreciation value, with certain
allowable deductions.

11. OO d

goobDbOoooooboobbooooon
gbooooodbolesxoonooon
16500 0000000000000
oboooobooboooboooooon
obobooOooooboocbooooon
ubooboobooboboobon
2,000,0000 OO0 O O O O OO2,000,000
ooMmobobooons2s%»tiiooon
Ob0o0o0oDbO0O0ob001e5% 000000
oboooobOooboooobooon
ugogboobbooooooobooan
gobobhoobmobboomooon
oooooOooboooooboooooo
oobooOooboooooboooboooo
gbobomoooboobooooomm

2021 2020
ooodd ooooo
HK$’000 HK$’000
o000 ooQd
Current — Hong Kong o0 —0d
Charge for the year oooo 16,669 123,069
Over-provision in prior years oooooooo (5,910) (551)
Current — other jurisdiction 00 —0O0ooooag
Income tax charge for the year ooooooo 126,902 3,406
LAT goooad 8,819 —
146,480 125,924
Deferred (note 35) 000 350 (6,516) 20,193
Total tax charge for the year oooooobod 139,964 146,117
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A reconciliation of the tax expense applicable to profit
before tax at the statutory rates for the jurisdictions in which
the Company and its subsidiaries are domiciled to the tax

11.

goon

goobDbOoooooboobbooooon
oooooOooboooobooooboon
gbbbooooooboboooooon

expense or credit at the effective tax rate is as follows: ooooono
2021 2020
aoooon ogoooo
HK$’000 HK$’000
oodd ooo
(Restated)
goooo
Pro t before tax ooooad 241,762 930,370
Tax at the statutory tax rates of 0oDooooooboOooag
different jurisdictions oooono 33,441 96,136
Adjustments in respect of 00Do0oDOooooboOoog
current tax of previous periods (5,910) (551)
Adjustments in respect of doooooooooog
deferred tax of previous periods (39) (1,282)
Pro ts and losses attributableto OO0O0O00OOO0OO0O0OO
joint ventures and associates ooood (99,676) (7,377)
Income not subject to tax ooooono (40,411) (76,264)
Expenses not deductible for tax oooooooano 159,367 77,359
Tax losses utilised from previous OOO0O0O0O0OO0O00O0O0O
periods (4,257) (1,011)
Tax losses not recognised ooooooo 47,546 48,879
Deductible temporary differences OO0 000000000
not recognised 29,747 813
Impairment of deferred taxasset OO OO0O0O0O0O — 9,891
Effect of withholding tax at 10% ooooooooooo
on the distributable pro ts of 0000000000 10%
the Group’s PRC subsidiaries oo 20,000 —
LAT provided goooooo 8,819 —
Tax effect on LAT oo0oooooooo (2,205) —
Others oo (6,458) (476)
Tax charge at the Group’s ooo0boDooooooo
effective rate oood 139,964 146,117
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11. INCOME TAX (continued)

12.

The share of tax charge attributable to associates and
joint ventures amounted to HK$652,000 (2020: tax
charge of HK$1,315,000) and HK$165,836,000 (2020:
HK$10,035,000), respectively, are included in “Share of
pro ts and losses of associates” and “Share of pro ts and
losses of joint ventures”, respectively, in the consolidated

31March2021 0 000000000CO

11. DO og

oooooobooboOoooobooo
geszoo00 0 boOoOoOoOoOOOO
1,315,0000 [0 17 165,836,0000 [ O O
goobolo03s0000 0@ OnooOn
oooOoooobOoooobooooon
oooOooDoobDobooboooboon

statement of pro t or loss and other comprehensive income. O m
DIVIDENDS 12. OO
2021 2020
ooooo ooooo
HK$’000 HK$’000
000 ooQd
Interim — HKO.1 cent 00 —0Oooooo.add
(2020: Interim — HKO.1 cent) oooooooob —o.A00ODO
per ordinary share 16,658 17,398
Less: interim dividend related to oooooooooooono
treasury shares ooooooooo
attributable to the
owners of the parent (997) (246)
Less: interim dividend related to odooooooooooad
treasury shares ooooooooo
attributable to the
non-controlling
shareholders (720) (177)
14,941 16,975
2020 nal — HKO0.5 cent 0000000 —ooooo
(2020: 2019 nal — osS50MmOoOooonon
HKO0.84 cent) per ordinary share gbooboboOo —o.84000 86,987 150,087
Less: nal dividend related to 00Do00oDoooobOooono
treasury shares 0oooooooo
attributable to the
owners of the parent (2,230) (2,063)
Less: nal dividend related to ooooooooboog
treasury shares ooooooooo
attributable to the
non-controlling
shareholders (887) (1,490)
84,870 146,534
99,811 163,509
“EC R RREBFRRAF
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12.

13.

Wang On Group Limited
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DIVIDENDS (continued)

Subsequent to the end of the reporting period, the board of
directors of the Company has recommended the payment of
a nal dividend of HKO.2 cent per share (2020: HKO.5 cent),
totaling approximately HK$33,315,000, for the year ended
31 March 2021 (2020: HK$86,988,000) to the shareholders
of the Company, which is subject to the approval of the
shareholders of the Company.

EARNINGS PER SHARE ATTRIBUTABLE
TO ORDINARY EQUITY HOLDERS OF THE
PARENT

The calculation of the basic earnings per share amount is
based on the pro t for the year attributable to ordinary equity
holders of the parent, and the weighted average number of
ordinary shares in issue during the year less the weighted
average number of the treasury shares held by the Group
during the year.

No adjustment has been made to the basic earnings per
share amounts presented for the years ended 31 March
2021 and 2020 in respect of a dilution as the impact of the
share options of WYTH during the year had no dilutive effect
and the convertible notes issued by CAP outstanding had an
anti-dilutive effect on the basic earnings per share amounts
presented.

Annual Report 2021
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13. EARNINGS PER SHARE ATTRIBUTABLE 13. 000oooooooooooo
TO ORDINARY EQUITY HOLDERS OF THE 0o oo
PARENT (continued)
The calculations of basic and diluted earnings per share are oobooobDoooooooooDn
based on:
2021 2020
ooooo ogoooo
HK$’000 HK$’000
gono ggo
(Restated)
goooo
Earnings oo
Pro t attributable to ordinary ooooooooood
equity holders of the parent, oo0oooooDooon
used in the basic and diluted goooood
earnings per share calculations 123,884 474,860

Number of shares

agooo
2021 2020
agoooo ogoooo
’000 ’000
OO od
Shares oo
Weighted average number of ooooooboooono
ordinary shares in issue 17,164,808 17,550,904
Less: Weighted average number O0000000OD0O0O
of treasury shares (1,014,935) (423,000)
Weighted average number of ooooooboooono
ordinary shares used in the ooooooooood
basic and diluted earnings
per share calculation 16,149,873 17,127,904
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14. PROPERTY, PLANT AND EQUIPMENT 14 JO0Odooooo

258

Owned assets Right-of-use assets
Furniture,
Xtures
Landand  Leasehold Plant and and of ce Motor Computer Leasehold
buildings improvements  machinery  equipment vehicles  equipment Total [and Buildings Total Total
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
31 March 2021 gooooooooeo
At 31 March 2020: 0o00o0ooooooo
Cost oo 877310 204,235 100519 69991 1917 40353 1304325 316,340 178991 555,331 1,859,656
Accumulated depreciation 0oooooo
and impairment (99,939) (126,122) (32,066) (29673) (6554) (24,318) (319272) (51,07) (116,049) (167,086) (486,358)
Net carrying amount 0000 31 71513 68453 40318 5363 16,035 985,053 325,303 62942 338,245 12373298
At 31 March 2020 pooooooooooo
and at 1 Apri 2020, gooooooooeo
net of accumulated 0000ooooo
depreciation
and impaiment 3 71513 68453 40318 5363 16,035 985,083 325,303 62942 388,245 1373298
Additons oo 2216 16,120 564 7,048 1821 10567 33,336 26,428 44618 71,046 109,382
Depreciation provided nooooo
during the year (25,069 (35,675) 9637) (11,991) (L4%) (7317) (91,185) (21,194 (31,689) (52871 (144062)
[mpairment oo (23.112) (199 - - - - (23,311) (16,430) - (16,430) (39,741)
Disposal and witen off noooo (2.594) (259) (173) (735) (146) (53) (3,960) (831) - 831) (4197)
Lease modi cation gooon - - - - - - - - 1,634 1,634 1,634
Transfer to investment 0000000
properties (10,016) - - - - - (10,026) (16,519) - (16,519) (26,535)
Transfer from properties poooooooo
held for sale 9,384 - - - - - 9,384 28027 - 207 2411
Exchange realignment 0000 4535 939 - 2422 329 465 8,690 2,029 937 2,066 11,656
At 31 March 2021, [o0oooooocooo
net of accumulated 000000000
depreciation
and impaiment 732,715 58439 59,207 31,062 5871 19,697 912,991 321,807 78448 400,255 1313246
At 31 March 2021: 0000000000000
Cost oo 888,378 21312 100,580 76,696 13164 51516 1,351,646 426343 206,018 652,361 2,004,007
Accumulated depreciation ooooooo
and impaiment (155,663) (162,873) (41,373) (39,634 (7.299) (31,819) (438,655) (104,536) (147,570) (252,106) (690,761)
Net carrying amount oooo 132715 58,439 59,207 37,062 5811 19,697 912,991 321,807 78,448 400,255 1313246

Wang On Group Limited
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14. PROPERTY, PLANT AND EQUIPMENT

14. D0OO0O0OoooOooo

(continued)
Owned assets Right-0f-use assets
oooo poooo
Furniture,
X{ures
Land and Leasehold Plant and and of ce Motor Computer  Construction Leasefold
buidings  improvements machinery equipment vehicles equipment  inprogress Total [and Buldings Total Total
nooooa
00000 000000 00000 COOOO0 oo oooo oooo oo oooo oo oo oo
Notes  HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HKS'000 HK$'000 HK$'000 HK$'000 HK$'000
oo goo goo ooo ooo ooo ooo ooo ooo ooo ooo ooo ooo
31 March 2020 ooooo
pooooo
At 31 March 2019; pooooo
[0oooooo
Cost oo 946,567 187,037 102,153 36,675 8213 35,284 522 1316451 313203 uon 424,280 1,740,731
Accumulated ooooooo
depreciation and
impaiment (153.241) (107,388) (25,259) (25,890) (6,083) (19,074 - (336,915) - - - (336,915)
Net carrying amount 0000 793,326 79,649 76,894 10,785 2,150 16,210 522 979,536 313203 1101 424,280 1403816
At3IMach2019and 000000
1 April 2020, net of nooooo
accumulated nooooo
depreciation and ooooooo
impaiment 0000000 793,326 79,649 76,894 10,785 2,150 16,210 522 979,536 313203 uon 424,280 1403816
Additions oo - 2018 1393 47173 - 14719 - 35,663 - 46,476 46,476 82,139
Acquisiton of oooooo
subsidiaries I} 4,106 3030 - 31222 4055 4,963 - 47376 12,544 14538 21,082 74,458
Depreciation provided 000000
during the year (26578) (29.132) (9,765) (5,989) (745) (6.522) - (18,731) (13,953) (57,679) (71632) (150,363)
Impairment oo (16,408) B) - (370 - - - (20,555) (8,081) (51,887) (59,968) (80,523)
Disposaland witenof 00000 (L.667) ] (69) ) - @ = (180 (17129 = (17129 (18929)
Lease modi cation 0ooo - - - - - - - - - 761 761 761
Transfer fiom 0000000
investment properties 15 8,154 - - - - - - 8,154 - - - 8,154
Transfers toivestment 0000000
properties - 530 - - - - (530) - - - - -
Transfer from propertes 0000000
held for sale 0o 15,853 - - - - - - 15,853 38,899 - 33899 54,752
Exchange reaignment DO OO0 585 (178) - 62 97) 9 8 435) (188) (344 (532) (%67)
At 31 March 2020, gooooo
net of accumulated 0000000
depreciation and oooooo
impaiment 0oo 3 71513 68453 40318 5363 16,035 - 985,053 325,303 62942 388,245 1373298
At 31 March 2020: 0ooooo
poooooo
Cost 0o 877,310 204,235 100519 69,991 1917 40353 - 1304325 376,340 178,991 555,331 1,859,656
Accumulated 0000000
depreciation and
impaiment 99.939) (126,722) (32,066) (29,673) (6,554) (24318) - (319,272 (51,037) (116,049) (167,086) (486,358)
Net carrying amount oooo 3 71513 68,453 40318 5,363 16,035 - 985,053 325,303 62,942 388,245 13713298
TEC-FFR EREBEFRAAF
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At 31 March 2021, certain of the Group’s owned buildings
with an aggregate carrying amount of HK$310,698,000
(2020: HK$279,248,000) and leasehold land, which is
included in right-of-use assets, with an aggregate carrying
amount of HK$114,450,000 (2020: HK$165,773,000)
and furniture and equipment of HK$3,852,000 (2020:
HK$4,534,000) were pledged to secure general banking
facilities granted to the Group (note 33).

As at 31 March 2021, the Group had property, plant and
equipment of HK$1,069,145,000 (2020: HK$1,138,200,000)
relating to the Pharmaceutical CGU. As mentioned in note
3 to the nancial statements, given that the CGU was loss-
making during the year, an impairment assessment has
been performed. For the purpose of impairment assessment
of property, plant and equipment, each individual retail store
is identi ed as a separate CGU.

For the year ended 31 March 2020, as a result of
the impairment assessment, impairment losses of
HK$3,445,000, HK$370,000 and HK$51,887,000 were
recognised in respect of the leasehold improvements,
furniture and equipment, and right-of-use assets of certain
retail stores which continued to underperform and were
therefore fully impaired during the year ended 31 March
2020. The discount rate applied to the cash ow projections
was 11.0%.

For the year ended 31 March 2021, as a result of
the impairment assessment, impairment losses of
HK$11,467,000 and HK$16,180,000 (2020: HK$4,537,000
and HK$1,846,000) were recognised based on fair value
less costs of disposal in respect of the owned buildings
and leasehold land of certain retail stores due to the
decrease in the recoverable amount of those retail stores
for the year ended 31 March 2021. As at 31 March
2021, the aggregated carrying amount of property, plant
and equipment amounted to HK$279,000,000 (2020:
HK$245,100,000) represented the recoverable amount
of owned retail stores of the Group that are subject to the
impairment test.
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In addition, impairment losses of HK$11,645,000,
HK$199,000 and HK$250,000 (2020: HK$11,871,000,
HK$332,000 and HK$6,235,000) were recognised for
the year ended 31 March 2021 in respect of the owned
buildings, leasehold improvement and right-of-use assets
of the Group’s manufacturing facility due to the decrease
in the recoverable amount. As at 31 March 2021, the
aggregated carrying amount of HK$358,000,000 (2020:
HK$389,000,000) represented the aggregated recoverable
amount of these assets for which impairment loss has been
recognised during the year.

The recoverable amounts of manufacturing facility and
owned buildings and leasehold land of retail stores was
determined based on the fair value less costs of disposal
based on a market approach determined by an independent
professionally qualified valuer which took into account
current prices of properties of similar locations and
conditions and other unobservable inputs, and accordingly
the fair value measurement was categorised within Level 3
of the fair value hierarchy.

oobOoobOoOooooocobooon
oooooooDooooOobooooooon
oooDoooOOoOooOooooobooooD
0 0 0O 11,645,0000 O O 199,0000 O O
2500000 0 0000DOO11,871,0000
0 0332,0000 O O 6,235,0000 O O O
obOoooOobobooooooobooon
00000000000 358,000,0000
000 00000389,000,0000 0000
obmoobOoooooocooOoon
oooogo

uooobboooobooboooan
goobDbooooobobobbooooon
gooooOooboooooboooboaon
gobboooooobobboooooon
ooooobbooooooobooon
ooboobooboooooooooo
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15.

Wang On Group Limited
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INVESTMENT PROPERTIES 15. 0o
2021 2020
agooon goooo
Notes HK$°000 HK$’000
oo oo oog
Carrying amount onoooad
at beginning of year 4,669,716 2,026,950
Additions 00 76,865 464,113
Acquisition of subsidiaries ooooono 40 — 2,912,560
Disposal of subsidiaries ooooono 41 (62,000) (152,888)
Disposals oo (5,200) (186,832)
Accrued rent-free rental income oooooooad 1,562 (10)
Transfer from/(to) property, doooomoooo
plant and equipment ooo 85,800 (8,154)
Lease modi cation ooono (57,045) (13,329)
Net losses from fair value oooooooooad
adjustments for owned oooo
properties (95,391) (181,148)
Net losses from fair value oooooooood
adjustments for sub-leased ooodo
properties (206,409) (118,742)
Exchange realignment ooono 235,307 (72,804)
Carrying amount at end of year goooa 4,643,205 4,669,716
Included in assets classi ed ooooooooo
as held for sale ooad 29 (54,900) (59,900)
Investment properties as stated gooooooooag
in the consolidated statement oooooood
of nancial position oooo
as at 31 March 4,588,305 4,609,816

The Group’s investment properties consist of commercial,
industrial, residential, retail properties and agricultural
produce exchange markets in Hong Kong and Mainland

China.
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The investment properties were revalued by LCH (Asia-
Pacific) Surveyors Limited; RHL Appraisal Limited and
Asset Appraisal Limited (2020: Cushman & Wake eld, LCH
(Asia-Pacific) Surveyors Limited, RHL Appraisal Limited
and Asset Appraisal Limited), independent professionally
quali ed valuers, at 31 March 2021. The nance department
has a team that reviews the valuation performed by the
independent valuers for financial reporting purposes and
reports directly to senior management of the Company.
Discussions of valuation processes and results are held
between management and the valuers twice a year when
the valuation is performed for interim and annual financial
reporting. At the end of each reporting period, the nance
department holds discussion with the independent valuers
to verify major inputs to the independent valuation reports.
The finance department also assesses property valuation
movements when comparing to the prior year valuation
reports.

The investment properties are leased to third parties under
operating leases, further summary details of which are
included in note 16 to the nancial statements.

At 31 March 2021, the Group’s investment properties with
an aggregate carrying value of HK$1,956,653,000 (2020:
HK$2,285,679,000) and certain rental income generated
therefrom were pledged to secure the Group’s general
banking facilities granted to the Group (note 33).

As at 31 March 2021, certain investment properties
of the Group situated in Mainland China, with an
aggregate carrying amount of HK$371,174,000 (2020:
HK$347,465,000), did not have the property certificates
registered under the names of the respective subsidiaries
of the Group. In the opinion of the Company’s directors, the
risk of the Group not being able to obtain the legal titles for
the relevant properties is low and the Group will continue
to complete the ownership registration of these investment
properties.

goobDbOoooooboobbooooon
ooboooOooooboobooobooon
goboooooooobooomon
obOobOooboboobOooboon
oobooooOoOoooboocobooon
doooboboboooobnooooon
obOooooooooobooobooo
gbbooooooobboooooaon
goooboboooboboooooon
ooobOoobOoobOoobooooon
ubbooboooooboobbooooad
oooooOboooooobObooon
obOobooOoooobOoooobooo
goobobboooabobooooooon
gbDobooooooobobobon
od

gobobObboooooobbooon
gbooooooboon 1ed

oooooOooboobOobDooooon
googiesees30000 0 0O0OoOoOO
2,285,679, 0000 0 0000 O0O0OOOO
obOooooboobooooobooboo
oobooooOoobOOdOoDn 33

goooobboooooboooooon
gooooooons7i,a74,0000 00 O
gbOoogs4rdeso0000oonOon
goooObbooooobooboooon
oboobOoooobooboooooo
gboboboboooobobobooooaon
gobbooooooboboooooon
ooooood
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15. INVESTMENT PROPERTIES (continued)

For the years ended 31 March 2021 and 2020, the fair value
measurements of all investment properties of the Group
were categorised within Level 3 of the fair value hierarchy
and details of their movements are disclosed above.

The following table illustrates the fair value measurement
hierarchy of the Group’s investment properties:

15. D 0omoo

gobobooboooboooboooan
gooobDoooobObbObOoooon
oboooobOooboooobooo

gooooobooboooboo

gooobOooboooobooooboon

oo

Fair value measurement

using signi cant
unobservable inputs (Level 3)
oooooooooog
gofdomoobooo

2021 2020
ooooo ooooo
HK$’000 HK$’000
OO ooo
Recurring fair value ooDooooooo
measurement for:
Commercial properties ooaoo 920,732 977,525
Industrial property oooo 82,000 21,000
Residential properties oood 54,900 59,900
Retail properties oooo 515,849 772,200
Agricultural produce exchange ooooooag
markets 3,069,724 2,839,091
4,643,205 4,669,716
Included in assets classi ed oooOoooOooooon
as held for sale (note 29) 000290 (54,900) (59,900)
Investment properties as stated ooooooboooooag
in the consolidated statement oooooooood
of nancial position as
at 31 March 4,588,305 4,609,816

During the year, there were no transfers of fair value
measurements between Level 1 and Level 2 and no
transfers into or out of Level 3 (2020: Nil).
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15. INVESTMENT PROPERTIES (continued)

Below is a summary of the valuation techniques used and
the key inputs to the valuation of investment properties:

31March2021 0 000000000CO

Valuation techniques
100

Signi cant
unobservable inputs
1000l

15. D 0omoo

goobobooooboobobooooon
goooooogd

Range or weighted average

2021 2020

100 ooooo

Commercial properties Investment method and Price per square foot HK$15,000 to HK$27,000 to
direct comparison method HK$112,000 HK$116,000

oooo ooooooooo ooooog 15,0000 00 27,000000
112,0000 O 116,0000 O

Industrial property Direct comparison method Price per square foot HK$4,000 HK$7,000
oooo ooooo ooooog 4,00000 7,0000 0
Residential properties Investment method and Estimated rental value per HK$7 to HK$13 to
direct comparison method square foot and per month HK$38 HK$48

oooo ooooooooo oooO00ooOoooooO 70003800 130004800
Capitalisation rate 1.8% t0 5.3% 1.8% to 5.8%

oooo 1.8%0 5.3% 1.8%0 5.8%

Price per square foot HK$6,071 to HK$5,100 to

HK$15,172 HK$17,300

oooood 6,071000 5100000

15,1720 0 17,3000 0

Retail properties Investment method Estimated market rent per HK$42 to HK$15 to
square foot and per month HK$327 HK$785

oooo ooo ooooooooooono 4200032700 1500078500
Capitalisation rate 6.5% 6.5%

oood 6.5% 6.5%

Agricultural produce Direct comparison method Price per square foot HK$352 to HK$280 to
exchange market and investment method HK$367 HK$339
ooooooo oooooooog ooooog 35200036700 28000033900
Estimated rental value per HK$115 to HK$84 to

square foot and per month HK$1,052 HK$991

oooO00ooOoooooO 115000 1,05200 8400099100

Capitalisation rate 7% to 9% 7% to 9%

oooo 7%0 9% 7%0 9%

“EC R RREBFRRAF



266

31March2021 0 000000000CO

As at 31 March 2021, the valuations of investment
properties were based on either the investment method
which capitalises the rent receivables from the existing
tenancies and the potential reversionary market rent of the
properties or the direct comparison method by reference to
comparable market transactions.

A signi cant increase/(decrease) in the estimated rental value
per square foot in isolation would result in a significantly
higher/(lower) fair value of the investment properties. A
significant increase/(decrease) in the capitalisation rate in
isolation would result in a signi cantly lower/(higher) fair value
of the investment properties. A signi cant increase/(decrease)
in the price per square foot in isolation would result in
a significantly higher/(lower) fair value of the investment
properties.

The Group has lease contracts for various items of leasehold
land, buildings and equipment used in its operations. Lump
sum payments were made upfront to acquire the leased land
from the owners with lease periods of 27 to 68 years, and
no ongoing payments will be made under the terms of these
land leases. Leases of of ce properties generally have lease
terms of 5 to 6 years, while retail shops generally have lease
terms between 2 and 4 years. Other equipment generally
has lease terms of 12 months or less and/or is individually of
low value. Generally, the Group is restricted from assigning
and subleasing the leased assets outside the Group. There
are several lease contracts that include extension and
termination options and variable lease payments, which are
further discussed below.

(@) 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 14 to the nancial statements.
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16. LEASES (continued)

(b)

Lease liabilities

31March2021 0 000000000CO

16. OO0

The carrying amounts of lease liabilities (included under
other payables and accruals) and the movements
during the year are as follows:

(b)

goono

ooo0oomooooooooon
oobomooooooooo

2021 2020
aooon goooo
HK$’000 HK$’000
oodd ooo
Carrying amount oooooon
at beginning of year 830,506 502,807
New leases ooo 52,805 441,849
COVID-19-related rent O0O0OooOoocovib-1900
concessions from lessors ooooad (6,888) (1,743)
Reassessment of a lease oooooDoooooon
term from a decisionnotto O0OO0O0O0O
exercise the extension
option (11,430) —
Acquisition of subsidiaries oooooo — 25,155
Accretion of interest oooOoooooo
recognised during the year 62,182 59,625
Payments oo (205,168) (184,004)
Lease modi cation oooo (57,045) (12,568)
Exchange realignment ooono 2,027 (615)
Carrying amount goooooo
at end of year 666,989 830,506
Analysed into: ooono
Current portion gogo 166,733 180,209
Non-current portion goooo 500,256 650,297
666,989 830,506

The maturity analysis of lease liabilities is disclosed in
note 49 to the nancial statements.

obooobOooooboooonoo

49000
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16. LEASES (continued)

()

Wang On Group Limited

16. OO0

The amounts recognised in pro t or loss in relation to (c)

leases are as follows:

ugbobooobooboboboa

2021 2020
agoood ogoooo
HK$’000 HK$’000
oo ooo
Interest on lease liabilities goooono 62,182 59,625
Depreciation charge of oooooooono
right-of-use assets 52,877 71,632
Fair value losses on sub-leased ooDoOooDOoOooboooon
investment properties 206,409 118,742
Expense relating to short-term dooooooooood
leases and other leases with oooooooooo
remaining lease terms ended oooooooood
on or before 31 March 00Do0o0oooooono
(included in selling and
distribution expenses) 5,132 11,256
Expense relating to leases oooooooooooon
of low-value assets oooooood
(included in administrative
expenses) 765 682
Variable lease payments oooo0ooboooboooag
not included in the oooDoOomoooo
measurement of lease oooogo
liabilities (included
in selling and distribution
expenses) 7,147 5,253
COVID-19-related rent concession OO 0O OO COVID-190 O
from lessors ooooad (6,888) (1,743)
Gain on reassessment of a lease oooooooooooo
term arising from a decisionnotto OO0OO0OOOOOO
exercise the extension option (13,737) —
Impairment of right-of-use assets ooooooboboooooo
included in property, plant oood
and equipment 16,430 59,968
Finance income on netinvestments O OO OOOOOOOOO
in subleases (103) (212)
Total amount recognised oooooooono
in pro tor loss 330,214 325,203
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16. LEASES (continued)

Extension and termination options

The Group has leases with remaining lease terms
ranging from more than 1 year to 17 years (2020: 2
years to 18 years). The leases containing extension
and termination options are managed locally and
vary in terms. The Group has included extension or
termination options in the measurement of the lease
obligations when it is reasonably certain to exercise the
options.

Variable lease payments

The Group leased a number of retail stores which
contain variable lease payment terms that are based
on the Group’s turnover generated from the retail
shops. There are also minimum annual base rental
arrangements for these leases. The amounts of the
fixed and variable lease payments recognised in
profit or loss for the current year for these leases
are HK$25,315,000 and HK$7,147,000 (2020:
HK$37,928,000 and HK$3,510,000), respectively.

The total cash outflow for leases and future cash
outflows relating to leases that have not yet
commenced are disclosed in notes 42(c) and 44 to the
nancial statements, respectively.

16. OO0

(d)

ogooooood

ooooobOooooooooon
17y o000000000 18000
oooOooooDoooooboooon
oobOoboocobOobOoooooon
oobDooooDooOooDbooon
uboooboobOobooooooon
oobooooooon

uoaodan

boooboooobooobooon
ooooooOooooooooao
oooooOoooooOooooo
oooooboOoOoooooooao
ooobooooobooooooao
ooooooooooooooo
0 0 25,315,0000 O O 7,147,0000
oooboooos7,928,0000 00
3,510,0000 O 11

gboooaoboooboobaoo

0000000000000000
000000 42(c)0 440
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16. LEASES (continued)

Wang On Group Limited

Operating leases

The Group leases its investment properties and
properties held for sale consisting of Chinese wet
markets and commercial properties in Hong Kong;
and agricultural produce exchange markets in
Mainland China under operating lease arrangements.
The terms of the leases generally require the tenants
to pay security deposits and provide for periodic
rent adjustments according to the prevailing market
conditions. Rental income recognised by the Group
during the year was HK$401,977,000 (2020:
HK$236,756,000), details of which are included in note
6 to the nancial statements.

At 31 March 2021, the undiscounted lease payments
receivables by the Group in future periods under non-
cancellable operating leases with its tenants are as
follows:

16. OO0

goono

obooobooooobooocooo
obooooooooboooooDoo
ooooooooooooooogd
oobooboocobOobooooboooon
oobDoooobDOoOoooDooon
ubooobooboobooooboooon
0 000401,977,0000 0 OO 0O
0 00236,756,0000 O O OO 0O
oobooobooooen

obooboboooboobooboo
ooooboooOobOoooooon
ubobooboobobaoa

2021 2020

ooood ooooo

HK$’000 HK$°000

oono ooo

Within one year agoad 411,446 341,719
After one year but ooooooooo

within two years 226,295 200,642
After two years but ooooooooo

within three years 69,332 83,191
After three years but OoDoooooaono

within four years 9,571 12,358
After four years but oooooooboono

within ve years 5,288 6,445

After ve years opooo 12,264 23,380

734,196 667,735
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16. LEASES (continued)

Finance leases

The Group sub-leased 3 (2020: 5) retail shops to its
franchisees under finance lease arrangements, with
the leases negotiated for terms ranging from 2 to 3
years. The terms of the leases require the tenants to
pay security deposits.

The carrying amounts of net investments in subleases

16. OO0

goono

ooooobOooooooooon
oobooooooomooooog

oooooooboooobooo

ooboooboobooobooon

oooOobOoobOobOooobooon

and the movements during the year are as follows: ood
2021 2020
goood goooo
HK$’000 HK$’000
agoad ooo
Carrying amount ooooooo
at beginning of year 4,146 5,060
Additions arising from ooDoooooad
new subleases 4,058 3,104
Accretion of nanceincome 00000000000
recognised during the year 103 212
Proceeds from subleases ooooooo (4,133) (4,230)
Carrying amount ooooooag
at end of year 4,174 4,146
2021 2020
ooooo ooooo
HK$’000 HK$’000
ggg goad
Analysed into: ooono
Current portion oooo 1,767 3,699
Non-current portion goooo 2,407 447
4,174 4,146
TEC-FFR EREBEFRAAF
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16. LEASES (continued) 16. OO0
(i) Finance leases (continued) (i) oOooDOOoOO
At 31 March 2021, the undiscounted lease payments obooobOooooboooooon
receivables by the Group in future periods under non- odooobooobobobooooon
cancellable finance leases with its tenants are as oooooooooooogo
follows:
2021 2020
goooaad gooog
HK$’000 HK$’000
ooo 0oood
Within one year ooad 1,839 3,776
After one year but oooooooado
within two years 1,430 449
After two years but OoDooooooono
within three years 1,023 —
4,292 4,225
17. PROPERTIES UNDER DEVELOPMENT 17. 0O 00O
Properties under development expected to be completed: oboboooooboboon
2021 2020
agoooad goooo
HK$’000 HK$’000
ooo 0oood
Within the normal operating 0DOoooooooDoan
cycle included under oooo
current assets 3,394,705 2,298,232
Beyond the normal operating 0DOoooooooDoaono
cycle included under ogoooo
non-current assets 1,594,960 1,475,902
4,989,665 3,774,134
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17. PROPERTIES UNDER DEVELOPMENT
(continued)

Properties under development expected to be completed

17. D000 o

obOoooobOooboooooboooo

within the normal operating cycle and recovered: goono
2021 2020
ooooog ooooo
HK$’000 HK$’000
ooo oono
Within one year ooad — 234,844
After one year ood 3,394,705 2,063,388
3,394,705 2,298,232
Located in: ooo
Hong Kong oo 4,921,137 3,476,988
Mainland China oood 68,528 297,146
4,989,665 3,774,134
Notes: oono

(i) During the year ended 31 March 2020, a write-down of
properties under development of HK$3,842,000 was charged to
pro t or loss, which was related to properties under development
in Hong Kong with carrying amount of HK$28,620,000 as at 31
March 2020.

(i) 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 33).

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

(iv)  Further particulars of the Group’s properties under development
are included on page 394.

(i)

D)

o0bDo0DOo0ooOo0oDOoOoDOooo0Oon
ob0000gs420000 00000000
oooooooDoOoOOOO0OO0O0000O
28,620,0000 00000000 DOOOO

gooooooooooboooooo
go04,8925170000 00 O0O00O0OO
3,448,368, 0000 D OO0 OO DOOOOODO
ooooooDooO0ooobOOooO0oOooo
33

gooooOoooOooooooooooDoo
gooooOO0O0oo0ooooao 4,229,568,000
0 O0000008S8,145,310,0000 O M
oooOooooosoon

o0o00O0oO00o0oooooooDOonD 394
oo
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18. INVESTMENTS IN JOINT VENTURES 18. DO Oooooon

2021 2020
ooooo ooooo
HK$°000 HK$’000
ooo oog
Share of net assets oooogo 1,400,077 1,558,197
Loans to joint ventures ooooooo 923,389 417,081
Goodwill on acquisition ooooooo 1,376 1,376
2,324,842 1,976,654
In accordance with the terms of the relevant loan Ooo0ooooooooooooooo
agreements, the loans to joint ventures bear interest at 000006%095 0000000
rates ranging from 6% to 9.5% per annum and these 00do00oDooooooooooo
joint ventures have the sole discretion to determine the 0o00DDOOo000O00o0ooooooon

repayment date of such loans, and therefore in the opinion oooooooooooooooo

of the directors, these loans form an integral part of the
Group’s equity investments in the joint ventures.
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18.

INVESTMENTS IN JOINT VENTURES

(continued)

Particulars of the Group’s material joint ventures are as

31March2021 0 000000000CO

18. JUUubooomaag

oobooobocoboooooon

follows:
Place of Percentage of
Particulars incorporation/  bene cial interests
of issued registration attributable to Principal
Name shares held and business the Group activities
00 oo
gooooo agooooo
0o ooooooood oooo oooo oooo
Wonder Sign Limited Ordinary shares BVI 50 Investment
(“Wonder Sign”) of US$1 each holding
Wonder Sign Limited 001000000 oooooo oooo
(1] Wonder Sign[T]
Ease Mind Investments Limited Ordinary shares BVI 40 Investment
(“Ease Mind”) of US$1 each holding
Ease Mind Investments Limited 001000000 gooooo oooo
(T Ease Mind[J
CIFI Property 202006 Limited Ordinary shares BVI 40 Investment
(“CIFI Property”) of US$1 each holding
0000 2020060000 001000000 oooooo oooo
Mmoooom
Oriental Sunlight Limited Ordinary shares BVI 50 Investment
(“Oriental Sunlight”) of US$1 each holding
ooooood 001000000 oooooo oooo
moom
Milesville Limited Ordinary shares BVI 50 Investment
(“Milesville”) of US$1 each holding
Milesville Limited 001000000 oooooo oooo
(O MilesvilleT]
Inspiring Star Limited Ordinary shares BVI 40 Investment
(“Inspiring Star”) of US$1 each holding
Inspiring Star Limited 001000000 gooooa oooo
(T Inspiring Star[]
TEC-FFR EREBEFRAAF



276

18.

Wang On Group Limited

31March2021 0 000000000CO

INVESTMENTS IN JOINT VENTURES
(continued)

All these joint ventures are unlisted and indirectly held
by the Company. These joint ventures, together with
their subsidiaries, principally engaged in the property
development and property investment in Hong Kong and are
accounted for using the equity method.

In the opinion of the directors, Oriental Sunlight Limited
and its subsidiaries (collectively the “OS Group”), Milesville
Limited and its subsidiaries (collectively the “Milesville
Group”) and Inspiring Star and its subsidiary (collectively
the “IS Group”) are no longer considered as material joint
ventures of the Group for the year ended 31 March 2021,
and therefore, summarised financial information for OS
Group, Milesville Group and IS Group for the year ended
31 March 2021 are not presented in the nancial statements.

Annual Report 2021
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18.

INVESTMENTS IN JOINT VENTURES

(continued)

The following tables illustrate the summarised financial
information in respect of Wonder Sign and its subsidiary
(collectively the “WS Group”), Ease Mind and its subsidiary
(collectively the “EM Group”), and CIFI Property and
its subsidiaries (collectively the “CIFI Property Group”)

31March2021 0 000000000CO

18. JUUubooomaag

000000 Wonder SignO 00000
00000WSO O OO0 Ease MindO O O
O0DMOOoDODEMODO MO OOOOO
00000 ooooooooooOoo
O000000D0Dooooooooon

reconciled to the carrying amount in the consolidated ooono
nancial statements:
2021 CIFI
ooooo Property
WS Group EM Group Group
wsO O EMOO oooooo
HK$’000 HK$’000 HK$’000
0o 0o 0o
Current assets oooo 1,663,496 2,203,543 2,047,492
Current liabilities oooo 486,064 1,405,603 2,042,095
Net assets oooo 1,177,432 797,940 5,397
Reconciliation to the Group’s oooooooooad
interest in the joint venture: goooa
Proportion of the Group’s oDoooooooad
ownership 50% 40% 40%
Group’s share of net assets ooooooooo
of the joint venture goono 588,716 319,176 2,159
Loan to the joint ventures ooooooo 55,724 334,613 510,959
Carrying amount of the investment OO OO O 644,440 653,789 513,118
Revenue oo 3,168,502 4,398,914 —
Depreciation oo — (8,832) —
Interest income oooo 1,077 896 —
Interest expenses oooo (4,894) (40,556) —
Pro t and total comprehensive O0Do00oDoooooaoono
income for the year 333,886 1,005,540 5,396
TEC-FFR EREBEFRAAF
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18. INVESTMENTS IN JOINT VENTURES

(continued)

18. JUUubooomaag

The following tables illustrate the summarised financial
information in respect of the WS Group, the EM Group, the
OS Group, the Milesville Group and the IS Group reconciled
to the carrying amount in the consolidated financial

statements:

ooocooowsooOoeMOoOOoOOO
OOMiesvileO OO ISOOOOOOODO
goooooboobobooooooo

2020
ooooo
WS EM 0S Milesville IS
Group Group Group Group Group
wsoo EMOO oooo Milesville 0 O SO0
HK$'000 HK$'000 HK$°000 HK$'000 HK$’000
ooo ooo ooo ooo ooo
Non-current assets ooooo 12,493 21,266 740,000 862,577 249,600
Current assets oooo 4,487,996 5,082,625 17,629 11,393 19,494
Current liabilities oooo 2,160,404 4,090,380 6,242 3,845 231,009
Non-current liabilities ooood 958,233 — 425,835 506,890 —
Net assets oooo 1,381,852 1,013,511 325,552 363,235 38,085
Reconciliation to the ooooooooo
Group’s interest gooooa
in the joint venture:
Proportion of the Groups 00000000
ownership oo 50% 40% 50% 50% 40%
Group’s share of netassets 000000000
of the joint venture oooo 690,926 405,405 162,776 181,618 15,234
Loantothejointventures OOO000O00O 148,854 214,569 — — 53,658
Carrying amount of the goooo
investment 839,780 619,974 162,776 181,618 68,892
Depreciation oo (5,574) (9,665) — — —
Interest income gooo 2,502 6,420 3 — —
Interest expenses gooo (105) (721) (14,950) (15,383) (1,784)
(Loss)/Pro t and total 0Modmooo
comprehensive gooooo
income for the year (8,906) (17,576) 4,468 25,674 38,105

Wang On Group Limited

Annual Report 2021
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

BRI ()
31March2021 0 000000000CO

INVESTMENTS IN JOINT VENTURES
(continued)

The following table illustrates the aggregate financial
information of the Group’s joint ventures that are not
individually material:

gbooooood

18. DOOoooooo

obOoooobOooboooooboooo

2021 2020
ooogo ooooo
HK$’000 HK$’000
aoao ooo
Share of the joint ventures’ oo0oooooooo
pro t for the year 23,481 9,250
Share of the joint ventures’ 0doooooooboOooan
total comprehensive oooood
income/(loss) for the year 32,818 (1,536)
Dividend received oood 4,838 4,476
Aggregate carrying amount of oboboobobon
the Group’s investments ooooooo
in the joint ventures 513,495 103,615
INVESTMENTS IN ASSOCIATES 19. DO Ooooood
2021 2020
ooogo ooooo
HK$’000 HK$’000
aoao ooo
Share of net assets oooogo 2,832 69,903
TEC-FFR EREBEFRAAF
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19. INVESTMENTS IN ASSOCIATES (continued)

Particulars of the principal associate are as follows:

31March2021 0 000000000CO

19. JdUduoooomaag

ooobooooooon

Percentage of

Place of ownership
Particulars of incorporation/ interest
issued registration attributable Principal
Name shares held and business to the Group activity
ooooo ooooo 00ooo0oo
0o gooo gooo gooon gooo
2021 2020
00ooo O0Oo0o0
Easy One Financial Group Ordinary shares Cayman Islands/ — 29.06 Property
Limited* (‘Easy One”) HK$0.01 each Hong Kong (note) development in
Mainland
China, provision
of nance
and securities
brokerage service
ooooooo 000000100 ooooooo — 29.06 oooooooooo
oooo* oooo 0ooo 00ooooo
Mmooom oooo

Note: On 4 May 2020, Caister Limited (“Caister”), which is wholly and

000000000000 00 Caister Limited

Wang On Group Limited

bene cially owned by Mr. Tang, requested the board of Easy One
(the “Privatisation”) to put forward a proposal of privatisation
of Easy One at the cancellation consideration, comprising the
cash consideration of HK$0.3 per share of Easy One and the
consideration shares on the basis of eight (8) ordinary shares of
the Company held by Caister, for each share of Easy One (the
“Proposal’).

The Proposal was approved by the shareholders of Easy One
at the court meeting held on 8 September 2020 and was
sanctioned by the Bermuda Court on 17 September 2020. The
Proposal became effective on 16 October 2020. The excess of
the fair value of the cancellation consideration over the carrying
value of Easy One of HK$16,863,000 was recognised as gain on
disposal of investment in an associate included in “Other income
and gains” in the consolidated statement of profit or loss and
other comprehensive income.

Annual Report 2021

MCaister 0000000000 OO0O
obooO0ooOoOoDOO0om@mooooooo
0000030000 CaisterD 00O (8)
obooO0oCcOoOobOOoOOooOOoOoOooOoo
000000000 oOonooOsd
oooooooooooo

ooooooOoO0ooOOoOooOOoOooOooDoo
gooooOoOoO0ooOoooOooooooo
goboOooOoOooOoOoOooOooooooo
goboOobOoOooOoOoooOoooooog
00000000000000 16,863,000
goooooO0oDOO0oDOOoDOOoDOOobDOooOd
gboooO0oooooOooooooDoooDo
opoooo
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19. INVESTMENTS IN ASSOCIATES (continued) 10. 00OOO0OoooOooo

Note: (continued) oomon

Easy One was delisted from the Main Board of the Stock
Exchange after the completion of the Privatisation. The principal
activities of the subsidiaries of Easy One before the completion
of the Privatisation was provision of financial and securities

brokerage service in Hong Kong and property development in

mainland China.

The following table illustrates the summarised nancial information
in respect of Easy One for the period up to 16 October 2020,
when the Proposal became effective, and reconciled to the
carrying amount in the consolidated nancial statements:

* oboboooOoooOoooOooooooDo

obobooooOooooooooooood
goocobOooboooOooooooooo
ooboooooad

obooooooooooooobooooo
goooooOomooooboooooo
ooboooooooooooao

2021 2020
oo00ooo 00000
HK$’000 HK$’'000
ooo ooo
Current assets oooo — 1,086,488
Non-current assets ooooo — 364,790
Current liabilities oooo — (389,949)
Non-current liabilities ooooo — (5,690)
Net assets attributable to the oooooooooooo
owners of Easy One — 1,055,639
Reconciliation to the Group’s 00000ooooooooog
interest in the associate:
Proportion of the Group’s oooooooooo
ownership N/AO OO 29.06%
Group’s share of net assets gooDoooooooooon
of the associate — 306,769
Fair value adjustment upon 00o0ooooooood
completion of the acquisition oooooog
of WYTH — (243,086)
Carrying amount of the investment 000000 — 63,683
Revenue oo Sl 75, 113,393
Pro t for the period/year goooooo 14,346 41,460
Other comprehensive income/(loss) O 0 0000000000 OOO
for the period/year 31,345 (67,310)
Total comprehensive income/(loss) OO0 0000000000000
for the period/year 45,691 (25,850)
Market value of the Group’s oopooooo
investment N/AD OO 80,859
“E--E5R FEREEFRAT 281
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
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31March2021 0 000000000CO

19. INVESTMENTS IN ASSOCIATES (continued)

Note: (continued)

The following table illustrates the aggregate summarised nancial

information of the Group’s associates that are not individually

material:

19.

gooobooodon

oomon

oooooooooocooOooobOoooobOoo

ooood

2021 2020
goooo goooo
HK$’000 HK$’000
aooo oood
Share of the associates’ goopooooooomoon
pro ts/(losses) for the year 485 (189)
Share of the associates’ gooooooooooo
other comprehensive income — 136
Dividend received goooo 3,873 10,203
Aggregate carrying amount of 00o0o0ooooooo
the Group’s investments opoooooo
in the associates 2,832 6,220

Wang On Group Limited  Annual Report 2021
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20. FINANCIAL ASSETS AT FAIR VALUE

200 000ooOobObObOUoooooooga

THROUGH OTHER COMPREHENSIVE 00
INCOME
2021 2020
ooood ooooad
Notes HK$’000 HK$’000
oo ood ood
Financial assets at fair value oooooooood
through other comprehensive 0OOO0O0O0O0O0O
income
Listed equity investments, goooood
at fair value oooo (i) 74,001 259,061
Listed debt investments, ooooooo
at fair value oooo (ii) 757,609 1,023,595
Unlisted debt investment, oooooooo
at fair value oooo (i) 11,580 —
843,190 1,282,656
Less: Financial assets included ooooooooog
in non-current assets ooono (444,298) (1,096,016)
Current portion oooo 398,892 186,640
Notes: googd
(i) The above equity investments are investments in companies (i) OO00000ooooooooooooog

listed on Hong Kong Stock Exchange and were irrevocably
designated at fair value through other comprehensive income as
the Group considers these investments to be strategic in nature. ooood

During the year ended 31 March 2021, the Group received
dividends in the amount of HK$1,485,000 (2020: HK$814,000)
from the equity investments designated at fair value through
other comprehensive income. 814,0000 O [

—EC—FFRH

oooo0oo0oo0o0oooooooooooad
goooooooooooooooood

goocobOoobOoooOoooOoooood
gooooooocooobooOoOooOoood
00014850000 0000000000
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20. FINANCIAL ASSETS AT FAIR VALUE
THROUGH OTHER COMPREHENSIVE
INCOME (continued)

Notes: (continued)

(i)

(i)

284  Wang On Group Limited

During the year ended 31 March 2021, the Group disposed
of certain listed debt investments at fair value through
other comprehensive income of HK$435,017,000 (2020:
HK$804,993,000).

During the year ended 31 March 2020, the issuer has early
redeemed part of an unlisted debt investment amounted to
HK$200,000,000.

Impairment assessment of debt investments at fair value through
other comprehensive income

As at 31 March 2021, except for certain listed debt investments
of HK$11,220,000 which were categorised within Stage 3 (2020:
HK$25,768,000), none of the listed debt investments were
overdue and all of them were categorised within Stage 1 for the
assessment of ECLs.

An impairment analysis is performed at 31 March 2021 and 2020
by considering the ECLs, which were estimated by applying the
probability of default approach with reference to risk of default of
the issuers of the debt investments or comparable companies.
As at 31 March 2021, the probability of default applied ranged
from 0.04% to 100% (2020: 0.16% to 5.98%) and the loss given
default was estimated to be approximately 56.54% to 73.82%
(2020: 55.4% to 70.0%).

Annual Report 2021

200 000ooOobObObOUoooooooga
gojoo

oomoo

(i)

(i)

Oo000o0o0oO0000ooo0oO000ooon
oo00o0ooo0o0oO0oooOo0oobooo
00000004350170000 00000
00 0804,993,0000 O I

ooo0o0oooooOoO0o00ooo0oOo0oon
O0oo00o0oO0oo0O0000o0O0o000on
0000 200,000,000000

ooo0o0oooooOoO0o0O0oooO0O000on
ooao

ooo0o0oooooOoO0o0O0ooo00000on
0001122000000 00000000
OO0O0000025,768,0000 0 M 00O
ooo00o0ooO0oO00O0oo00000n
ooooooooooao

O0oo0o0ooOooOoo0ooO0ooO0oooon
Oo0o0o000mooo0oooooooon
Oooboo0ooO0OoO0O00o0O000000a0
ooboooO0oooOO0oOooOoO0OooOo0OoOn
O000000000000000 0.04%0
100%] 0000 000.16%0 5.98%1] O
00000000 56.54%0 73.82%]1 0 0O
000055.4%0 70.0%[1]
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BRI ()

20. FINANCIAL ASSETS AT FAIR VALUE
THROUGH OTHER COMPREHENSIVE

INCOME (continued)

Notes: (continued)

(i) (continued)

The movements in the loss allowance for the impairment of debt
investments at fair value through other comprehensive income

are as follows:

31March2021 0 000000000CO

gojoo

oomoo

i)y DoD

200 00DOOOoooooboboooon

goo0oo0oooOoO0o0O0oooO0O000on

oooooooono

2021 2020
goooo goooo
HK$’000 HK$’000
ogdo ooo
At beginning of year oood 76,035 138,737
Asset derecognised goooooo (4,866) (115,448)
Impairment losses/(reversal of 0000 oooooomao
impairment losses), net
Changes in risk parameters oooooog (10,099) 2,330
New investments purchased ooood 3,127 50,416
(6,972) 52,746
At end of year oono 64,197 76,035

(v) At 31 March 2021, the Group’s financial assets at fair value
through other comprehensive income with an aggregate carrying
value of HK$509,672,000 (2020: HK$743,274,000) were
pledged to secure the Group’s general banking facilities (note

33).

(v O000OO0OO0O0OO0OO0O0OOOOOCOOOOO
O0o000O00O0O0oO0O0O0O0O0O0O0O0
0 0 0509,672,0000 M OO0 0O00O00OO
7432740000 000000000000
oo000o000O000 33

—EC—FFRH
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21. PROPERTIES HELD FOR SALE

21. O0O0O0oOooo

2021 2020

ooood ooooog

HK$°000 HK$’000

ooo oono

Carrying amount at 31 March goobooooooog 2,351,266 2,432,770
Located in: ooo

Hong Kong oo 464,769 787,605

Mainland China gooo 1,886,497 1,645,165

2,351,266 2,432,770

Notes:

(i) During the year ended 31 March 2021, a write-down
of properties held for sale of HK$139,829,000 (2020:
HK$9,663,000) was charged to pro t or loss, which was related
to a commercial property held for sale in Hong Kong and two
agricultural produce exchange markets in Mainland China with
carrying value of HK$439,333,000 (2020: HK$605,249,000) and
HK$166,531,000 (2020: HK$162,708,000), respectively.

(i) At 31 March 2021, the Group’s properties held for sale with
an aggregate carrying value of HK$1,145,032,000 (2020:
HK$1,035,451,000) were pledged to secure the Group’s general
banking facilities (note 33).

ooo

doooooooooooooODODOOoOo
0000000 139,829,0000 00000
goooeee3ooob0O0OOOOOODO
gooooooooobobooOoooood
gooooooooooooobooboo
0000439333 0000 00 000DOOO
605,249,0000 0 0O 166,531,000 [0 O
OoOO0O00O0162,708,0000 0O M

ooooobOooobOooooood
00 01,145,032,0000 00 000000
1,035,451,0000 000000000000
oooCocoOOoOOCOOCOOO0moos3m

22. INVENTORIES 22. OO
2021 2020
ooooo ooooo
HK$’000 HK$’000
ooo ogo
Raw materials and consumables OOO0O0O0O00O 56,958 42,879
Work in progress oooo 3,529 5,340
Finished goods 0o 102,183 106,842
162,670 155,061
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23. TRADE RECEIVABLES 23. OO OO

2021 2020

goooag ooooo

HK$’000 HK$’000

og oo

Trade receivables o000 92,070 109,467
Impairment oo (20,862) (20,694)
71,208 88,773

The Group’s trading terms with its customers are mainly on
credit. The credit periods range from 7 to 120 days. Each
customer has a maximum credit limit and the credit limit is
reviewed regularly. The Group seeks to maintain strict control
over its outstanding receivables and to minimise credit
risk. Overdue balances are reviewed regularly by senior
management. In view of the aforementioned and the fact
that the Group’s trade receivables relate to a large number of
diversi ed customers, there is no signi cant concentration of
credit risk. The Group does not hold any collateral or other
credit enhancements over its trade receivable balances.
Trade receivables are non-interest-bearing.

Included in the Group’s trade receivables are amounts
due from the Group’s associates of HK$8,181,000 (2020:
HK$14,805,000) which are repayable on credit terms similar
to those offered to the major customers of the Group.

ugobobobooooboobobooooon
goooooboorobDi1z2000000
obOooooooobOobOoobooo
gobboooooboboooooon
goooboObbooobobbbooooon
obooooOooboobooooooon
uobooObbooooooboooan
gooooooooooobboooon
oooooOooboooobooboon
uboboooboobobobooboooo

gooobbooooooobobboooon
ooooslisiooo0 M oooooo
14,805.,0000 0 (D O OOO0ODOOOO
oboboooooooobobonon
oo
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23. TRADE RECEIVABLES (continued) 23. 00 0OMIO0OO
An ageing analysis of the trade receivables as at the end of 0000000000000 O000oOoOn
the reporting period, based on the invoice date and net of gooobooboooooo

provisions, is as follows:

2021 2020
ooooog ooooo
HK$°000 HK$’000
oono oono
Within 1 month oood 41,770 44,256
1 to 3 months oooogd 9,596 27,231
3 to 6 months oooood 10,167 12,088
Over 6 months gooog 9,675 5,198
71,208 88,773
The movements in loss allowance for the impairment of ooooooooooooooon
trade receivables are as follows:
2021 2020
ooooO googoo
HK$’000 HK$’000
ooo ooo
At beginning of year ood 20,694 7,650
Acquisition of subsidiaries goooon — 5,969
Impairment loss/(reversal of oooomooooDooomo
impairment loss), net (431) 8,556
Exchange realignment ooono 622 (134)
Amount written off as uncollectble OO OO0O0OO0O0OO (23) (1,347)
At end of year gogd 20,862 20,694
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23. TRADE RECEIVABLES (continued) 23. 00 0OMIO0OO
An impairment analysis is performed at each reporting date O00o0ooDooooooooooo
using a provision matrix to measure ECLs. The provision goobobO0ooooooooooooo
rates are based on days past due for groupings of various oodooooobooOooobooono
customer segments with similar loss patterns (i.e., by gooooooboooooooooon
geographical region, product type, customer type and oooobbO0ooooooobooon
rating). The calculation reflects the probability-weighted oo0ooODboO0ooobObboooooon
outcome, the time value of money and reasonable and goo0ooOO0oobOoOobobDOooboOoo
supportable information that is available at the reporting date oooooOoobooobooocboooon
about past events, current conditions and forecasts of future oobOo0oooooobooooooo
economic conditions. Generally, trade receivables are written ooooOoooooog
off if past due for more than one year and are not subject to
enforcement activity.
Set out below is the information about the credit risk oodoobbOoooobooboboooon
exposure on the Group’s trade receivables using a provision oo0o0DOoDooooood
matrix:
As 31 March 2021 odododoooooooon
Past due
Within 1t03 3t06 Over
Current 1 month months months 6 months Total
Expected credit loss rate goooooo 0.43% 1.90% 3.58% 11.93% 97.21% 22.66%
Gross carrying amount (HK$'000) 0000000 49,289 7,931 11,213 3317 20,260 92,070
Expected credit losses (HK$'000) 00000MOO0DO 212 151 401 403 19,695 20,862
As 31 March 2020 Oo0oooooooooo
Past due
oo
Within 1t03 3t06 Over
Current 1 month months months 6 months Total
oo oa oa
oo oooo ooo ooo ooo oo
Expected credit loss rate oooooon 0.12% 1.71% 4.49% 11.02% 94.94% 18.90%
Gross carrying amount (HK$'000) 0OOMOO0O0O 69,644 6,549 5,614 7172 20,488 109,467
Expected credit losses (HK$'000) COO0000000DO 87 112 252 790 19,453 20,694
“EC R RREBFRRAF
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24. LOANS AND INTEREST RECEIVABLES 24, 0000o0ooo
2021 2020
ooood ooooo
Notes HK$’000 HK$°000
o0 ooOo 0oo0

Loans and interest receivables, O00000o0oo0ooo

secured (i), (iiy 586,400 433,577
Loans and interest receivables, oooooooooono
unsecured (i) 80,809 115,112
667,209 548,689
Less: Impairment allowance opoooono (iv) (64,294) (28,830)
602,915 519,859
Less: Loans and interest odooooooooono
receivables classi ed as ooooooo
non-current assets (31,553) (11,336)
Current portion oooo 571,362 508,523
Notes: googd
()  These loans receivable are stated at amortised cost at effective (i) oboobooOooobOonosoo0n 36O
interest rates ranging from 8.00% to 36% (2020: 8.16% to 33%). obObOo0sl16003300000000O
The credit terms of these loans receivable range from 3 months uoooooooooboobooooooDs3
to 10 years (2020: 2 months to 10 years). uobbooooob20b00000
(i) These loans receivable are stated at amortised cost at effective () OOOO0OO0OO0OOO0OOO0D100150000
interest rates ranging from 1% to 15% (2020: 1% to 15%). The ubob1o0oi10m0o000o0ooon
credit terms of these loans receivable range from 6 months to 72 oooooobboboOoooooooenn
months (2020: 6 months to 36 months). o720 b0Oo000ooennoossnnm
(i) At 31 March 2021, the Group’s loans and interest receivable with () OOODOOOODOOOOOOOOOOOO
an aggregate carrying value of HK$103,700,000 (2020: Nil) were 0 103,700,0000 0 O00ODOOOOOO
pledged to secure the Group’s other borrowings (note 33). uoobooboobOoboobooooooo

oobos33m@moon
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24. LOANS AND INTEREST RECEIVABLES
(continued)

Notes: (continued)

v)

The movements in loss allowance for the impairment of loans
and interest receivables are as follows:

24, 0000000 aa

oomoo

(vy OO0OO0OOOOOOOOOOOOOOOOO

2021 2020

O O goooo

HK$’000 HK$’000

O ooo

At beginning of year oono 28,830 18,658
Acquisition of subsidiaries gooooo — 1,207
Impairment losses recognised, net 000000000 33,968 8,996
Exchange realignment oooo 1,496 (32)
At end of year ooo 64,294 28,830

As at 31 March 2021, loans and interest receivables of
HK$315,307,000 (2020: HK$449,579,000) were within its credit
period and all these balances were categorised within Stage 1 for
the measurement of expected credit losses.

As at 31 March 2021, loans and interest receivables of
HK$279,817,000 (2020: HK$58,029,000) and HK$72,085,000
(2020: HK$41,081,000) were overdue and these balances were
categorised under Stage 2 and Stage 3 for the assessment of
ECLs, respectively.

An impairment analysis is performed at each reporting date by
considering the expected credit losses, which are estimated by
applying the probability of default approach with reference to
the risks of default of the borrowers or comparable companies.
For the loans and interest receivables which are secured by rst
or second charge on properties, personal guarantee or share
charge, management also takes into account the mitigating
effect of the value of these collateral in the ECL analysis. As at 31
March 2021, the probability of default applied ranged from 0.04%
to 100% (2020: 0.10% to 6.87%) and the loss given default rates
ranged from 56.54% to 97.27% (2020: 55.37% to 70.00%).

obooooOoooobooooooobooooo
315,307,0000 I O O O O 0O 0O449,579,0000
ooooobooobooooooooooboooo
ooboooobooooooo

ooooooobOoOooOoooooooon
279,817,0000 0 O OO0 ODO58,029,0000 00O
0 72,085,0000 00 O O O O 0O0O041,081,0000
goooooOoOooooOooOobooooooo
ooooooooooocoon

gooooooooocoooooOoOoooooa
ooooooooooooooooooooa
oooooOooooOoOOooooobOOooooan
gooOoooOooooOOoooooOooooon
gooOoOooooooOOoooooOoooooon
oooOoOooooOOooooOoOOooOooooOOon
goooooOocOoDODOOO0OO0O000O0DnOo.04%
0100%] 0 O 0O 0 000.10%0 6.87%[ O O
OO00000656.54%097.27%1 000000
55.37% 0 70.00%L1]
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25. PREPAYMENTS, OTHER RECEIVABLES AND 25. 0000000000 ooonon
OTHER ASSETS 0
2021 2020
ooooo goooo
Note HK$’000 HK$’'000
od aoo goo
Prepayments oooo 48,923 86,653
Deposits oo 188,458 252,859
Other receivables ooooon 587,615 420,960
Right-of-return assets ooooo 1,393 1,848
Net investment in subleases ooooooo 16 4,174 4,146
Total prepayments, otherreceivables 00000000000
and other assets OooO0oooo 830,563 766,466
Less: Impairment allowance oooooo (237) (835)
830,326 765,631
Less: Deposits and other O0o0o0ooOoooo
receivables classi ed oooOooOoooo
as non-current assets (319,648) (476,273)
Portion classi ed as current assets ooooboooooo 510,678 289,358

Deposits and other receivables mainly represent deposits
with vendors and receivables from counterparties which have
no history of default. The financial assets included in the
above balances were not overdue and categorised in Stage
1 for the measurement of expected credit losses, except for
balances of HK$14,274,000 (2020: HK$20,401,000) which
was categorised within Stage 2, for the measurement of
expected credit losses. Where applicable, an impairment
analysis is performed at each reporting date by considering
the expected credit losses, which are estimated by applying
the probability of default approach with reference to the risks
of default of the counterparties. As at 31 March 2021, the
probability of default applied ranged from 0.16% to 1.55%
(2020: 0.83% to 3.25%) and the loss given default was
estimated to be approximately 56.54% to 62.86% (2020:
55.79% to 62.52%).
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PREPAYMENTS, OTHER RECEIVABLES AND
OTHER ASSETS (continued)

The movements in the loss allowance for the impairment of
nancial assets included in prepayments, other receivables
and other assets are as follows:

25. 000000 0ouooooooag

o og

obOoooOoboooooooobooon

goooboobooboboooooa

2021 2020

aoooon goooo

HK$’000 HK$’000

oono ooo

At beginning of year ood 835 —
Acquisition of subsidiaries ooooono — 825

Impairment loss/(reversal of 0do0odoDmobooooomad

impairment loss), net (646) 30
Exchange realignment ooaoo 48 (20)
At end of year gogd 237 835

COST OF OBTAINING CONTRACTS

Cost of obtaining contracts represented the prepaid sales
commission paid in connection with the sales of properties.
The Group has capitalised the amounts paid and will
charge them to profit or loss as selling and distribution
expenses when the revenue from the related property sale
is recognised. During the year ended 31 March 2021, sales
commission of HK$43,900,000 (2020: HK$115,421,000)
was charged to pro t or loss.
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27. FINANCIAL ASSETS/LIABILITIES AT FAIR 27. 0O00oooooooooon

VALUE THROUGH PROFIT OR LOSS l

2021 2020

agooon goooo

HK$°000 HK$’000

0d ooo

Listed fund investments ooooono 3,018 1,873

Unlisted funds, at fair value ooooooooboooad 348,699 241,526

Listed perpetual bonds oooogo 15,564 32,180

Unlisted equity investments ooooooo — 32,710

Listed equity investments ooooono 90,684 73

Derivative component of oooooooood
unsecured notes 3,864 6,220
461,829 314,582

Portion classi ed as non-current ogoooooooooo

assets (119,115) (111,178)
Current portion oooo 342,714 203,404
The above unlisted fund investments and listed perpetual 00obOooooboobooooon
bonds at 31 March 2021 and 2020 were mandatorily 00000000000 DO000000
classified as financial assets at fair value through profit or oobooooooobooooooonn
loss as their contractual cash ows are not solely payments ooo0o0ooooboboobobbooooon
of principal and interest. ooooaoo
At the end of the reporting period, the nancial assets at fair oooo0bOoOooboobbooooon
value through pro t or loss that were denominated in US$ gboo0oooooobbooooooon
and Japanese Yen, other than the functional currencies of gob0O0oO0oDbOdase4, 2630000 @modn
the respective group entities, amounted to HK$364,263,000 000g273,706,0000 O [T]

(2020: HK$273,706,000).

At 31 March 2021, the Group’s nancial assets at fair value go0oobooDoobDoooooon
through profit or loss with an aggregate carrying value of 0 0 015,7250000 O O OO 0OOO
HK$15,725,000 (2020: HK$32,180,000) were pledged to 32,180,0000 0 00O OOOOOOO
secure the Group’s general banking facilities (note 33). goo0oDbOooooooobboooon

0obOooo33m
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27. FINANCIAL ASSETS/LIABILITIES AT FAIR 27. 0000 oooooooooon
VALUE THROUGH PROFIT OR LOSS (1 O O
(continued)

2021 2020
ooooo oooon
Notes HK$’000 HK$’000
0o oo agoad
Derivative nancial instruments gooooad
— derivative component of —0ooooooood
convertible notes 34 37 621
— interest rate swaps —[0Oaooao (i) 19,039 4,401
19,076 5,022
Portion classi edasnon-current O000O0O0O0OO0OOO
liabilities (13,684) —
Current portion oooo 5,392 5,022
Note: god
(i) The Group has entered into various interest rate swap contracts (i) goo0oo0ooooOOo0ooooOoOoO0ooo
to manage its interest rate exposures. These interest rate swaps goboo0oOoOo0oOoOoooOooooooo
are not designated for hedge purposes and are measured at fair goooOooooooo

value through pro t or loss.
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28. CASH AND CASH EQUIVALENTS AND
RESTRICTED BANK BALANCES

28. 0000 OO0OOO0OoOoOoOg

2021 2020

ooooo ooooo

HK$’000 HK$’000

Oooo oo

Cash and bank balances 0000000 1,329,544 1,213,649
Time deposits oogo 400,752 370,318
1,730,296 1,583,967

Less: restricted bank balances O00o0o0o0ooo0o

(note) oooo (22,302) (8,157)

Cash and cash equivalents oooooooano 1,707,994 1,575,810

Note: According to the relevant mortgage facility agreements signed

by certain subsidiaries of the Group with their banks, the
subsidiaries are required to place at designated bank accounts
certain amounts as deposits for potential default of mortgage
loans advanced to property purchasers. The deposits can only
be used for payments for construction costs of the relevant
properties. These guarantee deposits will be released after the
property ownership certificates of the relevant properties are
passed to the banks.

As at the end of the reporting period, the cash and bank
balances of the Group denominated in Renminbi (“RMB”)
amounted to HK$377,591,000 (2020: HK$336,664,000). The
RMB is not freely convertible into other currencies, however,
under Mainland China’s Foreign Exchange Control Regulations
and Administration of Settlement, Sale and Payment of Foreign
Exchange Regulations, the Group is permitted to exchange RMB
for other currencies through banks authorised to conduct foreign
exchange business.

Cash at banks earns interest at oating rates based on daily bank
deposit rates. Short term time deposits are made for varying
periods of between one day and six 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.
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ASSETS CLASSIFIED AS HELD FOR SALE 2. 00000 Ooo0ooooooon
AND LIABILITIES DIRECTLY ASSOCIATED goooooooooobobo
WITH THE ASSETS CLASSIFIED AS HELD
FOR SALE
2021 2020
agooon ogoooo
HK$’000 HK$’000
oo ooo
Assets classi ed ODoooooooad
as held for sale
Non-current assets classi ed 00DO0o0oooobOooaono
as held for sale
— Investment properties (note) —oOooomooo 54,900 59,900
Note: As at 31 March 2021, the Group has committed to a plan to sell 000 Oo0ooo0OO0ooOO0OOOoOO0OO0OOn
certain investment properties with an aggregate carrying value oooDOoOoooOOoOooooooao
of HK$54,900,000 (2020: HK$59,900,000). The directors of the 00 54,900,0000 OO0 O OO 0O OO
Company expected the sale of these investment properties will 59,900,000 0 00O ODODOODDODO
be completed by the end of 31 March 2022. go0oODoOoO0oDOoOoOooOoOOoOoooDo
Ogo0o00o00ooooooo
TRADE PAYABLES 30. O00O0OO

An ageing analysis of the trade payables as at the end of the
reporting period, based on the invoice date, is as follows:

goooboboooobobooooooan
goooooo

2021 2020

ooooo ooooo

HK$’000 HK$’000

ooo ogo

Within 1 month oooo 47,813 40,188
1 to 3 months ooooo 9,039 3,625
3 to 6 months ooooo 9,073 4,470
Over 6 months ooooo 38,958 51,863
104,883 100,146

The trade payables are non-interest-bearing and have an
average term of 30 to 60 days. The Group has nancial risk
management policies in place to ensure that all payables are
within the credit timeframe.

oobooooooooobooooasoenn
ec0O000DDOO0DbObOOO0ObObOOoOonOd
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31. OTHER PAYABLES AND ACCRUALS AND 1. 00 oooooooooon
CONTRACT LIABILITIES l
2021 2020
goood goooo
Notes HK$°000 HK$’000
gd aoad oo
(Restated)
ooooo
Receipts in advance oooo 235,428 96,575
Rental and other deposits received OO0 0000000 175,721 160,330
Other payables ooooono 414,102 274,616
Contract liabilities oooo (@) 598,078 569,785
Refund liabilities oood 1,939 2,508
Accruals ooono 123,810 135,276
Lease liabilities ooog 16(b) 666,989 830,506
2,216,067 2,069,596
Less: Other payablesclassiedas 0000000000
non-current liabilities ooooooag (540,908) (707,834)
Current portion gogono 1,675,159 1,361,762
Represented by: ooono
Contract liabilities oood 598,078 569,785
Current portion of otherpayables O O0O0OOOOO0O0O0O
and accruals ooooog 1,077,081 791,977
1,675,159 1,361,762
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31. Jboboogoboboooon

CONTRACT LIABILITIES (continued) HEREEN
Notes: oogd
(@) Details of contract liabilities are as follows: (@) gooooooog
31 March 31 March 1 April
2021 2020 2019
ogoooo ogoooo oooood
goooog gooood oooo
HK$’000 HK$’000 HK$’000
ooog ooo ooo
Advances received from oooooo
customers
Sale of goods oooo 9,991 8,173 7,098
Sales of properties oooo 588,087 561,612 1,955,928

Contract liabilities include advances received from customers
in relation to sales of Chinese and Western pharmaceutical
and health food products and advances received from buyers
in connection with the Group’s pre-sales of properties. The

gboocobOoobOoOoOooOoboooooa
gboocobOooOooOoOoooOooOoooo
jdddoooooooooooooa
gboooooooooOooOoOoOoooo

net increase in contract liabilities was mainly due to increase oo
in advances received from customer in relation to sales of
properties.
(b)  Other payables are non-interest-bearing and are normally settled (y DOOODODOOOOOOOOOOOOO
within one year. oog
32. UNSECURED NOTES 32. 0OO0oo
Contractual
interest
rate (%) 2021 2020
per annum Maturity HK$’000 HK$’000
aooo ogoooo agoooo
00 (%) aoooo 0o gono
Unsecured Notes 2024 ooooag
goooo 1% 2024 199,348 181,220
TEC-FFR EREBEFRAAF
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On 19 May 2014, CAP established a
HK$1,000,000,000 medium term note program. The
notes issued under the program are listed on the
Hong Kong Stock Exchange by way of debt issue to
professional investors only. CAP further announced
that interests on the notes will be payable annually in
arrears at the interest rate of 1% per annum.

CAP has totally issued 40 batches with the principal
amount of HK$400,000,000 with 1% interest rate per
annum on 30 May 2014, 11 June 2014, 25 June 2014,
2 July 2014, 10 July 2014, 18 July 2014, 28 July 2014,
29 July 2014, 26 August 2014, 30 September 2014,
6 October 2014 and 7 October 2014 respectively (the
“Unsecured Notes 2024”). The entire Unsecured Notes
2024 will mature on 30 September 2024.

Further information of Unsecured Notes 2024 is as
follows:

Redemption period by CAP: Three specified
redemption dates from 31 December 2023 to 30 June
2024.

Redemption amount on maturity date: 96.85% of
principal amount.

Up to the Acquisition Date and as at 31 March 2021,
CAP has completed the repurchase and cancellation of
the Unsecured Notes 2024 with an aggregate principal
amount of HK$110,000,000. Accordingly, principal
amount of HK$290,000,000 remained outstanding as
at 31 March 2021.
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32. UNSECURED NOTES (continued) 32. J0ODOOomog

The imputed interest expenses on the Unsecured
Notes 2024 were calculated using effective interest
method by using the effective interest rate 11.1%.

On 19 November 2014, CAP entered into a placing
agreement with a placing agent for the issuance of
non-listed bonds with maturity in 2020 in the aggregate
principal amount of HK$26,000,000 (“Bonds 2020").

CAP has issued the Bonds 2020 in the aggregate
principal amount of HK$26,000,000 on 5 January
2015, 13 February 2015, 30 March 2015 and 17 April
2015 to the subscribers with the interest rates of 3.00%
payable annually on or before 18 February 2015 and of
7.30% payable annually after 18 February 2015. The
Bonds 2020 were matured and redeemed in full by
CAP on 18 February 2020.

gooobooboboboobooon
goooooobooboobooon
11.1%0

gboooboooboobbooboon
gboooboobobooobgooo
000000 2e0000000000
obobooooobobooOonooo
ooboooOm

obooboboooboobooo
ooboobooobOoboooboooo
oobOoboocobOobooooooon
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3.0000 000000000000
obooo0o0ooog730%00000
uboboobooboobooaobooan
gooooobobooo
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32. UNSECURED NOTES (continued)

The fair value of the unsecured notes at the acquisition
date of the CAP (“Acquisition Date”, as herein de ned
in note 40) had been split into the liability and derivative
components and their movements are as follows:

32. D000 Odaag

ooooobDooOooooooon
Mo0oo00Ooooaooo4otnd
oboooboooobooooooon
ooooo

Wang On Group Limited

Bonds 2020  Unsecured Notes 2024
ooood
0o dooooooonon
Liability Liability Derivative
component component component Total
oooo aoooo aoooo 00
HK$’000 HK$’000 HK$’000 HK$’000
ooo oono ooo ooo
(note 27)
goo27o
At 1 April 2019 oooooo
oood — — — —
Acquisition of subsidiaries ooooon
(note 40) goo4o0 25,853 178,513 (5,393) 198,973
Redemption 00 (26,000) — — (26,000)
Accretion of interest googoo 147 2,707 — 2,854
Fair value gain goooo — — (827) (827)
At 31 March 2020 gooooo
and 1 April 2020 oooogoo
oooogoo
oood — 181,220 (6,220) 175,000
Accretion of interest oooono — 21,028 — 21,028
Interest paid ooono — (2,900) — (2,900)
Fair value gain goooao — — 2,356 2,356
At 31 March 2021 gooooo
gooogo — 199,348 (3,864) 195,484
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33. U0ounooooon

2021 2020
goooo pgoooo
Contractual Contractual
interest interest
rate (%) Maturity HK$' 000 rate (%) Maturity HK$'000
000 %0 gooo ooo 000 %0 poooo ooo
Current:
ooo
Bank loans — secured HIBOR+(0.9 to 2.35)/ 2021-2022/ 1,639,065 HIBOR+(0.9 to 2.35)/ 2020-2021/ 1,091,062
Base rate+0.75/ On demand Base rate+0.75/ On demand
RMB base lending RMB base lending
rate +(0 to 1.85)/ rate +(0 to 1.39)/
Fixed rate of Fixed rate of
0.86t07.35 1490735
oooo —0o oooooooo oooooo oooooooo oooooo
+0.90 2.35)0 oooooo +0.90 2.35)0 oooooo
0000 +0.750 ooo 0ooo+0.750 ooo
ooooooo oooooCoo
00 +00 1.85)0 00 +00 1.39)0
ooooo.8607.35 00001490735
Bank loans — unsecured HIBOR+(1.4 to 2.5) 2021-2022/ 1,318,533 HIBOR+(1.7 to 2020-2021/ 565,004
On demand 2.5)/RMB base On demand
lending rate -1.05
oooo—-0oo oooooooo oooooo oooooooo oooooo
+1.40 2.5) oooooo H1.70 250 oooooo
ooo ooooooo ooo
00-1.05
Long term bank loans HIIBOR+ 2022/ 169,724 HIBOR+ On demand 880,762
repayable on demand (L4to 15) On demand (1.25t0 1.55)
— secured
oooooooooo oooooooo oooooo oooooooo ooo
00 —00o +1.40 15) ooo +1.250 1.55)
Long term bank loans HIBOR+ On demand 81,927 HIBOR+ On demand 120,078
repayable on demand (1.4t0 2.45) (L4102.45)
— unsecured
oooooooooo oooooooo ooo oooooooo ooo
00 —000 +1.40 2.45) +1.40 2.45)
Other loans — secured 6.5 2022 60,090 — — —
oooo—00oo ooooo
3,269,339 2,656,906
TEC-FFR EREBEFRAAF

303



NOTES TO FINANCIAL STATEMENTS (CONTINUED)
LR R TEEEAC D)

33. INTEREST-BEARING BANK AND OTHER

31March2021 0 000000000CO

BORROWINGS (continued)

33. Jbobooodaon

2021 2020
goooo goooao
Contractual Contractual
interest interest
rate (%) Maturity HK$' 000 rate (%) Maturity HK$'000
0000%0 gooo ooo 000 %0 poooo ooo
Non-current:
oooo
Bank loans — secured HIBOR+(1.2-1.79)/ 2022-2029 2,570,522  HIBOR+(1.2 to 1.79)/ 2021-2029 1,902,600
RMB base lending RMB base lending
rate+(0 to 1.85)/ rate+(0 to 1.39)/
Fixed rate of 5.5 Fixed rate of 7.125
t07.35 t07.35
0000 —000 00oooooo oooooo 0ooooooo oooooo
+1.20 1.79)0 ooooo +1.20 1.79)0 ooooo
ooooooo 0oooooo
00+00 1.85)0 00+00 1.39)0
0000550735 000071250 7.35
Bank loans — unsecured HIBOR+2.05 2022-2024 798,649 HIBOR+2.05 2022 1,015,533
0000 —000 oooooooo 000000 00000000 ooooo
+2.05 ooooo +2.05
Other loans — unsecured 6 2022 202,270 6 2022 198,970
0000 —00C0 ooooo ooooo
3,571,441 3,117,103
Total
oo 6,840,780 5,774,009
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33. INTEREST-BEARING BANK AND OTHER 33. 00000 o0oOdnoo
BORROWINGS (continued)

2021 2020
goood goooo
HK$’000 HK$’000
aoad ooo
Analysed into: ooaoo
Bank loans repayable: oooooooono
Within one year or on O0Doooomooaa
demand (note) 3,209,249 2,656,906
In the second year 0000 1,061,028 1,153,078
In the third to fth years, 0000000 oDOoooooo
inclusive 2,090,872 1,473,532
Beyond ve years goo 217,271 291,523
6,578,420 5,575,039
Other loans repayable: oooooooano
Within one year or on oboboomooo
demand (note) 60,090 —
In the second year oooo 202,270 —
In the third to fth years, doodoooomooooooad
inclusive — 198,970
262,360 198,970
6,840,780 5,774,009
Note: As further explained in note 49 to the financial statements, 000 ODDODDOOCOOO0OO0400000000
the Group’s term loans with an aggregate amount of OodQ01401,871,0000 D O0CDOOOO
HK$1,401,871,000 (2020: HK$1,373,690,000) containing an 1,373,690,0000 0 00 00O O OO
on-demand clause have been classi ed as current liabilities. For 0000000 0DO0OO0000O00O0O0
the purpose of the above analysis, the loans are included within go00OoO0ODOODOOOOoOoOoocOooOoOo
current interest-bearing bank and other borrowings and analysed OO000OO000OO0OO0O00O0OO0O0000O
into bank and other borrowings repayable within one year or on coooooo
demand.
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33. INTEREST-BEARING BANK AND OTHER 33. U0bOooooobdon

BORROWINGS (continued)

At the end of the reporting period, the maturity profile of oboooOobooboobooooboon

interest-bearing loans based on the scheduled repayment oooooooooooon

dates set out in the loan agreements is as follows:

2021 2020
aoooon goooo
HK$’000 HK$’000
oodd ooo

Bank loans repayable: ooooooooo
Within one year ooag 2,960,972 1,742,777
In the second year oooo 1,182,916 1,975,088
In the third to fthyears,inclusive OOO00OO00O0MO00OO00OOO0O0O 2,217,261 1,565,651
Beyond ve years oono 217,271 291,523
6,578,420 5,575,039

Other loans repayable: ooooooooo
Within one year ooad 60,090 —
In the second year oooo 202,270 —
In the third to fthyears, inclusive OOO0OO00O0O0OO0OOOOO — 198,970
262,360 198,970
6,840,780 5,774,009

Notes: ooo

(@) Certain bank loans of the Group are secured by the Group’s (@

owned buildings and leasehold land (note 14), investment
properties and certain rental income generated therefrom (note
15), properties under development (note 17), properties held
for sale (note 21), financial assets at fair value through other
comprehensive income (note 20), loans and interest receivables
(note 24), nancial assets at fair value through pro t or loss (note
27) and share charges over the equity interests of two (2020:
two) subsidiaries of the Company (note 1).
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INTEREST-BEARING BANK AND OTHER
BORROWINGS (continued)

Notes: (continued)

(b)  As at 31 March 2021, except for the bank borrowings of
HK$331,943,000 (2020: HK$261,567,000) and other loans
of the HK$262,360,000 (2020: HK$198,970,000) from non-
controlling shareholders of certain subsidiaries of the Group,
which bear interest at xed rates, all bank loans bear interest at

oating interest rates.

(c) The carrying amounts of the Group’s bank and other borrowings

33. Uuonoooooog

oomoo

(b) oo00o0ooDODO0oooO0O0oo0oooD0Oo
00000000 0331,943,0000 O
O0000002e1,567,00000 00 0
goo0ooDOOooOoOOoDOO0oo0oOOooO0o
00 02623600000 00 000000
198,970,0000 0 000 O0O0OOOOOO
ooooooo

(© ooooooOoooOoooOoooOoooo

which are denominated in the following currencies are as follows: oooooog
2021 2020
ooooo goooo
HK$’000 HK$’000
ooo ooo
HK$ oo 6,321,148 5,100,274
RMB ooo 444,309 411,488
Uss$ oo 75,323 262,247
6,840,780 5,774,009

CONVERTIBLE NOTES 34. 00O OoOno

On 19 October 2016, CAP issued convertible notes in an
aggregate principal amount of HK$500,000,000 which
bear interest at 7.5% per annum (the “CN 2021”). The CN
2021 will mature after 5 years from the date of issuance
and can be convertible into ordinary shares of CAP at any
time between the date of issuance of the CN 2021 and the
maturity date. The CN 2021 are convertible at a conversion
price of HK$0.4 per share.

The interest for the year ended 31 March 2021 and 2020
was calculated by applying an effective interest rate of
11.48% to the liability component for the remaining period
from the Acquisition Date of the CAP Group.

ugooobbooooooboooooon
00000dosoo,ooo0000000nn
075%00000000000000
oobodmoooooboooboooooon
gooobooooboboooooon
obOoocoOoooobOoocbooooon
gooooobboooooobobooon
goobooooboboogooo4nnO
gooooo

gooobobooooobobobooooon
obOoocoOoooobOoocbooooon
uoooboooooobobooooan
000 11.48% 000
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34. CONVERTIBLE NOTES (continued) 34. JODOomog

On 27 November 2020, the Company served partial
redemption notices pursuant to the terms and conditions for
the early redemption of CN 2021 for an aggregate amount
of HK$130,000,000. Loss on redemption of convertible
notes of HK$3,933,000 was recognised and included in
“Other expenses” in the consolidated statement of pro t or
loss and other comprehensive income.

As at 31 March 2021, the CN 2021 with principal amount
of HK$134,800,000 (2020: HK$264,800,000) were
outstanding and the maximum number of shares to be
converted is 337,000,000 (2020: 662,000,000) shares of
CAP.

The fair value of the CN 2021 at the Acquisition Date had
been split into the liability and derivative components and
their movements are as follows:

oooooOoooobooobobOooo
oooooooooboocooooon
oobDoooboDoooooooboobooDn
130,000,000 000O0O0O0OOODODOO
gooooooasessoeoon0nnoonn
obDoOoo0ooObOoooobbOooon
ooog

oobooobDooooooboooobooon
00 0134,800,0000 00 O OOOOO
2648000000 00000000000
goooooDoobDOooDOoobOoon
goDb0Od337,00000000 000000
662,000,0000 1

goobDbOooooboobbooooon
ooboooOoobOoobOobOoobooon
ao

Liability Derivative
component component Total
aoogoao aoooao 00
HK$’000 HK$’000 HK$’000
aoao aoo ooo
(note 27)
ooo2r7d
At 1 April 2019 goooooooon — — —
Acquisition of subsidiaries 000000000 400
(Note 40) 248,415 1,201 249,616
Accretion of interest ooooo 1,399 — 1,399
Fair value gain ooood — (580) (580)
At 31 March 2020 doooooooooon
and 1 April 2020 oooooooooo 249,814 621 250,435
Accretion of interest oooono 7,849 — 7,849
Early redemption o000 (125,762) (305) (126,067)
Fair value gain ooooad — (279) (279)
At 31 March 2021 ddooooooooon 131,901 37 131,938
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35. DEFERRED TAX 35. 0000

The components of deferred tax liabilities and assets during ooboooboOOoooooogooog
the year are as follows:

Unrealised
fair value gain
on nancial
assets  Depreciation Fair value
at fair value allowance  adjustments

Withholding through other inexcess  arising from
Right-of- taxfor  Revaluation comprehensive of related  acquisition of
Use assets dividend  of properties income  depreciation  subsidiaries Total
oooooo
oooooo
ooooa ooooon
0oon gooo Oooooo ooo
ooooao ooo oooo ooooao goooa ooooo oo
Notes HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
oo ooo ooo ooo ooa ooo ooo ooa
At 1 April 2019 0ooooooooo 21,642 — — 99717 39,758 17,097 88474
Disposal of subsidiaries pooooo 4 — - — — ) — 1)
Acquisition of subsidiaries goocoo 40 — - 488,922 — - 156,887 645,809
Deferred tax charged/(credited) to 0ooomeomo
pro torloss during the year ooooo 1 (9,457) - 887 — (2,454) (498) (11,522)
Deferred tax credited to other oooooooo
comprehensive income poooooo
during the year — - — (9,977) - — (9,977)
Exchange realignment oooo — - (12371) — - (3922) (16,293)
At3LMarch2020and L Apri 2020 000000000000
oooooooooo 12,185 - 477438 — 37,97 169,564 696,484
Disposal of subsidiaries oooooo 4 — - — — (288) — (288)
Deferred tax charged/(credited) to poogmeemo
pro torloss during the year ooooo 1 (12,185) 20,000 3,850 — (2332 (13443 (4,110)
Deferred tax credited to other pooooooooo
comprehensive income 0oooo
during the year — - — — 582 — 582
Exchange realignment 0ooo — — 30,934 — — 9,073 40,007
At31 March 2021 0000o00oooooo — 20,000 512,222 - 35,259 165,194 732,675
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35. DEFERRED TAX (continued) 35. 000mon

310

Deferred tax assets Oo0ooon
Losses  Depreciation
available in excess
Right-of-  for offsetting of related Impairment
use againstfuture  depreciation of nancial
assets taxable pro ts allowance assets Total
oooooo
0o0oo Oooooo
goooad oo goooa gooooo oo
Notes HK$'000 HK$'000 HK$'000 HK$000 HK$'000
0o ooo ooo ooo ooo ooo
At 1 April 2019 oooooooooao — 62,017 856 443 63,316
Deferred tax credited/ 0000Doomo
(charged) to pro t or ooooo
loss during the year 11 — (35,633) (669) 4,587 (31,715)
At 31 March 2020 oooooo
and 1 April 2020 oooooa
oopoooooooo — 26,384 187 5,030 31,601
Deferred tax credited/ 0000DOoomo
(charged) to pro tor goooo
loss during the year 11 8,058 (1,349) (187) (4,116) 2,406
At 31 March 2021 oooooo
oooooa 8,058 25,035 — 914 34,007

Wang On Group Limited
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35. DEFERRED TAX (continued) 35. 00n0adg

For presentation purposes, certain deferred tax assets
and liabilities have been offset in the statement of nancial
position. The following is an analysis of the deferred tax
balances of the Group for nancial reporting purposes:

gobooObooobobOboboooooon
goobDDboOooobooooooon
obooooooooooooooon

2021 2020
aoooo goooo
HK$’000 HK$’000
gog ooo
Net deferred tax assets 0ooooooooboooad
recognised in the consolidated oooooood
statement of nancial position 9,337 4,607
Net deferred tax liabilities 0ooooooooooad
recognised in the consolidated oooooooog
statement of nancial position (708,005) (669,490)
(698,668) (664,883)

The Group has tax losses arising in Hong Kong of
HK$1,411,223,000 (2020: HK$1,226,202,000), subject
to the agreement of the Inland Revenue Department, that
are available inde nitely for offsetting against future taxable
profits of the companies in which the losses arose. Tax
losses of HK$151,726,000 (2020: HK$159,902,000) have
been recognised as deferred tax assets. Deferred tax assets
have not been recognised in respect of the remaining
amount of HK$1,259,497,000 (2020: HK$1,066,300,000) as
they have arisen in subsidiaries that have been loss-making
for some time and it is not considered probable that taxable
pro ts will be available against which the tax losses can be
utilised. The Group also has unused tax losses arising in
the Mainland China and Macau of HK$458,121,000 (2020:
HK$384,883,000) that will expire in one to five years for
offsetting against future taxable pro ts.

goooooooobooon 1,411,223,000
O o0ob0O0o0oL2262020000 00O
ooooooooooomoooo
oobooooooobooooooonn
00 0O 0151,726,0000 00 O O O O
goi1s9,9020000 0 00 OO DODODODO
oobOoobOooooooobooon
0 01,259,497.,0000 IO OO OOOO
1,066,300,0000 0 00O ODODODODODO
ooboobOoOooOooooooon
oobooobOoooooocobooon
ooboDoobDoooooobooboobooD
oooooooOoobooooooonn
0 0458,121,0000 OO O O O O OO
384,883 0000 D MO0 ODOOODOOO
ooboobOoobooon
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Pursuant to the PRC Corporate Income Tax Law, a 10%
withholding tax is levied on dividends declared to foreign
investors from the foreign investment enterprises established
in the Mainland China. The requirement is effective from 1
January 2008 and applied to earnings after 31 December
2007. A lower withholding tax rate may be applied if there
is a tax treaty between China and the jurisdiction of the
foreign investors. For the Group, the applicable rate is 5%
or 10%. The Group is therefore liable to withholding taxes
on dividends distributed by its joint venture established
in the Mainland China in respect of earnings generated
from 1 January 2008. In the opinion of the directors of the
Company, the withholding taxes have no material impact on
the Group.

The aggregate amount of temporary differences associated
with investments in subsidiaries in Mainland China for which
deferred tax liabilities have not been recognised totalled
approximately HK$326,748,000 (2020: HK$324,403,000) at
31 March 2021. In the opinion of the directors, the Company
is able to control the timing of the reversal of the temporary
difference and, accordingly, the Group has taken into
consideration, among others, the probability the temporary
difference being reversed in the foreseeable future, and
recognised for withholding taxes that would be payable in
the foreseeable future on distribution of unremitted earnings
by the Company’s subsidiaries established in Mainland
China in respect of earnings generated.

There are no income tax consequences attaching to the
payment of dividends by the Company to its shareholders.

Annual Report 2021
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obooooooobOoobooobon
0ob0010%b0o0o0o00o0ooooon
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goobooObboooooooboobooon
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Ooo0oo0o000s%%0bO10%000000
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uboboboobooobooboobann
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36. SHARE CAPITAL 36. 00O
2021 2020
ooooo ooooo
HK$’000 HK$’000
ooo ood
Authorised: oono
40,000,000,000 ordinary shares  40,000,000,0000 0 00O
of HK$0.01 each 0.010000COO 400,000 400,000
Issued and fully paid: ooooooo
16,657,520,047 16,657,520,047 0
(2020: 17,397,520,047) ooooooo
ordinary shares of 17,397,520,047 0 O O
HK$0.01 each gooolioooooOnO 166,575 173,975
A summary of movements in the Company’s share capital is O0000oooooobobono
as follows:
Number of
shares Issued Share
in issue capital premium Total
oo oo
oooo oo oooag 00
Notes '000 HK$'000 HK$'000 HK$’000
oo oo ooao ooao ooao
At 1 April 2019 gooooooooo 17,867,520 178,675 1,304,476 1,483,151
Cancellation of shares 000000
repurchased @ (470,000) (4,700) (43,525) (48,225)
At 31 March 2020 gooooo
and 1 April 2020 ooooooo
oooooooon 17,397,520 173,975 1,260,951 1,434,926
Cancellation of shares 000000
repurchased (b) (740,000) (7,400) (40,733) (48,133)
At 31 March 2021 ooooono
oooooo 16,657,520 166,575 1,220,218 1,386,793
TEC-FFR EREBEFRAAF
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36. SHARE CAPITAL (CONTINUED) 36. OO
Notes: ooo
(@ The Company repurchased 470,000,000 of its shares on (a) 00000000000 470,000,00000
the Hong Kong Stock Exchange at a total consideration of O00000048,051,0000 D O00C0OO
HK$48,051,000 (and incurred transaction costs of HK$174,000). 001740000 0@ O0000000O000O
The repurchased shares were cancelled during the year ended 0000000000000000
31 March 2020.
Details of the shares repurchased by the Company during the ooo0o0oo0ooooO0o0ooo0oO0000on
year ended 31 March 2020 are summarised below: 000000000000
Number Highest Lowest
of shares price price Aggregate
Month of repurchase repurchased per share per share consideration
goono gooooo gooon goooo odo
’000 HK$ HK$ HK$’000
oo oo oo ooo
July 2019 ooooooo 315,000 0.105 0.098 31,660
August 2019 goooood 155,000 0.108 0.101 16,391
470,000 48,051
(b)  The Company repurchased 740,000,000 of its shares on () O0O0O0OO0OO0ODOO0O0OO740,000,00000
the Hong Kong Stock Exchange at a total consideration of oooooo47.9e00000 00000
HK$47,960,000 (and incurred transaction costs of HK$173,000). 0017300000 O00O0O0OOOOO
The repurchased shares were cancelled during the year ended obooobooobooobooood
31 March 2021.
Details of the shares repurchased by the Company during the ooooooooOoooooOoooooo
year ended 31 March 2021 are summarised below: oooooooooooo
Number Highest Lowest
of shares price price Aggregate
Month of repurchase repurchased per share per share consideration
gooo gooooo goooo goooo ogo
’000 HK$ HK$ HK$’000
oo oo oo oood
December 2020 oo0oooooo 740,000 0.067 0.061 47,960
(c) Further details of the Company’s shares held by a subsidiary of (c) JO0o000D0o00O0oO0O0oOOoOoooooo

314  wang On Group Limited
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On 2 May 2012, the share option scheme adopted by the
Company on 3 May 2002 (the “2002 Scheme”) expired
and a new share option scheme (the “2012 Scheme”)
was adopted by the shareholders of the Company on 21
August 2012. As a result, the Company can no longer grant
any further options under the 2002 Scheme. However, all
options granted prior to the termination of the 2002 Scheme
will remain in full force and effect. During the year ended
31 March 2021, no share option was granted, exercised,
lapsed or cancelled under both the 2002 Scheme and the
2012 Scheme.

Under the 2012 Scheme, 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 2012 Scheme
became effective on 21 August 2012 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 2012 Scheme is to provide incentives

and rewards to eligible participants who contribute to the
success of the Group’s operations.

goooObboooooboboooooon
gobDooooobbooooOonooon
odoomooooooobOooon
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doobooooooOonoooobogo
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goboooooobobooooooon
oboooOooooooooooboon
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gooObboooooboooboooooon
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37. SHARE OPTION SCHEME (continued)

31March2021 0 000000000CO

37. U0onodadgd

Maximum number of shares available for subscription

Pursuant to the 2012 Scheme, the maximum number of
share options that may be granted under the 2012 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
2012 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 2012 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 associate) under the 2012 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.

Wang On Group Limited  Annual Report 2021
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Maximum entitlement of each participant (continued)

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 (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 2012 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 associates) is
also required to be approved by shareholders.

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 higher of:

()  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; and
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37. SHARE OPTION SCHEME (continued) 37. 00000 OO
Basis of determining the exercise price (continued) ooooooboomoo
(i) the average of the closing prices of the shares as () OOOODOOOODOOOCODO
stated in the daily quotation sheets issued by the goboobooobooobobooon
Hong Kong Stock Exchange for the five business oooooOoooooooooon
days immediately preceding the date of offer of grant, obooooooooobobon

provided that the option price per share shall in no
event be less than the nominal amount of one share.

An offer for the grant of share options must be accepted oo0oboooooboobobooon
within 30 days from the date on which such offer was made. 00o0o0DDoDDOOoOoOooODOOoOo0ooOooono
The amount payable by the grantee of a share option to gooooobobogioeoond

the Company on acceptance of the offer of the grant is

HK$1.00.

Share options do not confer rights on the holders to ooooboooooobooooooo
dividends or to vote at shareholders’ meetings. oopoOoooooon

As at 31 March 2021 and 2020, there were no share options oboboooooobOooboooboooD
outstanding. O00D0OOoooooon
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WOP operates a share option scheme (the “WOP Share
Option Scheme”) for the purpose of providing incentives
and rewards to eligible participants who contribute to the
success of WOP and its subsidiaries (collectively referred
to as the “WOP Group”). Share options may be granted to
any WOP’s 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 WOP 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 WOP 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 WOP 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 WOP Share Option Scheme is to
provide incentives and rewards to eligible participants who
contribute to the success of the WOP Group’s operations.

Maximum number of shares available for subscription

Pursuant to the WOP Share Option Scheme, the maximum
number of share options that may be granted under the
WOP Share Option Scheme and any other share option
schemes of WOP is an amount, upon their exercise, not
in aggregate exceeding 30% of the issued share capital of
WOP 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 WOP 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 WOP
Share Option Scheme limit or as refreshed from time to time.
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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 WOP Share
Option Scheme within any 12-month period is limited to 1%
of the shares of WOP 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 WOP (or any of their respective
associates) must be approved by the independent non-
executive directors of WOP (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 WOP Share Option Scheme and any other share
option schemes of WOP (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 WOP’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.
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37. 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 higher of:

0)

(i)

the closing price of the shares as stated in the daily
guotation 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; and

the average closing price of the shares as stated in
the daily quotation sheets issued by the Hong Kong
Stock Exchange for the ve 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.

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
WOP 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
WOP Share Option Scheme.

37. U0onodadgd
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The share option scheme adopted by WYTH on 18
September 2003 (the “WYTH 2003 Share Option Scheme”)
was terminated with the approval by the shareholders of
WYTH at the annual general meeting held on 22 August
2013 and a new share option scheme (the “WYTH 2013
Share Option Scheme”) was approved to be adopted by the
shareholders of WYTH on 22 August 2013. The WYTH 2013
Share Option Scheme will remain in force for a period of 10
years from that day, unless otherwise terminated earlier by
shareholders in a general meeting. As a result, WYTH can
no longer grant any further options under the WYTH 2003
Share Option Scheme.

Upon the termination of the WYTH 2003 Share Option
Scheme, no share options were granted thereunder but the
subsisting share options granted prior to the termination will
continue to be valid and exercisable during the prescribed
exercise period in accordance with the terms of the WYTH
2003 Share Option Scheme. The WYTH 2003 Share
Option Scheme and WYTH 2013 Share Option Scheme are
collectively known as (the “WYTH Share Option Schemes”).

The WYTH Share Option Schemes are for the primary
purpose of providing incentives to selected eligible persons
as incentives or rewards for their contribution or potential
contribution to WYTH and its subsidiaries (collectively, the
“WYTH Group”).

Pursuant to the WYTH Share Option Schemes, the board
of directors of WYTH may grant options to directors and
eligible employees of WYTH to subscribe for shares in WYTH
at a consideration equal to the higher of the closing price of
the shares of WYTH on the Hong Kong Stock Exchange at
the date of offer of grant and the average closing price of the
shares of WYTH on the Hong Kong Stock Exchange for the
ve trading days immediately preceding the date of grant of
the options.

Annual Report 2021
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Options granted must be taken up within 30 days from the
date of grant, upon payment of HK$1. Options may be
exercised at any time from the date of grant of the share
options up to the tenth anniversary of the date of grant as
determined by the directors at their discretion.

The maximum number of shares of WYTH in respect of
which options may be granted, when aggregated with any
other share option scheme of WYTH, shall not exceed
30% of the issued share capital of WYTH from time to time
excluding any shares issued upon the exercise of options
granted pursuant to the WYTH 2013 Share Option Scheme.
Notwithstanding the foregoing, the shares which may be
issued upon exercise of all outstanding options granted and
yet to be exercised under the WYTH 2013 Share Option
Scheme shall not exceed 10% of the shares in issue as
at the date of approval of the WYTH 2013 Share Option
Scheme.

The total number of shares in respect of which options may
be granted to an eligible person under the WYTH 2013
Share Option Scheme is not permitted to exceed 1% of the
aggregate number of shares for the time being issued and
issuable under the WYTH 2013 Share Option Scheme.

No share option has been granted since the adoption of the
WYTH 2013 Share Option Scheme as at 31 March 2021
and 2020.
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37. SHARE OPTION SCHEME (continued) 37.

The following share options were outstanding under the
WYTH 2003 Share Option Scheme during the year:

ao

goboomod

goobobooooboobobooooon
gooooooooooogoo

2021 2020
ooood ooooo
Weighted Weighted
average Number average Number
exercise price of options exercise price of options
oood oooo
ooo ooood ooo oooog
HK$ HK$
per share '000 per share 000
ooood 00 oooo oo
At beginning of year ooo 7.420 16 7.420 17
Expired during the year ooooa 7.420 (16) —
Forfeited during the year goooa — 7.420 1)
At end of year ooad — 7.420 16

There were no share options granted or exercised for the
years ended 31 March 2021 and 2020.

There was no share-based payment recognised during the
years ended 31 March 2021 and 2020.
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37. SHARE OPTION SCHEME (continued) 37. 00000 OO
The exercise prices and exercise periods of the share obdboooooobobobooog
options outstanding as at the end of the reporting period are ooooooog
as follows:
2021 ooood
There were no outstanding share options outstanding as at oooobb0ooooooooooon
31 March 2021. oooooo
2020 ogoooo
Number of options Exercise price* Exercise period*
goooad goao* gooo-*
000 HK$ per share
od oood
16 7.420 12.5.2011 to 11.5.2020

gboobooooooo
ooboooboooon

* The exercise price of the share options is subject to adjustment * vbooooooobooooooooo
in the case of rights or bonus issues, or other similar changes in uooobobboooooooooon
the Company’s share capital.
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The options granted vested as follows:

On the 1st anniversary of the date of grant
Oo0oooooiloo
On the 2nd anniversary of the date of grant
Oo0oooooz200
On the 3rd anniversary of the date of grant
Oo0ooooo3oon

At the end of the reporting period, the Company had no
share options outstanding under the 2003 Scheme (2020:
16,537 share options).

The share option scheme was adopted by CAP on 3 May
2012 (the “CAP 2012 Scheme”) whereby the directors of
CAP are authorised, at their discretion, to invite selected
eligible persons (the “Participants”) to take up options for
their contribution to the CAP Group. The CAP 2012 Scheme
will remain in force for 10 years. Under the CAP 2012
Scheme, the board of directors of CAP may grant options
to the Participants to subscribe for shares in CAP for a
consideration of HK$1 for each lot of share options granted.
The exercise price is to be determined by the board of
director of CAP and shall not be less than the highest of:

Annual Report 2021
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(@ the of cial closing price of the shares as stated in the
daily quotations sheets of the Stock Exchange on the
offer date which must be a business day (and for this
purpose, shall be taken to be the date of the board of
director meeting at which the board of director of CAP
proposes to grant the options);

(b) the average of the official closing price of the shares
as stated in the daily quotations sheets of the Stock
Exchange for the five business days immediately
preceding the offer date; and

(c) the nominal value of a share.

Pursuant to the CAP 2012 Scheme, the maximum number
of shares in CAP in respect of which options may be granted
when aggregated with any other share option scheme
of CAP is not permitted to exceed 995,306,782 shares,
representing 10% of the issued share capital of CAP as
at the date of this report. Subject to the issue of a circular
and the approval of the Shareholders of CAP in general
meeting and/or such other requirements prescribed under
the Listing Rules from time to time, the board of director of
CAP may refresh the limit at any time to 10% of the total
number of shares in issue as at the date of approval by the
shareholders of CAP in general meeting. Notwithstanding
the foregoing, the shares which may be issued upon
exercise of all outstanding options granted and yet to be
exercised under the CAP 2012 Scheme and any other share
option schemes of CAP at any time shall not exceed 30% of
the shares in issue from time to time.
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The number of shares in respect of which options may
be granted to the Participants in any 12-month period up
to and including the date of grant shall not exceed 1% of
the total number of shares in issue as at the date of grant.
Any further grant of options in excess if this 1% limit shall
be subject to the approval of the shareholders in general
meeting. The participant and his associates (as defined in
the Listing Rules) are abstained from voting and/or other
requirements prescribed under the Listing Rules from time
to time. Options granted to substantial shareholders or
independent non-executive directors in excess of 0.1%
of the CAP’s share capital or with a value in excess of
HK$5,000,000 must be approved in advance by CAP’s
shareholders.

There is no speci ¢ requirement that an option must be held
for any minimum period before it can be exercised but the
Board is empowered to imposed as its discretion any such
minimum period at the time of grant of any particular option.
The period during which an option may be exercised will be
determined by the Board at its absolute discretion, save that
no option may be exercised more than ten years from the
date of grant.

No options have been granted, exercised, cancelled of

lapsed under the CAP 2012 Scheme during the years ended
31 March 2021 and 2020.
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The amounts of the Group’s reserves and the movements O00o0ooDooooooooooo
therein for the current and prior years are presented in the goooocooooDDD490 1500
consolidated statement of changes in equity on pages 149 ooboooDooDO

to 150 of the nancial statements.

The contributed surplus of the Company originally
derived from the difference between the nominal
value of the share capital and share premium of
the subsidiaries acquired pursuant to the Group’s
reorganisation on 6 February 1995 and the par value
of the Company’s shares issued in exchange therefor.
Under the Companies Act 1981 of Bermuda (as
amended), the contributed surplus is distributable to
shareholders under certain circumstances.

The share option reserve comprises the fair value of
share options granted which are yet to be exercised,
as further explained in the accounting policy for
share-based payments in note 2.4 to the financial
statements. The amount will either be transferred to
the share premium account when the related options
are exercised, or be transferred to retained profits
should the related options expire after the vesting
period.

A subsidiary of the Group holds certain listed shares
of the Company. These shares are treated as treasury
shares and accounted for as a deduction from
equity holders’ equity. Gains and losses on sale or
redemption of the treasury shares are credited or
charged to equity. The total number of treasury shares
as at 31 March 2021 was approximately 1,716,749,000
(31 March 2020: 423,000,000).
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38. RESERVES (continued)

38. U

Pursuant to the relevant laws and regulations in
Mainland China, a portion of the profits of the
Company’s subsidiaries in Mainland China has been
transferred to the reserve funds which are restricted to
use.

Capital reserve represents the difference between the
amounts of net consideration and the carrying values

obooobooooboooooon
obooobooooobobooconoo
ooooobDooDooDoOoDo

oooobooooboooood
gboooooooooooooon

of non-controlling interests acquired or disposed of.

39. PARTLY-OWNED SUBSIDIARIES WITH
MATERIAL NON-CONTROLLING INTERESTS

Details of the Group’s subsidiaries that have material non-

gon

39. UObOoooobboooooon

otboboooboobooooobooo

controlling interests are set out below: oooooo
2021 2020
agoooad goooo
Percentage of equity interestheld OO0OO000O0OO0OO0O0OODOOO0O
by non-controlling interests:
WOP oooo 25% 25%
WYTH oooono 34.21% 41.92%
2021 2020
ooooo ooooo
HK$’000 HK$’000
ooo ood
(Restated)
goooo
Pro t/(loss) for the year allocated OO0O000O0O00OO0O0O
to non-controlling interests: 000000
WOP oooo 102,805 128,575
WYTH ooood (124,891) 180,818
Accumulated balances oopoooDooooo
of non-controlling interests oooooo
at the reporting date:
WOP oood 1,252,546 1,211,790
WYTH ooood 2,278,130 2,409,880
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39. PARTLY-OWNED SUBSIDIARIES WITH

MATERIAL NON-CONTROLLING INTERESTS

(continued)

The following tables illustrate the summarised financial
information of the above subsidiaries. The amounts

31March2021 0 000000000CO

0oodon

39. 0o bboouooooooog

goboobboooooooobooon
goooobooboooooboooDnDn

disclosed are before any inter-company eliminations: oo
WOP WYTH
good goooo
HK$’000 HK$’000
oo 0od
2021 oooon
Revenue oo 314,806 1,108,565
Pro t/(loss) for the year ooDooDmooad 414,674 (212,246)
Other comprehensive 0doooooooomaooad
income/(loss) for the year (7,553) 427,388
Total comprehensive oooooooad
income for the year 407,121 215,142
Current assets oooo 5,124,856 3,225,924
Non-current assets goooo 5,024,714 4,807,700
Current liabilities oood 2,208,508 2,366,459
Non-current liabilities ooooo 2,960,269 1,648,361
Net cash ows from/(used in) 000000 mooDmooan
operating activities (1,399,307) 412,551
Net cash ows from/(used in) oo0oooomooomooood
investing activities 331,559 (64,488)
Net cash ows from/(used in) godooomoomooboono
nancing activities 1,040,632 (350,876)
Net decrease in cash and oooooDoooDooooo
cash equivalents (27,116) (2,813)
TEC-FFR EREBEFRAAF
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39. 0o bboouooooooog

MATERIAL NON-CONTROLLING INTERESTS Oo00doao
(continued)
WOP WYTH
ogoono oooon
HK$°000 HK$’000
oo ood
(Restated)
ooooo
2020 ooooo
Revenue oo 2,372,090 620,741
Pro t for the year oooo 471,878 380,121
Other comprehensive 0oDooooooomoaooad
income/(loss) for the year 4,618 (243,300)
Total comprehensive oooooooad
income for the year 476,496 136,821
Current assets ooono 3,789,538 3,027,734
Non-current assets goooo 4,948,871 4,521,729
Current liabilities ooono 1,539,557 1,856,626
Non-current liabilities goooad 2,482,940 1,865,543
Net cash ows used in oooooooooono
operating activities (239,605) (32,524)
Net cash ows from oooooooooono
investing activities 86,827 425,237
Net cash ows used in oooooooooon
nancing activities (872,508) (81,624)
Net increase/(decrease) oooooooono
in cash and cash equivalents oo0ooooooo (1,025,286) 311,089

CAP ACQUISITION

40.

The Group has elected to initially measure the non-
controlling interests in CAP at the non-controlling interests’
proportionate share of CAP’s identifiable net assets at the

Acquisition Date.

A gain on bargain purchase amounted to HK$571,478,000
(Restated) was recognised in other income and gains in the
Group’s profit or loss for the year ended 31 March 2020,
which represented the excess of the fair value of the net
identifiable assets of the CAP Group over the aggregate
cash consideration due to the deep discount of market
capitalisation of CAP against its net asset value.

Annual Report 2021
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40. CAP ACQUISITION (continued)

The provisional fair values of the identifiable assets and
liabilities of the CAP Group as at the date of acquisition were

as follows:

40. DO OO OO0O0O0mOO

goobDbOoooooboobbooooon

obooooooooooo

2020
goooo
HK$’000
ooo
(Restated)
ooooo
Property, plant and equipment oooooooad 74,458
Investment properties ooono 2,912,560
Properties under development ooooo 292,320
Properties held for sale goooon 1,685,600
Trade receivables ooono 4,033
Loan and interest receivables ooooooog 65,552
Prepayments, other receivables and other assets 0000000000 0O0bOOoDad 207,167
Financial assets at fair value through pro t or loss ooo0oDoooooooon 5,470
Restricted bank balances ooooooo 9,132
Tax recoverable ooood 10,068
Cash and cash equivalents Ooooooooo 364,928
Trade payable ooo0 (49,098)
Other payables and accruals 00Do0oooooooon (481,987)
Contract liabilities oooo (530,318)
Financial liabilities at fair value through oooooooobooobon

pro tor loss (1,201)
Unsecured notes ooooad (204,366)
Interest-bearing bank and other borrowings oobooooooo (998,454)
Tax payable ooaoo (59,861)
Convertible notes gogoog (248,415)
Deferred tax liabilities ooooono (645,809)
Total identi able net assets at fair value 0o0o0oo0ooobOoboooooo 2,411,779
Non-controlling interests ooooad (1,356,873)
1,054,906

Gain on bargain purchase recognised doooDoooooooooooo
in other income and gains in the pro t or loss oooo (571,478)
Satis ed by cash ooooo 483,428
“EC R RREBFRRAF
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40. CAP ACQUISITION (continued) 40. D00 O0O0OO0O0OO0OO OO
The fair values of trade receivables, other receivables 00000000 oDooooooan
and loans and interest receivables as at the Acquisition oooooooooooooooan
Date amounted to HK$4,033,000, HK$77,185,000 and 0 4,033,0000 0O 0O77,A85,0000 O O
HK$65,552,000, respectively. The gross contractual 65,552,0000 OO OO OODODOOOO
amounts of trade receivables, other receivables and gooDo0o0oooboboooobobood
loans and interest receivables were HK$10,002,000, 0 O 0O 10,002,0000 OO 78,010,0000
HK$78,010,000 and HK$66,759,000, respectively, of 0 066,759,0000 00O OOOOOO
which trade receivables, other receivables and loans gooobooooboooooaa
and interest receivables of HK$5,969,000, HK$825,000 00 5,969,00000 0O 08250000 O @O
and HK$1,207,000, are expected to be uncollectible, 1,207,0000 000000003
respectively.
The Group incurred transaction costs of HK$6,039,000 00DO00O0000DbODOO0DOOde,039,000
for this acquisition. These transaction costs have been gobobooooooobooooooo
expensed off and are included in the administrative 0000DO00000ooOoObOO0ooOoon
expenses in pro t or loss for the year ended 31 March 2020. opoooon
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40. CAP ACQUISITION (continued)

An analysis of the cash ows in respect of the acquisition of

40. DO OO OO0O0O0mOO

goobDbOoooooboobbooooon

the CAP Group is as follows: oo
2020
ooooog
HK$’000
ooo
Cash consideration paid in the year 00oo0o0oooDbOooooooo
ended 31 March 2020 oooooood (483,428)
Cash and cash equivalents acquired ooooooooooog 364,928
Net out ow of cash and cash equivalents dooooooooooooooon
included in cash ows from investing activities goobooon (118,500)
Transaction costs of the acquisition included 0o0oo0o0ooOoDOoDooooooo
in cash ows from operating activities (6,039)
(124,539)

Since the acquisition, the CAP Group contributed revenue
of HK$44,166,000 and incurred a loss of HK$14,320,000
(Restated) to the consolidated profit of the Group for the
year ended 31 March 2020.

Had the combination taken place at the beginning of
the year, the revenue of the Group and the profit of the
Group for the year ended 31 March 2020 would have
been HK1,473,963,000 (Restated) and HK$521,896,000
(Restated), respectively.

gboooboboooboboobon
441660000 000 0OO0O0O0O0O0OODO
obooooboobOooooboooo
00 14,320,0000 O O 0O 0O MO

ooooboocobooobooooooaon
ooboDoobDoooooobooDo
gooO0oooaoa473,963,0000 OO
521,896,0000 [0 O O O I
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41. DISPOSALS OF SUBSIDIARIES 41. 0O00ooo
Details of the net assets of the subsidiaries disposed of to oboboooboobooooobooboo
independent third parties during the year and their nancial ooooooooooooooo

impacts are summarised below:

City Global Longable
Limited Limited
(“City Global”) (“Longable™) Total
ogoooon ooooon
(O o0Oom (O 0Oom oo
HK$’000 HK$’000 HK$’000
oo aoog 0o
(Note (a)) (Note (b))
00O (o 0oad (b)o
Net assets disposed of: 0o0ooooo
Investment properties goono 21,000 41,000 62,000
Deferred tax liabilities ooooon (218) (70) (288)
Deposits received and ooooooooo
other liabilities (140) (523) (663)
Tax payable ooono — (54) (54)
20,642 40,353 60,995
Professional fees and expenses ooooooo 500 900 1,400
Gain on disposals of subsidiaries 000000000 5,718 24,970 30,688
26,860 66,223 93,083
Satis ed by: oooooood
Cash ood 26,860 66,223 93,083
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41. DISPOSALS OF SUBSIDIARIES (continued)

An analysis of the net in ow of cash and cash equivalents

41. J0ooomoo

goobDbOoooooboobbooooon

for the period in respect of the disposals of subsidiaries are ooooooboono
as follows:
City Global Longable Total
00 00 00
HK$’000 HK$’000 HK$’000
oono ooo ooo
(Note (a)) (Note (b))
100 (a) 000 (b)Dd
Cash consideration oooO 26,860 66,223 93,083
Professional fees and expenses ooooooo (500) (900) (1,400)
Net in ow of cash and oooooDo
cash equivalents in respect oooooood
of the disposals of subsidiaries oopoooo 26,360 65,323 91,683
Notes: ooao
(@  On 2 July 2020, the Group entered into a sale and purchase (@ OOOOODODODOODOOOOOOOOO

agreement 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 September 2020, the Group entered into a sale and
purchase agreement 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.

oooooooooOooOoooooooo
oooooozroo000000 000000
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41. DISPOSALS OF SUBSIDIARIES (continued)

41. J0ooomoo

Details of the net assets of the subsidiaries disposed
of during the current year and the financial impacts are

summarised below:

goobobooooboobobooooon
goooooobgno

Milesville
Group Union Shiny
OS Group ~ Milesville IS Group Target  Wang To World Total
oooo oo SO0 00 WangTo oo 0o
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$000 HK$'000
ooo ooo ooo ooo ooo ooo oono
(Note (a))  (Note (b)) (Note(c) (Note(d) (Note(e) (Note(f)
000@O0 000D 000(Q0 000D D000 0O00@0
Net assets disposed of: goooooo
Investment properties oooo — — — 53088 47,000 52,800 152,338
Prepayments, other receivables 000o00o000oO
and other assets goooo 120,834 78,004 56,832 24 — 1 255,695
Tax recoverable ooooo — — — — — — —
Deferred tax liabilities oooooo — — — — 4 (3) (7)
Other payables and accruals 0oo0oooooooao — — — (382) (300) 431) (1,113
Deposits received and goooooooo
receipts in advance — — — — — — —
Tax payable oooo — — — — (56) (77) (133)
120,834 78,004 56,832 52,730 46640 52290 407,330
Professional fees and expenses goooooo 920 490 — 737 1,109 1,107 4,363
Gains/(losses) on disposal gooooo
of subsidiaries 0o00moon (920) (490) 21 (749) (1,105 (1,083  (4,326)
120,834 78,004 56,853 52,718 46644 52314 407,367
Satis ed by: oooooooo
Cash 0o 60,417 39,002 34120 52,718 46,644 52,314 285215
Fair value of investments in ooooooo
joint ventures gooo 60,417 39,002 22,733 — — — 122,152
120,834 78,004 56,853 52,718 46,644 52314 407,367
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41. DISPOSALS OF SUBSIDIARIES (continued)

An analysis of the net in ow of cash and cash equivalents in
respect of the disposal subsidiaries is as follows:

41. J0ooomoo

goobDbOoooooboobbooooon
ooooooooon

Milesville
Group Union Shiny
OS Group ~ Milesville IS Group Target  Wang To World Total
oooo oa SO0 00 WangTo oo 0o
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$000 HK$'000
ooo ooo ooo ooo oo ooo oo
(Note (a))  (Note (b)) (Note(c) (Note(d) (Note(e) (Note(f)
000@O0 000D 000(Q0 000D D000 0O00@0
Cash consideration oooo 60417 39,002 34120 52,718 46,644 52,314 285215
Professional fees and expenses goooooo (920) (490) — (737)  (L,109)  (1,107) (4,363
Netin ow of cash and cash goooooooooa
equivalents in respect 0o00ooooooo
of the disposal of subsidiaries 59,497 38512 34120 51,981 45535 51,207 280,852
Notes: ooo
(@  On 29 April 2019, the Group entered into a sale and purchase (@ OODODOOOOOOOOOOOODOO

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.

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.

ooooooODoOOOO0OO0O0O0o0oooo
50%0 00 000060,417,0000 00 O
goooooOoooooooooboooDbo
goooooooooooboooobooooo
goboooOo0ooOoOoDOoOoDbooboo
50%0000050p000000000
ooooooooo

oobDo0oDOo0ooOOoOoDOoOoooooo
OO00000OOO00D0OOO0O00 Miesvile
0500000000 39002000000
MiesvileDOO O OOOOOOOOOOOO
ooboooOOo0ooOoOoDOoOoDbOoOoboo
OOOMiesvileOOODOOOODOOOOO
O00000050%0000050%0
MiesvileOOOOOOOOOQOOOQOOO
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41. DISPOSALS OF SUBSIDIARIES (continued)

Notes: (continued)

(©

Wang On Group Limited

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.

On 28 February 2019, the Group entered into a provisional
sale and purchase agreement with independent third parties
to dispose of the entire equity interests in Union Target and
the shareholder’s loan owed to the Group at an adjusted
consideration of HK$52,718,000. The transaction was completed
on 14 June 2019.

On 30 April 2019, the Group entered into a provisional sale and
purchase agreement with an independent third party to dispose
of the entire equity interests in Wang To Investments Limited
(“Wang To”) and the shareholder’s loan owed to the Group at an
adjusted consideration of HK$46,644,000. The transaction was
completed on 31 July 2019.

On 9 May 2019, the Group entered into a provisional sale and
purchase agreement with an independent third party to dispose
of the entire equity interests in Shiny World Investment Limited
(“Shiny World”) and the shareholder’s loan owed to the Group at
an adjusted consideration of HK$52,314,000. The transaction
was completed on 15 August 2019.

Annual Report 2021
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oomoo

(©

O0000oooOoOoOoooooooooo
O0000oooOoOoOooooooOoooo
000 34,120,0000 0 000 OO Inspiring
Star0 60%000ISO 000000000
O000oooO0oOo0ooooOoooooo
00000000 Inspiring Star0 00 00O
000000000000 0O0O40%00
000 60%0 Inspiring Star0 000000
Oo0oooOoOoo

oboboobOobooOooboocobOoooo
oboboobooOoooooboocobooobo
doooooooooooooooboo
gooOs27180000 00O0O0O0ODODOO
oobooobooon

O00o0oooOoOooooOooOoooo
0000000000000 O000 Wang
To Investments LimitedJ Wang TolId [0 O
O0000ooOoO0oOooooOooOoooo
0466440000 000 00000OOODO
oooooooooo

oboooboooooooboooboooobo
oboooboooboooooboooobooobo
dooOonoomooooOoooooo
oooO0OO0OD0O0OO0O00000 52,314,000
oboboooOooooobOoobOoooDo
oo
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42. NOTES TO THE CONSOLIDATED 42. JO0O0ooDOoood

STATEMENT OF CASH FLOWS

The Group has the following major non-cash
transactions during the year:

()  During the year, the Group had non-cash
additions to right-of-use assets included in
property, plant and equipment and investment
properties and lease liabilities of HK$44,618,000,
HK$4,129,000 and HK$52,805,000, respectively,
in respect of lease arrangements for buildings
(2020: HK$46,476,000, HK$391,609,000 and
HK$441,849,000, respectively).

goooboooobooobooo
oo

() 0OD0DDODODOO0OOO0OO
000000000000
000000000000
000000000000
00O O O44,618,0000 OO
4,129,0000 O [ 52,805,000
000000000 46,476,000
0 00391,609,0000 O O
441,849,0000 0 [T

Unsecured
Bank and Lease Convertible bonds and
other loans liabilities notes notes
oo0o ooooo
oooad oooo goooo oono
HK$'000 HK$'000 HK$'000 HK$’'000
oon oono oono ooo
As at 1 April 2019 ooOoo0oboOoooo 5,521,762 502,807 — —
Increase arising from 00000000000
acquisition of
subsidiaries 998,454 25,155 249,616 204,366
Changes from nancing OOO0OO0O0O0O
cash ows (141,764) (184,004) — (26,000)
Elimination of loan to oooooooooo
CAP (600,000) — — —
Amortisation of loan Oo0o0oooo
procurement fee 6,298 — — —
New leases oo0 — 441,849 — —
Lease modi cation oooo — (12,568) — —
Interest expense ogooo — 59,625 1,399 2,854
Fair value gain on oooooooooo
derivative component 00000000
of convertible notes — — (580) —
COVID-19-related rent 0000 00O COVID-19
concessions oooooo
from lessors — (2,743 — —
Foreign exchange oooo
movement (10,741) (615) — —
As at 31 March 2020 O0o0O000O0O0ooboOooo 5,774,009 830,506 250,435 181,220
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42. NOTES TO THE CONSOLIDATED
STATEMENT OF CASH FLOWS (continued)

42. 00000000 on

Unsecured
Bank and Lease  Convertible bonds and
other loans liabilities notes notes
oono goooo
gooo agooo agoooo ooo
HK$’000 HK$'000 HK$'000 HK$’000
oo oo goo goo
At 1 April 2020 gooooooooo 5,774,009 830,506 250,435 181,220
Changes from nancing 00000000
cash ows 1,032,554 (205,168) (130,000) (2,900
New leases ooo — 52,805 — —
Lease modi cation oooo — (57,045) — —
Interest expense oooo — 62,182 7,849 21,028
Lossonredemptionof OO00C0OOOO0OO0O — — 3,933 —
convertible notes
Fair value gain on 00o00oO0ooOooO — — (279 —
derivative component oO0oO0oOooo
of convertible notes
COVID-19-related OoOoooocovib-19
rent concessions goooono
from lessors — (6,888) — —
Reassessmentofalease 0000000000
term from a decision oooooo
not to exercise the
extension option — (11,430) — —
Foreign exchange oood
movement 34,217 2,027 — —
At 31 March 2021 000000000000 6,840,780 666,989 131,938 199,348
2021 2020
ooogo ooooo
HK$’000 HK$’000
ooo 0ooog
Within operating activities oooood 5,794 11,218
Within nancing activities oooog 205,168 184,004
210,962 195,222
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PLEDGE OF ASSETS

At 31 March 2021, the Group pledged certain of its nancial
assets at fair value through other comprehensive income
and financial assets at fair value through profit or loss,
with an aggregate carrying amount of HK$509,672,000
(2020: HK$743,274,000) and HK$15,725,000 (2020:
HK$32,180,000), respectively, as securities for general
banking facilities granted to the Group. Details are included
in notes 20, 27 and 33, respectively, to the financial
statements.

Details of the Group’s bank borrowings which are secured

by the assets of the Group are included in notes 14, 15, 17,
20, 21, 24, 27 and 33 to the nancial statements.

COMMITMENTS

The Group had the following capital commitments at the end
of the reporting period:

43.

44.

gobn

oooooOoooobOoooobooo
00000000 s09,672,0000 0000
000 0743,274,0000 OO0 OO 15,725,000
omooooooaszisoeooodn o
gooooOooboooobooobooon
obooboOoobooboooooooon
obOoooOoobooOooooooon
oobO0oobOOoOoonb200270 330

ugboobbooooooboboooaan
gbobOooboboboooi4baso
170200 210 240 270 330

0o

ooboooboooooooooog

2021 2020
goood goooo
HK$’000 HK$’000
oodd ooo
Contracted, but not provided for: 000000000
Properties under development goooo 388,327 552,856
Property, plant and equipment oooooooo 5,780 1,924
Properties held for sale ooooon 62,046 23,204
Acquisition of investment oooooo

properties 268,605 238,098
Investments in joint ventures oooooo 93,800 70,302

Financial assets at fair value O0ooooooooooo
through pro t or loss 10,459 12,904
829,017 899,288
“EC R RREBFRRAF
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44. COMMITMENTS (continued) 44, [ [ O O

In addition, the Group’s share of the joint ventures’ own oooo0OooooooooDooooDoooo

capital commitments, which are not included in the above, is Moooooomoo

as follows:

2021 2020
ooooo oooon
HK$’000 HK$’000
oo aod
Contracted, but not provided for OO0 OO00O00O 145,000 251,383
The Group has various lease contracts that have not gbooobodooooboooooboaoo
yet commenced as at 31 March 2021. The future lease gooobooboooooooooaon
payments for these non-cancellable lease contracts are oooooooo0ooooo,438,0000
HK$1,438,000 (2020: HK$1,516,000) due within one o00oob0oDoois1e,0000 00000
year and HK$4,531,000 (2020: HK$7,403,000) due in the Ooooo45310000@Moooonon
second to fth years, inclusive. 74030000 00000 O0O0O0DOOOdO

ugooooaod

45. FINANCIAL GUARANTEES/LITIGATIONS 45. OO oOooon

() At 31 March 2020, the Group has given () DOOOODDOODOODOOOO
guarantees to banks in connection with facilities oooowsOooeMOoOO
granted to the WS Group, the EM Group and iSOoooO00i1,617,593,000
the IS Group up to HK$1,617,593,000 and the goooooooooooog
banking facility guaranteed by the Group to the ooooowsoooemMOO
WS Group, the EM Group and the IS Group was gisgooooooobooog
utilised to the extent of HK$1,090,492,000. 0 1,090,492,0000 0 O
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(continued)

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 ECL allowance and the amount
initially recognised less the cumulative amount
of income recognised. The ECL 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 nancial guarantees.

At 31 March 2021, the Group has no guarantees
to banks in connection with facilities granted to
the WS Group, the EM Group and the IS Group.

At the end of both reporting periods, the fair value
of the corporate guarantees are not significant
as the directors of the Company consider that
the possibility of default of the parties involved is
remote.

As at 31 March 2021, the Group provided
guarantees of approximately HK$56,787,000
to customers in favour of certain banks for the
loans provided by the banks to the customers
of the properties sold (2020: HK$63,518,000).
Pursuant to the terms of the guarantees, in the
event of default on mortgage payments by these
purchasers before the expiry of the guarantees,
the Group is responsible for repaying the
outstanding mortgage principals together with
the accrued interest and penalties owned by the
defaulted purchasers to the banks, net of any
sales proceeds as described below.

M

(i)

ood

uooooooooboobooad
goobooooboogao
goooooooooooon
goboooooooooo
goooooboobmooo
obooboooooooobooo
ooboooooooooao
oooooooObODbOoooo
uoboooooooooad
oooooooooobobooo
ooooooooooooo
uogoobooooooboood
gogoo

gboboooboaooboao
goooboooboowsno
ogoeEMOODOISOOOO0OO
uboobogaod

ooooooooooooao
uboboooboooooao
oooooooooooog
oood

odooooooooooao
uobobobooooobooad
oooboooooDbbDoo
oooooOODbOO0O00a0
56,787,0000 IO OO OODOO
63,518,0000 0 OO O0ODO
gbooooobooooobooo
oooocooooooooo
ooooooooooboooa
gooooooooobooo
uoodooboooooado
gooog
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(i) (continued)

Pursuant to the above arrangement, the related
properties were pledged to the banks as collateral
for the mortgage loans, in the event of default on
mortgage repayments by these purchasers, the
banks are entitled to take over the legal titles and
will realise the pledged properties through open
auction or other appropriate means. The Group
is responsible for repaying the banks when the
proceeds from the auction of the properties
cannot cover the outstanding mortgage principals
together with the accrued interest and penalties.

The Group’s guarantee period starts from the
dates of grant of the relevant mortgage loans and
ends upon the issuance of real estate ownership
certi cates to the purchasers.

The fair value of the guarantees is not signi cant
and the directors of the Company consider that
in the event of default on payments, the net
realisable value of the related properties can
cover the repayment of the outstanding mortgage
principals together with the accrued interest and
penalties.

In 2007, the CAP Group acquired Wuhan Baisazhou
Agricultural By-Product Grand Market Company
Limited (“Baisazhou Agricultural”) from independent
third parties, Ms. Wang and Tian Jiu for their respective
70% and 20% interest in Baisazhou Agricultural (the
“Baisazhou Acquisition”).

Annual Report 2021

i) 0OO

goboooobooooood
gooooooooboobood
goooooooooooon
goooobooooogoo
gooooboooobooogo
oooooooooooon
gobooooooooooo
gooocoooooboobooao
uboodoobooooooad
ood

ooboooooooooog
oooooOoODbO0OO00000
gbooobodobooboon

gbobooobobooooogo
gobooboooboogo
oooooooooooon
gboboooooooogo
obooooobobon

gboooboobooobooobooo
goooboobobooobooon
oooooOooooooooon
ODOooo0oo0oo0ooo0o0md70%0
2000 0000000000000
oobooooDod



31March2021 0 000000000CO

45. FINANCIAL GUARANTEES/LITIGATIONS
(continued)

45. JO0Uooom o

Since 2011, the CAP Group has been involved in a
number of civil proceedings in Mainland China and
Hong Kong. The key civil proceedings in Mainland
China and Hong Kong in respect of the Baisazhou
Acquisition are set out below:

In Mainland China, proceedings concerning Ms.
Wang, Tian Jiu and the CAP Group:

In May 2015, Ms. Wang and Tian Jiu commenced
proceedings against the PRC Ministry of Commerce
(“MOFCOM?”) in the Beijing Second Intermediate
People’s Court, seeking, inter alia, a direction that
MOFCOM revoke its approval in respect of the
Baisazhou Acquisition.

It is alleged by Ms. Wang and Tian Jiu that:

a) Baisazhou Agricultural forged share transfer
agreements (the “Contended Agreements”) in
relation to the Baisazhou Acquisition wherein the
related consideration was understated and the
manner of settlement of the consideration was
inaccurately described;

b) Baishazhou Agricultural forged the related
documentation for ling with MOFCOM and the
Hubei Administration For Industry and Commerce
(the “Hubei AIC”), and that such documentation
and the Contended Agreements involved forged
signatures; and

c) MOFCOM and the Hubei AIC approved the
Baisazhou Acquisition and processed the related
llings on the basis of the above documents that

are allegedly forged.

goooboobooboobooon
obooooOobooooobooooo
goooboooboobobooan
oobooooooooooo

ooobobooooobobooDo
uboboooodaod
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45. FINANCIAL GUARANTEES/LITIGATIONS
(continued)

In Mainland China, proceedings concerning Ms.
Wang, Tian Jiu and the CAP Group: (continued)

In December 2015, the Beijing Second Intermediate
People’s Court directed MOFCOM to reconsider its
approval decision. In May 2016, MOFCOM decided
that its approval issued in relation to the Contended
Agreements shall not be revoked and shall remain to
be in force (the “Reconsidered Decision”).

In August 2016, Ms. Wang and Tian Jiu commenced
administrative proceedings against MOFCOM in the
Beijing Second Intermediate People’s Court seeking
to set aside the Reconsidered Decision. In March
2017, the Beijing Second Intermediate People’s Court
dismissed the application of Ms. Wang and Tian Jiu (“31
March Judgment”). On 20 December 2018, the Beijing
Higher People’s Court upheld the 31 March Judgment
(“20 December Judgment”). Ms. Wang and Tian Jiu
applied to the Supreme People’s Court for a retrial
and for dismissal of (i) the 31 March Judgment, and
(i) the 20 December Judgment, but this application
was dismissed by the Supreme People’s Court on 29
December 2020.

As advised by the CAP Group’s PRC legal advisor, the
approval issued by MOFCOM in 2007 in relation to
the Contended Agreements shall not be revoked and
remain to be in force, and the CAP Group continues
to be the legal and beneficial owner of Baisazhou
Agricultural.

Wang On Group Limited  Annual Report 2021
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45. FINANCIAL GUARANTEES/LITIGATIONS
(continued)

45. JO0Uooom o

In Mainland China, proceedings concerning Ms.
Wang, Tian Jiu and the CAP Group: (continued)

In May 2015, the CAP Group commenced legal
proceedings against Ms. Wang and Tian Jiu in the
Higher People’s Court of Hubei Province (“Hubei
Court”) seeking, inter alia, declarations and orders
that the sales and purchase agreements for the
Baisazhou Acquisition (the “SPA”) have been legally
made, and that Ms. Wang and Tian Jiu shall assist
Baisazhou Agricultural to discharge its contractual
duties under the SPA to make the necessary filing
with MOFCOM (which were subsequently withdrawn
in April 2019 in light of the decisions in respect of the
MOFCOM approvals). Ms. Wang and Tian Jiu filed
their counterclaim for, inter alia, the return of the CAP
Group’s 90% interest in Baisazhou Agricultural, which
was dismissed by the Hubei Court in December 2019
(“23 December Judgment”).

In January 2020, Ms. Wang and Tian Jiu appealed
against the 23 December Judgment. On 29 March
2021, the CAP Group received the judgment of the
Supreme Court dated 29 December 2020 (the “29
December Judgment”) which upheld the 23 December
Judgment and dismissed the appeal of Ms. Wang
and Tian Jiu. As advised by the PRC legal advisors
of the CAP Group, according to the 23 December
Judgment and the 29 December Judgment, the CAP
Group continues to be the legal and bene cial owner
of Baisazhou Agricultural.
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45. FINANCIAL GUARANTEES/LITIGATIONS
(continued)

In Hong Kong, CAP as plaintiff against Ms. Wang
and Tian Jiu as defendant:

In 2011, CAP issued a Writ of Summons in the CFI
against Ms. Wang and Tian Jiu. CAP (as purchaser)
sought damages from Ms. Wang and Tian Jiu (as
vendors) for their breach of various provisions of the
SPA. Ms. Wang and Tian Jiu counterclaimed for,
amongst others, an order that CAP shall cause and/
or procure the shares in Baisazhou Agricultural to be
transferred back to Ms. Wang and Tian Jiu.

In 2012, CAP obtained a court order from CFI to effect
that undertakings (the “Undertakings”) were given
by Ms. Wang and Tian Jiu not to (i) indorse, assign,
transfer or negotiate the two instruments (purportedly
described as promissory notes in the SPA) (the
“Instruments”); and (ii) enforce payment by presentation
of the Instruments until the final determination of the
court action or further court order. Pursuant to the
Undertakings, the Instruments will no longer fall due for
payment by CAP on 5 December 2012.

Wang On Group Limited  Annual Report 2021
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45. FINANCIAL GUARANTEES/LITIGATIONS 45. 0000000 OO
(continued)

The CFl handed down its judgment on 18 January
2021 awarding damages in favour of CAP for sums
exceeding the sum owed under the Instruments. The
CFIl also ordered that the damages awarded to CAP
be set-off by the sum owed under the Instruments,
and that Ms. Wang and Tian Jiu not be allowed to
enforce the Instruments against CAP. In effect, CAP
is not required to make any payment under the
Instruments to Ms. Wang or Tian Jiu. CAP is seeking
legal advice for the recovery of the balance of the
damages awarded to it. Further, as the counterclaim of
Ms. Wang and Tian Jiu was dismissed, CAP continues
to be the legal and beneficial owner of Baisazhou
Agricultural.

Further details regarding the civil proceedings which
the CAP Group has been involved in can be found in
the interim/annual reports and announcements issued
by CAP.
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46. RELATED PARTY TRANSACTIONS 46. OO OO OO
In addition to the transactions detailed elsewhere in these oooobobO0oooooooboooon
financial statements, the Group had the following material ooOoooobooooooobooboo
transactions with related parties during the year: oo
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46. RELATED PARTY TRANSACTIONS 46. DO OO O MO OO
(continued)

2021 2020
ogooon gooog
Notes HK$’000 HK$’000
aad oo ooo
Rental income received ooDOoOoDOo
from a director goooao (i) 1,200 1,200
Rental expenses paid to oooooooood
a company of which ooo0oDooooo
a director of the oOoooooo
Company is a
controlling shareholder (i) 408 387
Associates oooo
— Sales of pharmaceutical — O 000000
products by the
Group (i) 24,270 20,138
— Rental income —oooo (i) 1,642 1,967
— Management and —O0oooooao
promotion fees oo
income (i) 1,076 1,051
— Sub-licensing fee —[0oooad
income (i) 7,210 6,444
Joint ventures oooo
— Addition of right-of-use —D0Doooooad
assets (iv) — 362,096
— Management fee —goooog
income (V) 12,529 17,330
Easy One oono
— Interest income on —0Oooooooo
a loan to Easy One oo (iii) — 1,174
— Interest expense on —opooooon
convertible notes a0 (ii) 10,199 1,933
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46. RELATED PARTY TRANSACTIONS
(continued)

Notes:

(i)

i)

(v)

A property of the Group was leased to a director at a
monthly rental of HK$100,000 (2020: HK$100,000). The
rental was determined with reference to the prevailing
market rates.

The transactions were based on terms mutually agreed
between the Group and the related parties.

Interest income was determined at an interest rate of 6.5%
per annum.

On 14 May 2019 and 5 July 2019, the Group entered into
lease agreements with Hermitage Investment Limited and
Wellion Limited (joint ventures of the Group) in relation
to the leasing of two Chinese wet markets for a term of
10 to 11 years. Right-of-use assets of HK$362,096,000
were recognised on the same date in respect of the lease
agreements.

Management fee income was received from joint
ventures in respect of management services on property
development and property investment.

Details of the Group’s balances with its associates as
at the end of the reporting period are disclosed in note
23 to the nancial statements. Details of the loans to
joint ventures are included in note 18 to the financial
statements.

46. DO OO0 OO

oono

(i)

i)

(v)

ooooooOocoooooooa
oO001o000000 M OOOCOOO
1000000 0@MOOCOOOOOOO
ooooo

obobooooooooooooo
ogooooooo

000000o00e5%000

ooooooOoOoOoOoOoOoOoOoOO
oo0ooooooooooooOo
0 O O Hermitage Investment Limited
ooooooooooooooo
ooooolo0c0nnooooo
oooo0oooOooooooooo
362,096,0000 O O
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46. RELATED PARTY TRANSACTIONS 46. DO OO O MO OO
(continued)

The Group received no consideration for providing ooooooOooOoooooon
these guarantees. Further details of guarantees oobDooooDbDooooDbooon
provided by the Group are disclosed in note 45 to the 00000000000 450

nancial statements.

2021 2020
ooooo ooooo
HK$’000 HK$’000
ooo ooQ
Short term employment ooooono
bene ts 13,873 12,907
Post-employment bene ts oood 108 96
Total compensationpaidto OO00O0O0OO0O0OOOOOOO
key management personnel 13,981 13,003
The above compensation of key management ooooooooooooooon
personnel excludes the directors’ remuneration, oooooooooooogoen
details of which are set out in note 9 to the financial
statements.
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47. FINANCIAL INSTRUMENTS BY CATEGORY 47. JO0oDoOoooooboo

The carrying amounts of each of the categories of nancial 0000000000 bOO0bOOooOOoog
instruments as at the end of the reporting period are as
follows:
Financial assets oooo
Financial

assets at fair Financial assets at
value through  fair value through other
pro torloss comprehensive income
designated OO0D00O0OO0COOOOO Financial

as such ooooo assets at
upon initial Debt Equity  amortised
recognition investments investments cost Total
oooooo
goooo agoooo
ogooooo aoooo
oooooo oooo oooo 0o oo
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
ood ood ood ood ood
Equity investments at fair value 000o0000oooon
through other comprehensive income 00000 — — 74,001 — 74,001
Debt investments at fair value through CO000000000C
other comprehensive income oooon — 769,189 — — 769,189
Trade receivables oooo — — — 71,208 71,208
Loans and interest receivables oooooon — — — 602,915 602,915
Financial assets included 00000bCOOoooOoo
in prepayments, other oooooooooo
receivables and other assets — — — 733,140 733,140
Financial assets at far value through ~ OO0CO000000000ODO
pro tor loss 461,829 — — — 461,829
Cash and cash equivalents 0oooooooo — — — 1707994 1,707,994

461,829 769,189 74001 3115257 4,420,276
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47. FINANCIAL INSTRUMENTS BY CATEGORY 47. J0ooboooogon

356

(continued)

Financial liabilities oooo
Financial
liabilities
Financial at fair value
liabilities at through
amortised cost  pro torloss Total
ooood ooooad
ood oooo
oooo oooo oo
HK$’000 HK$’000 HK$’000
ood ood 000
Trade payables oooo 104,883 — 104,883
Financial liabilities included in oooooood
other payables and accruals goooa
oooog
— excluding lease liabilities —O0oooooad
(note 31) 000 310 614,529 — 614,529
Lease liabilities oooo 666,989 — 666,989
Interest-bearing bank and ooooooooo
other borrowings 6,840,780 — 6,840,780
Unsecured notes ooood 199,348 — 199,348
Convertible notes ooooad 131,901 — 131,901
Derivative nancial instruments oooooad — 19,076 19,076
8,558,430 19,076 8,577,506
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47. FINANCIAL INSTRUMENTS BY CATEGORY 47. D00 ooOo0ooodon
(continued)

Financial assets oooao

Financial
assets at fair Financial assets at
value through  fair value through other
pro torloss  comprehensive income
designated O000000DODDODO Financial

as such ooooo assets at
upon initial Debt Equity  amortised
recognition  investments  investments cost Total
oooooo
goooo goooo
gooooa goooo
oooooo aoooo oooo oo oo
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
ooao ooao ooa ooa ooo
Equity investments at fair value 000o0000oooon
through other comprehensive income 00000 — — 259,061 — 259,061
Debt investments at fair value through CO000000000C
other comprehensive income oooon — 102359 — — 102359
Trade receivables gooo — — — 88,773 88,773
Loans and interest receivables oooooon — — — 519,859 519,859
Financial assets included 00000bCOOoooOoo
in prepayments, other oooooooooo
receivables and other assets — — — 642,981 642,981
Financial assets at fair value through ~ 0000000000000
pro tor loss 314,582 — — — 314,582
Cash and cash equivalents 0oooooooo — — — 1575810 1575810

314582 1,023,595 259,061 2827423 4,424,661
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47/, 0o ooon

Financial liabilities oooo
Financial
liabilities
Financial at fair value
liabilities at through
amortised cost pro tor loss Total
goood goooo
aoao gooo
oooo oooOo o0
HK$’000 HK$’000 HK$°000
ooo ooo ooo
Trade payables oooo 100,146 — 100,146
Financial liabilities included in oooooood
other payables and accruals goooa
ogoooo
— excluding lease liabilities —O0oooooad
(note 31) 000 310 475,556 — 475,556
Lease liabilities oooo 830,506 — 830,506
Interest-bearing bank and ooooooooo
other borrowings 5,774,009 — 5,774,009
Unsecured notes goooo 181,220 — 181,220
Convertible notes ooooad 249,814 — 249,814
Derivative nancial instruments oooooad — 5,022 5,022
7,611,251 5,022 7,616,273
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Management has assessed that the fair values of cash and
bank balances, restricted bank balances, time deposits,
trade receivables, trade payables, nancial assets included
in prepayments, other receivables and other assets, the
current portion of loans and interest receivables, financial
liabilities included in other payables and accruals and the
current portion of interest-bearing bank loans approximate
to their carrying amounts largely due to the short term
maturities of these instruments.

The Group’s finance department headed by the directors
of the Company is responsible for determining the policies
and procedures for the fair value measurement of nancial
instruments. The finance department reports directly to
the directors and the audit committee of the Company.
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 of the
Company. The valuation process and results are discussed
with the audit committee twice a year for interim and annual
nancial 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.

oboooOoooobooobooboooo
gboboobooboobobooobooonn
goobOoooobobboooooooo
obooobOoooobooobooooon
gobooooooooobbooooon
oboooobOooboooobOooo
gobobbbouoooboooaon
gbooooobooog

gooboboobooooooboobobooooon
oooooocobooobOoooooo
goobobbooooboobbooad
ooooooooboboooooooon
oooooooOoobooooooon
ubbobobooooooboobobobooon
goooODbDoOoooooooboboooon
gbooooooooooogono

gooooOooboooobooboon
ubobooooobobooboboon
goooooboboog

—EC—FFRH

359



360

31March2021 0 000000000CO

The following methods and assumptions were used to
estimate the fair values:

The fair values of the non-current portion of loans and
interest receivables and interest-bearing bank and other
borrowings have been calculated by discounting the
expected future cash flows using rates currently available
for instruments with similar terms, credit risk and remaining
maturities. The Group’s own non-performance risk for
interest-bearing bank and other borrowings as at 31 March
2021 was assessed to be insigni cant. The fair value of the
liability portion of the convertible notes and unsecured notes
are estimated by discounting the expected future cash ows
using an equivalent market interest rate for similar securities
with consideration of the Group’s own non-performance
risk.

The fair values of listed equity investments, listed fund
investments, debt investments and perpetual bonds are
based on quoted market prices except for the listed equity
investments of a listed entity whose shares were suspended
for trading as at 31 March 2020, the fair value of which
was determined based on market approach. Except for
the unlisted funds with a fair value of HK$225,675,000
(2020: HK$241,526,000) as at 31 March 2021 that are
determined based on the quoted market prices provided
by fund administrators with reference to prices derived
from the over-the-counter market, the fair value of the
remaining unlisted funds was determined with reference
to valuations performed by CHFT Advisory and Appraisal
Limited, an independent professionally qualified valuer, at
31 March 2021, based on the discounted cash ow model
by applying observable inputs including interest rates and
the value of the underlying asset. The fair values of unlisted
debt investments have been estimated using a discounted
cash flow valuation model based on assumptions that are
not supported by observable market prices or rates. The
fair value of unlisted equity investment was determined
based on market approach and binomial tree option pricing
method.

Annual Report 2021
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48. FAIR VALUE AND FAIR VALUE HIERARCHY

OF FINANCIAL INSTRUMENTS (continued)

The fair value of the embedded derivatives in unsecured
notes and convertible notes are determined by valuation
techniques and based on assumptions on market conditions
existing at the end of the reporting period. The valuation
model requires the input of subjective assumptions,
including the expected volatility, discount rate and risk free
rate. The fair value of 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 Company’s directors believe that the estimated fair
values resulting from the valuation techniques, which are
recorded in the consolidated statement of nancial position,
and the related changes in fair values, which are recorded
in profit or loss and other comprehensive income, are
reasonable, and that they were the most appropriate values
at the end of the reporting period.

48. D00 00O0O0OD0O0O0UOOomon
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48. FAIR VALUE AND FAIR VALUE HIERARCHY 48. D00 00O0O0OD0O0O0UOOomon

OF FINANCIAL INSTRUMENTS (continued)

ooooOoOOO00ooooooooOoO
oooooooooooooooooo

The carrying amounts and fair values of the Group’s nancial
instruments, other than those carrying amounts that
reasonably approximate to fair values, are as follows:

Carrying amounts Fair values
0o0o oo
31 March 31 March 31 March 31 March
2021 2020 2021 2020
ooool ooooo 1000 opoooad
000000 000000 ODO0D0OO000 obooooo
HK$’000 HK$’000 HK$’000 HK$’000
00 ooo 100 ooad
Financial liabilities ooono
Interest-bearing oooooooono
bank and other
borrowings 6,840,780 5,774,009 6,840,780 5,774,009
Unsecured notes oooono 199,348 181,220 204,010 162,229
Convertible notes ooooo 131,901 249,814 134,109 249,669
Derivative nancial ooooon
instruments 19,076 5,022 19,076 5,022
7,191,105 6,210,065 7,197,975 6,190,929

Included in the listed equity investments is a listed
investment amounted to HK$28,485,000 as at 31 March
2020, the share trading of which was suspended. The
Group adopted the market approach in determining
its fair value at the end of the reporting period. For the
fair value of an unlisted fund investments and derivative
component of unsecured notes as at 31 March 2021
amounted to HK$123,024,000 (2020: HK$13,871,000)
and HK$3,864,000 (2020: HK$6,220,000), respectively, an
unlisted equity investment amounted to HK$32,710,000 as
at 31 March 2020, management has estimated the potential
effect of using reasonably possible alternatives as inputs to
the valuation model and has quanti ed this as a reduction
in fair value using less favourable assumptions, and an
increase in fair value using more favourable assumptions.
These fair value measurements were categorised as Level 3
within the fair value hierarchy.

Wang On Group Limited  Annual Report 2021
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48. FAIR VALUE AND FAIR VALUE HIERARCHY
OF FINANCIAL INSTRUMENTS (continued)

Below is a summary of signi cant unobservable inputs to the
valuation of nancial instruments together with a quantitative
sensitivity analysis as at 31 March 2021 and 31 March 2020:

48. D00 00O0O0OD0O0O0UOOomon

obOoooobOooboooooboooo
gboboooooboboboboon
goobDbOoooooobobbooooon

ood
Valuation Signi cant Sensitivity of fair
techniques unobservable inputs Range value to the input
goooono
oo 0 O | goooo
As at 31 March 2021
gooooooooooo
An unlisted fund investment Discounted cash Credit spread 2.39% to 8.0% 1% increase/(decrease) in discount rate
classi ed as nancial assets ow method would result in (decrease)/increase
at fair value through pro t or loss in fair value by (HK$1,246,000)/
HK$1,380,000
goooooooooo gooooono oooo 2.39%0 8.0% 00000MOo0DMm%Oo0oooo
oooooooooooon 000000 1,246,0000 O M
1,380,0000 0
Risk free rate 0.19% 1% increase/(decrease) in risk free
rate would have no material impact
on the fair value
ooooo 0.19% 00iooo0moom»oooon
gooooo
A derivative component Binomial model Expected volatility 59.9% 1% increase/(decrease) in expected
of the convertible notes volatiity would have no material
classi ed as nancial impact on the fair value
liabilities at fair value
through pro t or loss
goooooooooo goooo gooooooooo 59.9% 0000000MO0M%O0
ooooooooooo ooooooooo
goooo
Discount rate 15.9% 1% increase/(decrease) in discount
rate would have no material impact
on the fair value
ooo 15.9% oo0iomoom%oooon
oooooo
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48. FAIR VALUE AND FAIR VALUE HIERARCHY 48. JUO0OOOooOooooOomog
OF FINANCIAL INSTRUMENTS (continued)

Valuation Signi- cant Sensitivity of fair
techniques unobservable inputs Range value to the input
agooooo
ogooo aooo oo goooooooooo
As at 31 March 2021 (continued)
ooooooooooomon
Risk-free rate 0.04% 1% increase/(decrease) in discount
rate would have no material impact
on the fair value
ooooo 0.04% 00000@MDO0M%0O0000
oooooo
A derivative component Hull-white one factor ~ Volatility 0.32% 1% increase/(decrease) in volatility
of the unsecured notes trinomial model would have no material impact on
classi ed as nancial assets the fair value
at fair value through
pro tor loss
goooooooooo Hull-white 0 0 0 ooo 0.32% 00000@MO00%O0000
goooooooooo 0oooo oooooo
ooooo
Discount rate 11.6% 1% increase/(decrease) in discount
rate would have no material impact
on the fair value
ooo 11.6% 00000@MO00%00000
oooooo
Mean reversion 24.63% 1% increase/(decrease) in discount
rate would have no material impact
on the fair value
gooo 24.63% 00000@MDO00%00000
oooooo
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48. FAIR VALUE AND FAIR VALUE HIERARCHY 48. JUO0OOOooOooooOomog
OF FINANCIAL INSTRUMENTS (continued)

Valuation Signi- cant Sensitivity of fair
techniques unobservable inputs Range value to the input
agooooo
ogooo aooo oo goooooooooo
As at 31 March 2020
gooooooooooo
Alisted investment classi ed as Market approach EV-to-EBITDA 7.74 times 1% increase/(decrease) in
nancial assets at fair value EV-to-EBITDA would have no
through other comprehensive material impact on the fair value
income and the share trading
of which was suspended
goooooooooooo ooo goooo 7.740 00000 EBTDADOM OO 1%
0ooooooooooooo EBITDA ooooooooooo
ooooo
DLOC 16.67% 1% increase/(decrease) in DLOC
would result in decrease/(increase)
in fair value by HK$342,805/
(HK$342,805)
oooooo 16.67% 00000000@MO0DMm%o0oo
00000M0O00342,805000
0342805000
DLOM 25.00% 1% increase/(decrease) in DLOM
would result in decrease/(increase)
in fair value by HK$371,373/
(HK$385,656)
gooooooo 25.00% 000000000000 01%
oo0ooooomooo
371,3730 0003856560 00
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48. FAIR VALUE AND FAIR VALUE HIERARCHY
OF FINANCIAL INSTRUMENTS (continued)

48. D00 00O0O0OD0O0O0UOOomon

Valuation Signi cant Sensitivity of fair
techniques unobservable inputs Range value to the input
agooooo
ogooo aooo oo goooooooooo
As at 31 March 2020 (continued)
ooooooooooomon
An unlisted equity investment Market approach EV-to-EBITDA 11.24 times 1% increase/(decrease) in
classi ed as nancial assets and Binomial tree EV-to-EBITDA would have no
at fair value through pro t or loss Option Pricing material impact on the fair value
Model
goooooooooo gooooooo ooooo 11.240 00000 EBTDAD DM OO M%
goooooooooooo goooo EBITDA goooooooooo
DLOM 20.00% 1% increase/(decrease) in DLOM would
have no material impact on the
fair value
gooooooo 20.00% 0o00oo0uoomon Y%
goooooooooo
Risk free rate 0.94% 1% increase/(decrease) in risk free
rate would have no material impact
on the fair value
ooooo 0.94% 00iooo0moom»oooon
gooooo
Volatility 50.53% 1% increase/(decrease) in volatility
would have no material impact on the
fair value
ooo 50.53% ooiiomoom%ooooo
gooooo
An unlisted fund investment Discounted Credit spread 9.00% 1% increase/(decrease) in discount
classi ed as nancial assets cash ow rate would result in increase/
at fair value through pro t or loss method (decrease) in fair value by
HK$236,000/(HK$236,000)
goooooooooo goooooo gooo 9.00% 00000MO0D%o0000o
goooooooooooo 000036000000
0236,000000
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48. FAIR VALUE AND FAIR VALUE HIERARCHY 48. D00 00O0O0OD0O0O0UOO0mon
OF FINANCIAL INSTRUMENTS (continued)

Valuation Signi cant Sensitivity of fair
techniques unobservable inputs Range value to the input
agooooo
ogooo aooo oo goooooooooo
As at 31 March 2020 (continued)
ooooooooooomon
A derivative component Binomial model Expected volatility 73.8% 1% increase/(decrease) in expected
of the convertible notes volatiity would have no material
classi ed as nancial impact on the fair value
liabilities at fair value
through pro t or loss
goooooooooo goooo goooo 73.8% 0000000MDO00%00
goooooooooo goooooooo
ooooo
Discount rate 14.7% 1% increase/(decrease) in discount
rate would have no material impact
on the fair value
ooo 14.7% 00000@MDO0M%0O0000
oooooo
A derivative component Hull-white Volatility 0.13% 1% increase/(decrease) in volatility
of the unsecured notes one factor would have no material impact on
classi ed as nancial trinomial model the fair value
assets at fair value
through pro t or loss
goooooooooo Hull-white 0 0 0 ooo 0.13% 00000@MO00%00000
goooooooooo ooooo oooooo
goooo
Discount rate 15.8% 1% increase/(decrease) in discount
rate would have no material impact
on the fair value
ooo 15.8% 00000@MDO00%0O0000
gooooon
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OF FINANCIAL INSTRUMENTS (continued)

The following tables illustrate the fair value measurement
hierarchy of the Group’s nancial instruments:

Assets measured at fair value

As at 31 March 2021

48. JUO0OOOooOooooOomog

otboboooboobooooobooo

oo

gooooobono

gboooooboooooo

Fair value measurement using
00DO0000DO0OOooOO0

Quoted prices Signi cant Signi cant
in active observable unobservable
markets inputs inputs
(Level 1) (Level 2) (Level 3) Total
ogooog agoood ogooooo
ooo oooo oooo
ogoood ogoood agoooo oo
HK$’000 HK$’000 HK$’000 HK$'000
ooo ooa ooa ooo
Financial assets at fair gooooooooo
value through other oooooooao
comprehensive income:
Debt investments oooo 769,189 — — 769,189
Listed equity investments oooooono 74,001 — — 74,001
Financial assets at fair oooooooo
value through oooooao
pro tor loss:
Listed fund investments oo0oooo 3,018 — — 3,018
Unlisted fund investments oooooon — 225,675 123,024 348,699
Listed perpetual bonds oooooao 15,564 — — 15,564
Listed equity investments oooooo 90,684 — — 90,684
Derivative component ooooooooono
of unsecured notes — — 3,864 3,864
952,456 225,675 126,888 1,305,019
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OF FINANCIAL INSTRUMENTS (continued)

Assets measured at fair value (continued)

As at 31 March 2020

oboobobooomoo

ubooboobooooooa

Fair value measurement using
00DO00O0O0DOoDoOoooO

48. D00 00O0O0OD0O0O0UOOomon

Quoted prices Signi cant Signi cant
in active observable  unobservable
markets inputs inputs
(Level 1) (Level 2) (Level 3) Total
ogoood goooa oooooa
oogd oooo oooo
goooo goooo oooog oo
HK$’000 HK$’000 HK$’000 HK$’000
oogd oogd ood goo
Financial assets at fair gooooooooo
value through other oooooooao
comprehensive income:
Debt investments oooo 1,023,595 — — 1,023,595
Listed equity investments oooooono 230,576 — 28,485 259,061
Financial assets at fair oooooooo
value through oooooa
pro tor loss:
Listed fund investments oo0oooo 1,873 — — 1,873
Unlisted fund investments oooooono — 227,655 13,871 241,526
Listed perpetual bonds oooooo 32,180 — — 32,180
Unlisted equity investment oopooooo — — 32,710 32,710
Listed equity investments oooooao 73 — — i3
Derivative component of oooooo
unsecured notes — — 6,220 6,220
1,288,297 227,655 81,286 1,597,238
“EC R RREBFRRAF
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48. FAIR VALUE AND FAIR VALUE HIERARCHY 48. D00 00O0O0OD0O0O0UOOomon

OF FINANCIAL INSTRUMENTS (continued)

Assets measured at fair value (continued) oobDooDooOmoo

The movements in fair value measurements in Level 3 during oobooobooooboooooooog

the years are as follows:

HK$’000
ooo
At 1 April 2019 Oooooooooo 871,414
Purchase oo 57,270
Acquisition of subsidiaries ooooono 5,393
Redemption of debt investments ooooono (200,000)
Re nanced by a loan receivable granted oo0oDoooDooooo (600,000)
Total loss recognised in pro t or loss oooooobooag (14,949)
Total loss recognised in other oooooooooboooooo
comprehensive income (37,842)
At 31 March 2020 and 1 April 2020 goooobobooooood
ooooooooo 81,286
Purchase oo 110,376
Total loss recognised in pro t or loss oooooooooo (36,289)
Transfer from level 3 to level 1 oooooooooa (28,485)
At 31 March 2021 oooooooooood 126,888
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48. FAIR VALUE AND FAIR VALUE HIERARCHY 48. 0o oboooooobmod

OF FINANCIAL INSTRUMENTS (continued)

Fair value hierarchy (continued) O0o00ooog

Liabilities measured at fair value 000000000

As at 31 March 2021 O000O0O0O0O0O0000O

Fair value measurement using
ooooooooooooo

Quoted prices Signi cant Signi cant
in active observable unobservable
markets inputs inputs
(Level 1) (Level 2) (Level 3) Total
gooog goood ogooooo
ooo ooono oooo
ooooo oooog ooooo oo
HK$’000 HK$’000 HK$’000 HK$'000
ooo ooao ooa ooo
Financial liabilities at gooooooo
fair value through oooooa
pro t or loss:
— derivative —0oooo
component of goooa
convertible notes — — 37 37
— interest rate swaps —[0ooo — 19,039 — 19,039
— 19,039 37 19,076
TEC-FF] REREBFRRAA
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48. FAIR VALUE AND FAIR VALUE HIERARCHY
OF FINANCIAL INSTRUMENTS (continued)

Liabilities measured at fair value (continued)

As at 31 March 2020

48. D00 00O0O0OD0O0O0UOOomon

oboobobooomoo

ubooboobooooooa

Fair value measurement using
00DO00O0O0DOoDoOoooO

Quoted prices Signi cant Signi cant
in active observable  unobservable
markets inputs inputs
(Level 1) (Level 2) (Level 3) Total
ogoood goooa oooooa
oogd oooo oooo
goooo goooo oooog oo
HK$’000 HK$’000 HK$’000 HK$’000
oogd oogd ood goo
Financial liabilities at oooooooo
fair value through oooooa
pro tor loss:
— derivative —aoooo
component of goooao
convertible notes — — 621 621
— interest rate swaps —gogooo — 4,401 — 4,401
— 4,401 621 5,022
HK$'000
ood
At 1 April 2019, 31 March 2020 0o00o0oobooooooooooooooon
and 1 April 2020 goooooobooo 621
Gain recognised in pro t or loss gooooooao (584)
At 31 March 2021 o0o0Doooobonoo 37

The transfer from Level 3 to Level 1 was due to the
resumption of share trading of an equity investment at fair
value through other comprehensive income during the
year. The Group’s policy is to recognise transfers into and
transfer out of Level 3 as at the date of event on change in
circumstances that caused the transfer.

Wang On Group Limited  Annual Report 2021
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49. FINANCIAL RISK MANAGEMENT

OBJECTIVES AND POLICIES

The Group’s principal financial instruments include equity
investments at fair value through pro t or loss, nancial assets
at fair value through other comprehensive income and

nancial assets at fair value through pro t or loss, trade and
other receivables, loans and interest receivables, deposits,
trade and other payables, accruals, deposits received, cash
and bank balances, restricted bank balances and bank and
other borrowings.

The main risks arising from the Group’s nancial instruments
are interest rate risk, foreign currency risk, credit risk, liquidity
risk and price risk. The board of directors of the Company
reviews and agrees policies for managing each of these risks
and they are summarised below.

The Group’s exposure to changes in market interest rates
relates primarily to the Group’s bank loans with floating
interest rates. The Group has not used any interest rate
swaps to hedge its interest rate risk, and will consider
hedging signi cant interest rate risk should the need arise.

49. D0 0O0UOO0OOOOO4d

obOoooobOooboooooboooo
gbooobooooboboobon
gooobboooooobboooooo
oooooobOoooOOoooOoooon
goooboObooobooooooon
ooobOoooooooboooboon
uboooobobbooboooann
oo

uogobobbobooooooboboood
oobooooooboooooooon
obooooooooOooboobooo
uboboooooboboobooodao

goobDbOoooooboobbooooon
ooboooOoobOooboocoobooon
goooboobooooooobooon
oboobooobooooooo

TEC-FFHR EREEERAA



NOTES TO FINANCIAL STATEMENTS (CONTINUED)

BRI ()

31March2021 0 000000000CO

49. FINANCIAL RISK MANAGEMENT

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.

49. 00O OOOooooOOooon

otboboooboobooooobooo
gooooobOoobOoobOooooon
oooobDoobOo0ooobooooon
oboobooobooooooo

Increase/
Increase/ (decrease)
(decrease) in inpro t
basis points before tax
ooood oooooo
oood omooo
HK$’000
oono
2021 ooood
HK$ oo 100 (67,390)
HK$ oo (100) 67,390
2020 oooog
HK$ oo 100 (55,750)
HK$ oo (100) 55,750
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The Group has minimal transactional currency exposure
arising from sales or purchases by operating units in
currencies other than the units’ functional currencies,
and hence it does not have any foreign currency hedging
policies.

Part of the Group’s operating expenses are denominated
in RMB, which is currently not a freely convertible currency.
The PRC Government imposes controls on the convertibility
of RMB into foreign currencies and, in certain cases, the
remittance of currency out of Mainland China. Shortages
in the availability of foreign currencies may restrict the
ability of the Group’s PRC subsidiaries and joint venture to
remit suf cient foreign currencies to pay dividends or other
amounts to the Group.

Under the PRC existing foreign exchange regulations,
payments of current account items, including dividends,
trade and service-related foreign exchange transactions, can
be made in foreign currencies without prior approval from
the State Administration for Foreign Exchange Bureau by
complying with certain procedural requirements. However,
approval from appropriate PRC governmental authorities
is required where RMB is to be converted into a foreign
currency and remitted out of Mainland China to pay capital
account items, such as the repayment of bank loans
denominated in foreign currencies.

goobDbOoooooboobbooooon
oobooobOocooooooboooon
gobooooooobobooooooon
oo

gooobobbooooooobooon
oooooOoobOooboocoooon
goobobooboooooobboobon
oOooooboobOoobOoooon
uagooboooaoboboooooaan
gooboboooooboobbooooon
ooboobOooobooobooon

gogoobobobooooboooooon
goooboboooboooboooon
goooooObObOooooooODbOooo
gooobobboooooobboood
oboooooooobobbobooooon
oboooOooooooboooboon
gobobooooobbooooooon
gooo
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Currently, the Group’s PRC subsidiaries and joint venture
may purchase foreign exchange for settlement of current
account transactions, including payment of dividends to the
Company, without prior approval of the State Administration
for Foreign Exchange Bureau. The Group’s PRC subsidiaries
and joint venture may also retain foreign currencies in their
current accounts to satisfy foreign currency liabilities or to
pay dividends. Since foreign currency transactions on the
capital account are still subject to limitations and require
approval from the State Administration for Foreign Exchange
Bureau, this could affect the Group’s subsidiaries and joint
venture’s ability to obtain required foreign exchange through
debt or equity financing, including by means of loans or
capital contributions from the Group.

There are limited hedging instruments available in Mainland
China to reduce the Group’s exposure to exchange rate
fluctuations between RMB and other currencies. To date,
the Group has not entered into any hedging transactions
in an effort to reduce the Group’s exposure to foreign
currency exchange risks. While the Group may decide to
enter into hedging transactions in the future, the availability
and effectiveness of these hedges may be limited and the
Group may not be able to hedge the Group’s exposure
successfully, or at all.

Annual Report 2021
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The Group is mainly exposed to the foreign exchange rate
uctuation of the foreign currencies stated above against the
functional currencies of the respective group entities.

If the RMB exchange rate had increased/decreased by 5%
and other variables were held constant, the Group’s profit
for the year ended 31 March 2021 would have decreased/
increased by HK$111,000 (2020: profit for the year would
have decreased/increased by HK$58,000).

The Group’s exposures to currency risk of other currencies
are considered insigni cant by the directors and therefore no
sensitivity analysis has been prepared.

The Group trades only with recognised and creditworthy
third parties. It is the Group’s policy that all customers who
wish to trade on credit terms are subject to credit veri cation
procedures. In order to minimise the credit risk on trade and
other receivables, loans and interest receivables and debt
securities, the management of the Group has delegated
a team responsible for the determination of credit limits,
credit approvals and other monitoring procedures to ensure
that follow-up action is taken to recover overdue debts.
In addition, the Group reviews the recoverable amount
of each individual receivable at the end of the reporting
period to ensure that adequate impairment losses are made
for irrecoverable amounts. In this regard, the directors of
the Company consider that the credit risk is significantly
reduced.

goobDbOoooooboobbooooon
oooooooooooobooon

oooooooooogswoooono
ooooooooooboooboooaon
ooDoooOOoooOobDOoocoOooooD
1110000 0 O0O00O000DOO0OOOOO
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49. FINANCIAL RISK MANAGEMENT

OBJECTIVES AND POLICIES (continued)

Maximum exposure and year-end staging

49. 00O 0O0OOO0DOO0mOO

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 2021. For
listed debt investments, the Group also monitors them by
using external credit ratings. The amounts presented are
gross carrying amounts for nancial assets.

As at 31 March 2021

ooooooooo

obOoooobooobooooooboooo
gbooooooooooooooomo
oooooOooboooobooooboon
ooooooomooooooDoDD
oboocoOooooooooobOoon
oboooOoooobOooboobooon
oooooooooooo

gboobobooooood

12 month
ECLs Lifetime ECLs
120000
agooo gooooooo
Simpli ed
Stage 1 Stage 2 Stage 3 approach Total
0100 0200 0300 ooa aad
HK$'000 HK$°000 HK$'000 HK$'000 HK$'000
oo oo oo oo oo
Debt investments at fair value ooooooDonDOo
through other comprehensive oooooon
income
— Aato CCC —Aall CCC 757,969 — 11,220 — 769,189
Trade receivables* oooo* — — — 92,070 92,070
Loans and interest receivables ooooooo 315,307 279,817 72,085 — 667,209
Financial assets included in ooooooooo
prepayments, other receivables ooooooooo
and other assets — Normal** 00000 —00* 718,866 14,274 — — 733,140
Bank balances and cash oooooon 1,707,994 — — — 1,707,994
3,500,136 294,091 83,305 92,070 3,969,602

Wang On Group Limited
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49. FINANCIAL RISK MANAGEMENT
OBJECTIVES AND POLICIES (continued)

Maximum exposure and year-end staging (continued)

As at 31 March 2020

oboobobooomoo

ubooboobooooooa

49. 00O 0O0OOO0DOO0mOO

12 month
ECLs Lifetime ECLs
120000
oooao oooooooo
Simpli ed
Stage 1 Stage 2 Stage 3  approach Total
0100 0200 0300 ooo oo
HK$'000  HK$'000  HK$'000  HK$'000  HK$'000
ooo ooo ooo ooo ooo
Debt investments at fair value oooo0ooDOoDOo
through other comprehensive ooooooo
income
— Aato CCC —Aall CCC 997,827 — 25,768 — 1,023,595
Trade receivables* goooooooo* — — — 109,467 109,467
Loans and interest receivables oooooon 449,579 58,029 41,081 — 548,689
Financial assets included in ooooooooo
prepayments, other receivables goooooooo
and other assets — Normal** 00000 —00* 622,580 20,401 — — 642,981
Bank balances and cash oooooon 1,575,810 — — — 1575810
3,645,796 78,430 66,849 109,467 3,900,542
* For trade receivables to which the Group applies the simpli ed * ooo0ooooOoOooooooOoooo

approach for impairment, information based on the provision
matrix is disclosed in note 23 to the nancial statements.

x The credit quality of the nancial 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 nancial assets had a signi cant increase in credit risk
since initial recognition. Otherwise, the credit quality of the

nancial assets is considered to be “doubtful”.

*k

obobooooOooooooooooood

23000

goocobOoobOoooooooooood
goocobOoobOooOooooooooo
gooooooboooooOoobooooDo
ddooOooooOoomoooooo
oooooooooooom
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49. FINANCIAL RISK MANAGEMENT

OBJECTIVES AND POLICIES (continued)

Maximum exposure and year-end staging (continued)

Further quantitative data in respect of the Group’s exposure
to credit risk arising from debt investments (note 20),
trade and other receivables (notes 23 and 25) and loans
and interest receivables (note 24) are disclosed in the
corresponding notes to the nancial statements.

The Group monitors its risk to a shortage of funds using
a recurring liquidity planning tool. This tool considers the
maturity of both its nancial instruments and nancial assets
(e.g., trade receivables) and projected cash flows from
operations.

The Group’s objective is to maintain a balance between
continuity of funding and exibility through the use of bank
loans.

Wang On Group Limited  Annual Report 2021
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49. FINANCIAL RISK MANAGEMENT
OBJECTIVES AND POLICIES (continued)

49. 00O 0O0OOO0DOO0mOO

The maturity pro le of the Group’s nancial liabilities as at the
end of the reporting period, based on the contractual and

undiscounted payments, was as follows:

obooboobooboobooogooo
obooooooobooooo

2021
ooooo
On demand

or within 1to2 3to5 Over

1 year years years 5 years Total
agoooo
0100 1020 3050 5000 oo
HK$000  HK$000 HK$000 HK$000  HK$'000
oo oo aoa oo oo
Bank loans — variable rates (Note) 0000 —OO000O0 3,151,942 1,296,986 2,034,387 168,279 6,651,594
Bank loans — xedrates(Note) 0000 —0OOI00O0O 189,059 100,472 130,074 57,043 476,648
Other loans (note 33) 000moo 330 72,226 214,406 — — 286,632
Unsecured notes (note 32) 00o0O0maon 320 2,900 289,565 — — 292,465
Convertible notes (note 34) oooomaon 340 139,750 — — — 139,750
Trade payables (note 30) 000moo3on 104,883 — — — 104,883
Lease liabilities oooo 227,519 227,739 158,023 267,135 880,416
Other payables and accruals oooooooooono
— excluding lease liabilities —000000mMOO310

(note 31) 573,877 40,652 — — 614,529
4,462,156 2,169,820 2,322,484 492,457 9,446,917
TEC-FFR EREBEFRAAF
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49. FINANCIAL RISK MANAGEMENT
OBJECTIVES AND POLICIES (continued)

49. 00O 0O0OOO0DOO0mOO

2020
ooooo
On demand
or within 1to2 3to5 Over
1 year years years 5 years Total
ooooo
0100 1020 3050 5000 0o
HK$'000  HK$'000  HK$000  HK$000  HK$'000
ooo ooo ooo ooo ooo
(Restated)
goooo
Bank loans — variable rates (Note) 0000 —O0 000 2,658,398 1,248,648 1,738,754 241,346 5,887,146
Bank loans — xedrates(Note) 0000 —0O0O0O0O 167,205 28,685 42,821 69,917 308,628
Other loans (note 33) 000mMmOoOo 330 11,938 11,938 210,908 — 234,784
Unsecured notes (note 32) 0000mono320 2,900 292,465 — — 295,365
Convertible notes (note 34) 00000000 340 19,860 274,757 — — 294,617
Trade payables (note 30) 000mDO 300 100,146 — — — 100,146
Lease liabilities ooood 232,936 209,458 293,903 323,130 1,059,427
Other payables and accruals ooooooooooon
— excluding lease liabilities — 00000000310
(note 31) 418,019 57,537 — — 475,556
3,611,402 2,123488 2,286,386 634,393 8,655,669
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FINANCIAL RISK MANAGEMENT 40. O 00000000 MO OO
OBJECTIVES AND POLICIES (continued)
Note: oono
Included in interest-bearing bank loans of the Group are term loans ooooooooooObOoOoOooOoooao
with an aggregate principal amounted to HK$1,401,871,000 (2020: 1,401,871,0000 00 O O O O O 0O1,373,690,000
HK$1,373,690,000), of which the respective loan agreements contain a oo oooboooooooooooooo
repayment on-demand clause giving the bank the unconditional right to goooooOOooobOOooobOOooooOoOoo
call in the loans at any time and therefore, for the purpose of the above gooobOoobOoOooobOooooOooOooa
maturity pro le, the total amount is classi ed as “on demand”. oooc
Notwithstanding the above clause, the directors do not believe that 0000000000000 000000120
these loans will be called in their entirety within 12 months, and they ooooO0oo0o0oo0o0o0oo0ooO0oo0oOoo0oOoo0aon
consider that the loans will be repaid in accordance with the maturity oO0o0o0OoO0oo0oooOoOooOooOoooaon
dates as set out in the respective loan agreements. This evaluation oooooOoOooooooOoooobObOOoooo
was made considering: the nancial position of the Group at the date ooooOooocoObOOoooooooOobOoooao
of approval of the financial statements; the Group’s compliance with ooooooooOooobObOOobOoooobooa
the loan covenants; the lack of events of default, and the fact that oobooooobooooood
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 1to2 3to5 Over

1 year years years 5 years Total

0100 10 20 3050 5000 oo
HK$'000 HK$000 HK$000 HK$000 HKS$000

ooo ooo ooo ooo ooo
31 March 2021 ooooooooooo 1,368,014 124,732 124,533 — 1,617,279
31 March 2020 ooooooooooo 401,826 886,350 173,138 — 1,461,314
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49. FINANCIAL RISK MANAGEMENT

OBJECTIVES AND POLICIES (continued)

Price risk is the risk that the fair values of financial
investments decrease as a result of changes in the levels
of equity indices and the value of individual investment.
The Group was exposed to price risk arising from individual
financial investments classified as financial assets at fair
value through other comprehensive income (note 20) and
nancial assets at fair value through pro t or loss (note 27)
as at 31 March 2021.

The Group’s debt securities are traded in the over-the-
counter market and are valued at fair value at each year
end date with reference to the trading prices quoted in the
market. The Group’s listed equity investments are listed on
the Hong Kong Stock Exchange and are valued at quoted
market prices at the end of the reporting period.

The market equity index for the following stock exchange, at
the close of business of the nearest trading day in the year
to the end of the reporting period, and its respective highest
and lowest points during the year were as follows:

49. 00O 0O0OOO0DOO0mOO

oooooobooboOoooobooo
oobooobOocooooooboooon
ooooooboobooobooboobon
gbooobOooboobooobooboaon
oboboobOomoozcoooooon
ooboobDomoOoz2rooobooon
ooooooooo

gooooOoooobOoobooogon
uoobobobooooboobooaan
gobooOboooooOboboooooon
obOooooboooooboobooo
uodg

goobobobooooobooboooooon
goobobooooooobboobon
oobooboobocoboooo

31 March High/low 31 March High/low

2021 2021 2020 2020

ooood ooooO ooooo ooooOo

0 0 ooooo oooood oooooo

Hong Kong —Hang SengIndex 00 —000O0 28,378 31,183/22,520 23,175 30,280/21,139

goooOobooobbooooobobobood
goobDoOoooobobOboOooooon
oood

The Group manages its exposure by closely monitoring the
price movements and the changes in market conditions that
may affect the value of these nancial investments.
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49. FINANCIAL RISK MANAGEMENT 49. 00O 0O0OOO0DOO0mOO
OBJECTIVES AND POLICIES (continued)

The following table demonstrates the sensitivity to a oooooobooboOoooobooo
reasonably possible change in the fair values of the nancial gooobobbooooooboooooo
investments, with all other variables held constant and gooobobooooooboobooono
before any impact on tax, based on their carrying amounts oooooooooooooo

at the end of the reporting period.

Increase/
Carrying Increase/ (decrease)
amount (decrease) in other
of nancial inpro t components
investments before tax of equity
ooono
goooa gooao
oooo ooo ooo
ooo oooo oooo
HK$'000 HK$'000 HK$'000
oo ooo oono
2021 ooooo
Listed equity investmentsinHong Kong: 0000000000
— Financial assets at fair value through —0O0000ooon
pro torloss ooooo 90,684 15,469/(15,469) —
— Financial assets at fair value through —0O00000O000on
other comprehensive income ooooooo 74,001 — 12,624/(12,624)

“EC-FFHR EREEERRA
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49. FINANCIAL RISK MANAGEMENT

OBJECTIVES AND POLICIES (continued)

49. 00O 0O0OOO0DOO0mOO

Increase/
Carrying Increase/ (decrease)
amount (decrease) in other
of nancial inpro t components
investments before tax of equity
goono
ooooo oooo
goono god god
ooa gooo gooo
HK$'000 HK$'000 HK$'000
ooo ooo god
2020 goooo
Listed equity investmentsinHong Kong: 0000000000
— Financial assets at fair value through —0O00o00oon
pro tor loss ooooo 73 18/(18) —
— Financial assets at fair value through — 0000000000
other comprehensive income ooooooo 259,061 — 50,965/(50,965)
Unlisted equity investmentsinHong Kong: 0 O0OO00000O0O0O 32,710 6,431/(6,431) —

The primary objectives of the Group’s capital management
are to safeguard the Group’s ability to continue as a going
concern and to maintain healthy capital ratios in order to
support its business and maximise shareholders’ value.

The Group manages its capital structure and makes
adjustments to it in light of changes in economic conditions.
To maintain or adjust the capital structure, the Group may
adjust the dividend payment to shareholders, return capital
to shareholders or issue new shares. No changes were
made in the objectives, policies or processes for managing
capital during the year ended 31 March 2021.

Wang On Group Limited  Annual Report 2021
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49. FINANCIAL RISK MANAGEMENT 49. 000000000 OO0OO
OBJECTIVES AND POLICIES (continued)
The Group monitors capital using gearing ratio, which is net oooooOoooobooobobOooo
debt divided by total equity. Net debt is calculated as a total gooobobboobobobobooooon
of interest-bearing bank and other borrowings, unsecured oooooobDOoobDOoobDOoobOoon
notes and convertible notes, less cash and bank balances. oooobOOoobDOoboOoobOooooo
The gearing ratios as at the end of the reporting periods oooog
were as follows:
2021 2020
agoood ogoooo
Notes HK$°000 HK$’000
ad agoad ooo
Interest-bearing bank and oooooooodo
other borrowings 33 6,840,780 5,774,009
Unsecured notes oooogd 32 199,348 181,220
Convertible notes ooood 34 131,901 249,814
Less: Cash and bank balances oooooooon 28 (1,730,296) (1,583,967)
Net debt ooo 5,441,733 4,621,076
Total equity oood 9,968,981 9,683,780
Gearing ratio oooo 54.59% 47.72%
TEC-FFR EREBEFRAAF
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On 18 June 2021, Century Choice Limited (“Century
Choice”), an indirect wholly-owned subsidiary of CAP
and a substantial shareholder of Yulin Hongjin (the “PRC
Shareholder”) entered into an agreement in relation to
the reduction of registered capital contribution of Century
Choice in Yulin Hongjin. Pursuant to the agreement, the
PRC Shareholder waived its entitlement to the dividend
declared by Yulin Hongjin for the financial year ended
31 December 2020 in the amount of RMB117,000,000
(equivalent to HK$138,388,000) and directed the same to
be paid to Century Choice, and the amount of registered
capital contribution by Century Choice in Yulin Hongjin was
reduced by an amount of RMB41,944,000 (equivalent to
HK$49,611,000). As a result of such reduction of registered
capital contribution, CAP Group’s equity interest in Yulin
Hongjin was decreased from 65% to 51%.

Further details of the capital reduction are set out in the
Company’s announcement dated on 18 June 2021 jointly
published with WYTH and CAP.

As further explained in notes 4 and 40 to the financial
statements, retrospective adjustment arising from prior year
provisional accounting was made, and certain items and
balances in prior year nancial statements and explanatory
notes have been restated. In addition, certain comparative
amounts have been reclassi ed and re-presented to conform
with the current year’s presentation and disclosures.
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52. 0onooooon

obOoooobOooboooooboooo

Company at the end of the reporting period is as follows: oogd
2021 2020
ooooag ooooo
HK$’000 HK$’000
ooog ooo
NON-CURRENT ASSETS ooooag
Investments in subsidiaries Oo0O0O0oooOoano 2,265,763 2,487,710
Financial assets at fair value 000000000000
through other comprehensive ooooad
income 104,957 174,286
Total non-current assets oooooo 2,370,720 2,661,996
CURRENT ASSETS ooono
Prepayments, other receivables odoooooooooo
and other assets ooooag 3,501 8,327
Financial assets at fair value O00o0o0ooooooon
through other comprehensive oooood
income 48,722 22,940
Tax recoverable ooooo 1,288 1,446
Cash and cash equivalents oooooooono 100,573 81,988
Total current assets oooon 154,084 114,701
“EC—FFR EREEFRAA
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52. STATEMENT OF FINANCIAL POSITION OF 52. ODbOoooobooon

Wang On Group Limited

THE COMPANY (continued)

2021 2020
ooooo goooao
HK$’000 HK$°000
ggad agoad
CURRENT LIABILITIES oooo
Other payables and accruals ooooooooooo 10,406 20,698
Interest-bearing bank and oooooooono
other borrowings 453,664 560,703
Total current liabilities googoo 464,070 581,401
NET CURRENT LIABILITIES oooooo (309,986) (466,700)
TOTAL ASSETS LESS oooooooo
CURRENT LIABILITIES 2,060,734 2,195,296
Net assets oooo 2,060,734 2,195,296
EQUITY o0
Issued capital ooood 166,575 173,975
Reserves (Note) oooooo 1,894,159 2,021,321
Total equity gooo 2,060,734 2,195,296
Tang Ching Ho Stephanie
ooo
Director Director
oo oo
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52. STATEMENT OF FINANCIAL POSITION OF
THE COMPANY (continued)

52. ODbOoooobooon

Note: ooo

oobDooooboooon

A summary of the Company’s reserves is as follows:

Fair value
Share Fair value reserve
premium  Contributed reserve (non- Retained
account surplus  (recycling) recycling) pro ts Total
ooooo gooooo
ooooo oooo 00000 OOoOoo gooo oo
Notes HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
oo ooo ooo ooo ooo ooa ooo
(Note)
oooo
At 1 April 2019 gooooooooo 1,304,476 321,388 - (30,151) 634,712 2,230,425
Loss for the year oooo — — — — (15,102) (15,102)
Other comprehensive income/(loss) 0ooooooomoonm
for the year:
Financial assets at fair value through oooooooa
other comprehensive income ooooooooao
Change in the fair value, net of tax oooooooooo — — 12,186 (13,815) — (1,629)
Reclassi cation adjustment for losses oooooooo
included in pro t or loss 0ooooo
— Impairment losses, net —Q0ooooao - — 15,895 — — 15,895
— Gain on redemption/ —pgooooo — — (1,225) — — (1,225)
disposal, net 0ooo
Shares repurchased and cancelled 0oooooo 36(a) (43,525) — — — — (43,525)
Final 2019 dividend ooopoooooo 12 — — - — (146,131) (146,131)
Interim 2020 dividend 0oooCooooo 12 — — — — (17,387) (17,387)
At 31 March 2020 and 1 April 2020 ooooooooooooo
ooooooooo 1,260,951 321,388 26,856 (43,966) 456,092 2,021,321
Loss for the year 0ooo — — — — (287) (287)
Other comprehensive income/(l0ss) 00o0o0o0oooDmoonm
for the year:
Financial assets at fair value through ooooooon
other comprehensive income: ooooooooa
Change in the fair value, net of tax oooooooooo — — 10,664 (379) — 10,289
Reclassi cation adjustment for 0ooooooo
losses included in pro t or loss oooooao
—Reversal of impairment losses, net —00ooooon — — (763) — — (763)
— Loss on redemption/ —Q0ooooa - — 7,977 - — 7,977
disposal, net oooo
Shares repurchased and cancelled ooooooo 36(b) (40,733) — — — — (40,733)
Final 2020 dividend ooooooooo 12 — — - — (86,987) (86,987)
Interim 2021 dividend 0oopooooo 12 — — — — (16,658) (16,658)
At 31 March 2021 ooooooooooog 1,220,218 321,388 44,734 (44,341) 352,160 1,894,159
TEC-FFR EREBEFRAAF

391



31March2021 0 000000000CO

52. STATEMENT OF FINANCIAL POSITION OF 52. 000000000000
THE COMPANY (continued)

Note: The contributed surplus of the Company originally derived from 000 ODoDoOoOooooOoooooooooo
the difference between the nominal value of the share capital oooooooooOooooOooooo
and share premium of the subsidiaries acquired pursuant to oooooooooOooooOooooo
the Group’s reorganisation on 6 February 1995 and the par oooooooooOooooOooooo
value of the Company’s shares issued in exchange therefor. 00o0o0oooooooooomoan
Under the Companies Act 1981 of Bermuda (as amended), the 0@MoooooooooOoooooO
contributed surplus is distributable to shareholders under certain oo
circumstances.

53. APPROVAL OF THE FINANCIAL 53. OO0 oon

STATEMENTS

The nancial statements were approved and authorised for oooobooooboobboooon

issue by the board of directors of the Company on 29 June oooooDooooooooooon

2021.

In case of any inconsistency between the English text and Chinese translaton OO0O000000000000000O0O0O0OO00OO
of the nancial statements, the English text shall prevail. 0000oo00oo
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PARTICULARS OF PROPERTIES

INVESTMENT PROPERTIES 0o
Attributable
interest of
Location Use Tenure the Group
0 00 0 [ doooonn
Of ce on 30th Floor, United Centre, Commercial premises for Long term lease 75.0%
No. 95 Queensway, Hong Kong rental
oo0O0o0ooesOdooonos3en0Oonon o000 oooo
Wuhan Baishazhou Agri-Products Market, Agricultural produce Medium term lease 35.1%
Special Nos. 1 Qingling Street, Qingling exchange market
Country, Hongshan District, Wuhan City,
Hubei Province, the PRC
O000o0OoOoO00ooooOooooon ooooooo oooo
oooooooooooooo
Henan Luoyang Hong-Jin Agri-Products Agricultural produce Medium term lease 35.1%

International Logistics Centre, west of Luoji
Expressway, Old town District, Luoyang City,
Henan Province, the PRC

exchange market

O0000O0O0O0OOoOoooOoOoOooooo oooOoooo oooo
ooo0ooooooooood
PROPERTIES HELD FOR SALE gooood
Attributable
Approximate interest of
Location saleable oorarea Use the Group
0o ogoooooonomo 0o goooooo
(square feet)
ooood
Nos. 575-575A, Nathan Road, Mong Kok, 15,000 Commercial 75.0%
Kowloon, Hong Kong
000000000 575-575A0 oo
Henan Luoyang Hong-Jin Agri-Products 1,048,000 Agricultural produce 35.1%
International Logistics Centre, west of Luoji exchange market
Expressway, Old town District, Luoyang City,
Henan Province, the PRC
oo0Do0ooooooOoooooooon goooood
oooooooooooood
China — ASEAN (Qinzhou) Agri-Products Market, 1,687,000 Agricultural produce 35.1%
north of Jinhaiwan West Avenue (Entrance exchange market
of North and South Highway), Qinzhou City,
Guangxi Zhuang Autonomous Region,
the PRC
o0bo0oDbDOoUooOoOobooooooodg googoood
o0DO00DOOo0m@mooOomoomoo
ooo
TEC-FFR EREBEFRAAF



PARTICULARS OF PROPERTIES (CONTINUED)
WS (&)

PROPERTIES UNDER DEVELOPMENT ooooo
Estimated
approximate Estimated Attributable
Approximate ~ gross oor completion Stage of interest of the
Project Location Site area area Use date completion Group
ooon 0oo
oo gpooooo ooooo oo ooopoo ooon oooo
(square feet)  (square feet)
gooon gooon
Pokfulam residential  Nos. 86A-86D Pokfulam Road, Hong Kong 28,500 28,500 Residential 2023 Construction in 52.5%
project progress
ooooooo 000000 86AD0 86D 0o 0oooo oo
The Met. Azure Junction of Liu To Road and Hang Mei Street 14,400 90,000 Residentialand 2022 Construction in 75.0%
(Tsing Yiresidential ~ (Tsing Yi Town Lot No. 192) Commercial progress
project)
000000000 CODODODOmMOODODO19200 ooooo gooon oo
Tai Kok Tsui project ~ 50-62 Larch Street and 6-8 Lime Street, 6,800 61,500 Residentialand 2024 Demolition in progess 75.0%
Tai Kok Tsui, Kowloon, Hong Kong Comemrcial
ooooo 000000000050-6200000 6-80 ooooo ooooo oooo
Fortress Hill project 101 and 111, King’s Road, Fortress Hil, 12,400 129,400 Residentialand 2025 Planning in progress 30.0%
Hong Kong Commercial
0oooo 0000000010100 ooooo ooooo oooo
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FIVE YEAR FINANCIAL SUMMARY
ERNRNRNRNEN

A summary of the results and of the assets, liabilites and non- OOO00O0OOO0O0O0O0OOOOOOOOOO
controlling interests of the Group for the last ve nancial years, O0OO0O0O0O0O0O00O0O0O0O00O0O0OO0OO0OO
as extracted from the published audited nancial statementsand OOO0O00OO0O0OO0O0OO0OO0OOOOOOOOOO
reclassi ed as appropriate, is set out below. oo

RESULTS ERN

Year ended 31 March
goooboobooonod
2021 2020 2019 2018 2017
00000 00000 00000 00000 [bOoooo
HK$°000 HK$'000 HK$'000 HK$’000 HK$’'000

oon ooo ooo ooo oono
(Restated)
ooooo
REVENUE oo 1,893,585 3,440,723 4,009,075 2,620,998 869,357
PROFIT BEFORE FINANCE ooooooo
COSTS AND TAX oooa 491,294 1,155,622 1,199,879 1,927,438 390,027
Finance costs oooo (249,532) (225,252) (134,688) (92,389) (30,357)
PROFIT BEFORE TAX ooooo 241,762 930,370 1,065,191 1,835,049 359,670
Income tax credit/(expense) 0000000000 (139,964) (146,117) (171,800) (69,055) 17,599
PROFIT FOR THE YEAR oooo 101,798 784,253 893,391 1,765,994 377,269
Attributable to: oo0o
Owners of the parent gooood 123,884 474,860 419,782 1,223,444 423,690
Non-controlling interests ooooo (22,086) 309,393 473,609 542,550 (46,421)

101,798 784,253 893,391 1,765,994 377,269
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FIVE YEAR FINANCIAL SUMMARY (CONTINUED)
LFEHHBHME (&)

ASSETS, LIABILITIES AND NON-CONTROLLING

goboboooobood

INTERESTS
31 March
oooooo
2021 2020 2019 2018 2017
goooo goooo goooo goooo goooo
HK$°000 HK$'000 HK$’000 HK$’000 HK$’000
ooo ooo oono ooad ooo
(Restated)
ooooo
TOTAL ASSETS ooo 20,445,909 19,088,844 16,417,854 15,916,528 13,625,034
TOTAL LIABILITIES oono (10,476,928) (9,405,064) (8,412,328) (7,917,083) (7,198,776)
NON-CONTROLLING ooooao
INTERESTS (3,530,924) (3,621,918) (2,114,480) (2,199,923) (1,813,278)
6,438,057 6,061,862 5,891,046 5,799,522 4,612,980

Wang On Group Limited
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