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CORPORATE INFORMATION (CONTINUED)
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CORPORATE INFORMATION (CONTINUED)
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FINANCIAL HIGHLIGHTS
MBERE

YEAR ENDED 31 MARCH
BE-ZA=+—HLEE

2023 2022 Change
—BC=F —To—fF s
Revenue WA HK$3,603.5 million  HK$1,856.0 million A 941%

3,603.5HRE T 1,856.0B &8 TT

Profit/(loss) attributable to owners &R B A AJE(L HK$12.8 million  HK$(305.2) million N/A
of the parent swFl (E518) 128EBETT B05.2BEE T NE
Basic earnings/(loss) per share SRERAF(EBE) HKO0.09 cent HK(2.06) cents N/A
0.0978 1l (2.06)75 11l TiE A
Total dividends declared per share B &k SR 2 4258 HKO0.04 cent HKO.1 cent Y  60.0%
0.0478 4L .17
AT 31 MARCH
R=A=+—H
2023 2022 Change
—EBC-=F T F &
Total assets REEE HK$18.39 billion HK$20.06 billion v 8.3%
183.988 T 200.618%8 T
Net assets FEEE HK$9.38 billion HK$9.60 billion v 2.3%
93.8fFE T 96.08% T
Net asset value per share BRFEERE HK$0.61 HK$0.60 A 1.7%
0.61% T 0.607% 7T
Gearing ratio BELX 49.4% 55.9% v 6.5pp
BOE

TECCFFR RAREEERRA
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FINANCIAL HIGHLIGHTS (CONTINUED)
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FINANCIAL HIGHLIGHTS (CONTINUED)

ASSETS EMPLOYED
EREE

As at 31 March 2023
RZE-_=%=R=+—H

9
° 13%
5%
0,
219, 52%
Other Operations . Property Property
H R Development Investment
MEER MERE
Treasury Management Cash
MAER Re

EQUITY ATTRIBUTABLE TO OWNERS
OF THE PARENT
BARRRISFTARGER

HK$ million

BEAT

6,438.1 6,061.9 5,891.0

5,916.3 59918

2023 2022 2021 2020 2019

MBEBREGE)

CAPITAL AND LIABILITIES
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CHAIRMAN’S STATEMENT
ETRE®|E

On behalf of the board of directors (the “Board” or the
“Directors”) of Wang On Group Limited (the “Company”, stock
code: 1222), | propose the annual chairman’s statement of the
Company and its subsidiaries (collectively the “Group”) for the
year ended 31 March 2023 (the “Year” or the “year under
review”).

During the year under review, the international community
gradually recovered its economic vitality as the COVID-19
epidemic eased and various countries relaxed their control
measures over the epidemic. However, the pace of economic
recovery was slowed down due to incompleted restoration of
cross-border logistics and transportation and productivity in
some regions. Fortunately, at the beginning of this year, the
Chinese government fully relaxed the epidemic control measures
and orderly opened up cross-border travel, which significantly
improved the overall consumption desire and business
atmosphere in Mainland China economic activities became more
active. The relaxation of cross-border travel and epidemic control
measures has also brought positive impact on Hong Kong’s
retail and tourism-related industries. With the easing of the
epidemic and the relaxation of various restrictions on gatherings
by the government, the business environment in Hong Kong has
gradually improved in the second half of last year. Mainland China
reopening its border with Hong Kong in the first quarter of this
year not only stimulated the recovery of the retail market, but also
injected confidence into the residential property market. After a
3.1% decline in December last year, the capital value of Hong
Kong’s small and medium-sized residential units showed a slight
increase in January this year. The total number of residential unit
transactions in January increased by 21.7% month-on-month.

Wang On Group Limited Annual Report 2023
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CHAIRMAN’S STATEMENT (CONTINUED)

During the year under review, most of the Group’s business
performance remained stable basically, and the Group’s revenue
for the year ended 31 March 2023 increased by approximately
94.1% to approximately HK$3,603.5 million (2021/22:
approximately HK$1,856.0 million). During the year under review,
the Group recorded profit of approximately HK$98.8 million
(2021/22: loss for the year of approximately HK$252.8 million).
As at 31 March 2023, the Group’s net assets were approximately
HK$9,379.4 million (31 March 2022: approximately HK$9,599.8
million). Its cash and short-term realisable investments
amounted to approximately HK$1,749.0 million (31 March 2022:
approximately HK$1,962.8 million), of which, cash and bank
balances were approximately HK$1,616.3 million (31 March
2022: approximately HK$1,489.9 million). The overall gearing
ratio remained healthy at 49.4%.

BUSINESS PERFORMANCE

The property development segment of the Group mainly includes
() quality residential projects; (i) commercial projects; and (iii)
hospitality projects of Wang On Properties Limited (“WOP”,
stock code: 1243), a non-wholly owned subsidiary of the Group;
and the property management and sales in China of China Agri-
Products Exchange Limited (“CAP”, stock code: 149), a non-
wholly owned subsidiary of the Company.

In recent years, WOP has been actively achieving an asset-light
operation model. By cooperating with various developers and
enterprises, we jointly developed a number of property projects
to reduce our own capital investment in a single project, while
accelerating expansion of the property portfolio at the same
time. At present, the main joint venture partners of WOP include
Angelo, Gordon & Co., L.P. (“AG”), a well-known licensed
investment manager in the United States, APG Strategic Real
Estate Pool (“APG”), the largest pension asset management
company in the Netherlands, and Kohlberg Kravis Roberts &
Co. L.P. (“KKR”), one of the largest investment companies in
the United States. The cooperative projects involve residential,
commercial, car-parking and hospitality projects, and the total
investment of all cooperative projects exceeds HK$15 billion.

EEHRE(E)

REEFE  AEEBETABHHEKRFE
KEIHEr BT -_=ZF=-A=+—H81t
FEZWAAFH94.1%=43,603,500,000
Br(ZE2-— /-~ —FE : %1,856,000,000
PS7T) o IR [E 4% £ 498,800,000 L (=&
—— /- ®EZ : EE#252,800,000/8T) °
RZBEZ=F=ZA=+—H ~x5EEEEFE
#79,379,400,0008 L (ZE = =F =A=+—
H : #9,599,800,000/&T) + HIR&E K5 HIA[
B8 2 B E491,749,000,0008 T (=T ==
F£=H=+—H : 41,962,800,00057T) * &
hHIR® RIRTTARREL1,616,300,000% 7T
—T-_F=ZA=+—H : %1,489,900,000
BT REEEEB B RERN40.4%R R
K

EHRR

AEENEEREFZIEREETIEZEN
BRARRLZHEARAR(ERBE]  BHA
5% 1243)M(VEEEEHEE ¢ ()mEBEE UK
(iRFEBEE - UEARRFEZENB AR
FREERRSBERAR(HEBER] K5
RER - 149 RNF BN EEIRFHEE -

REMELIFRGEREELELEEEREN B8
HEREEARRERESIE GEZEZE
MEEBR BREBINE—BEHERRA -
RS NRIBREMELS - B ERHWENE
BALENBAIENEERE BRI ELIEAngelo,
Gordon & Co., L.P.([AG]) - EERHE & AR
K&/ EEE IR R RAPG Strategic Real Estate
Pool([APG)) AR EB & AMWIRE AR 2 —
Kohlberg Kravis Roberts & Co. L.P.([KKR]J) -
AEMEESREE B FESERRGE
BIEE  BEGEFBEENBIRETEBBI50E
BT °
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CHAIRMAN’S STATEMENT (CONTINUED)

EEHE(E)

BUSINESS PERFORMANCE (continued)

During the Year, WOP partnered with AG to acquire the
Pentahotel project at HK$2 billion, and planned to renovate the
property and transform it into a student residence designed
for college students. The successful acquisition of Pentahotel
marked the first major investment of WOP in the development
of hospitality segment, laying a stable foundation for WOP to
expand its hospitality business segment. In terms of acquisitions,
WOP has recently successfully purchased 3-9 Finnie Street,
Quarry Bay and completed the acquisition of 18-20 Sze Shan
Street, Yau Tong.

The Group has been engaging in the business of fresh market
management and operation since its establishment. In recent
years, together with the business of agricultural produce
wholesale markets in Mainland China, the Group has been able to
offer a supply chain platform of agricultural and by-product taking
care of people’s needs. The 11 agricultural produce exchange
markets in Mainland China managed by CAP, a subsidiary of
the Group, are distributed in various densely populated areas,
transportation hubs and city circles in Mainland China. As a
leading agricultural product logistics operator in Mainland China,
the Group strives to reduce costs and enhance efficiency by
optimising the electronic operation model and promoting the
modern agricultural product wholesale market business.

Wang On Group Limited Annual Report 2023
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CHAIRMAN’S STATEMENT (CONTINUED)

BUSINESS PERFORMANCE (continued)

The comprehensive cold chain circulation rate of the PRC’s
fresh agricultural produce is only 19%, and the food losses in
the circulation process are significant. In order to reduce the
spoilage rate during circulation process, the Group believes that
the cold storage industry still has great potential and room for
development in the future. In response to national policies, the
Group will increase the development and construction of cold
chains, cold storage, logistics warehouses, etc. in existing market
cities, Greater Bay Area cities and provincial capital cities. At
the same time, the Group actively expands new business sales
channels. Besides, the Group actively expands new business
sales channels by leveraging its 11 agricultural produce exchange
markets across the country, enjoying advantages of source
resources, channel resources, circulation service resources and
retail resources in various places of origin. It aims to establish
a food supply business segment supplying food to restaurants,
supermarkets and fresh markets in Hong Kong, thereby
increasing the Group’s sources of income.

Most of the Group’s fresh markets operating under the brands
of “Allmart” and “Day Day Fresh” have implemented quick and
easy electronic payment systems. The Group actively promotes
the adoption of electronic payment systems, which not only
enhances the operational efficiency of merchants, but also meets
the hygiene and safety requirements of the public in the post-
pandemic period by reducing the risk of infection transmitted
through physical contact with coins and notes. The fresh markets
managed by the Group are brightly lit, with well-organized stall
arrangements and regular cleaning and disinfection, providing
consumers with a clean and hygienic shopping environment.

EEHRE(E)
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CHAIRMAN’S STATEMENT (CONTINUED)

ERE®E (&)

BUSINESS PERFORMANCE (continued)

Wai Yuen Tong Medicine Holdings Limited (“WYT”, 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 large team of experienced Chinese medicine
practitioners recognised by Chinese Medicine Council of
Hong Kong. WYT has over 80 retail outlets in Hong Kong and
Macau, some of which even own a team of Chinese medicine
practitioners and provide outpatient service. As for the Chinese
medicine business, with the help of the franchise business
model, the business development of our stores has been rapidly
expanded. During the year under review, new products have
been launched in our five major product categories of Chinese
medicine (proprietary Chinese medicines, dietary supplement,
homology of medicine and food, decoction and concentrated
granule and lifestyle products), providing a richer and more
diverse selection of products within each category. At the same
time, the sales channels of the Western medicine business have
been expanded through the deployment of hospitals and health
and beauty chain stores in Mainland China. To further increase
the sales effectiveness of Western medicine products, the Group
has strengthened the production of OEM product series during
the year under review.

In the first quarter of 2023, as Mainland China began to resume
cross-border, the number of tourists arriving in Hong Kong
increased significantly, which brought a positive boost to WYT’s
retail business. On the other hand, the Hong Kong government
distributed consumption vouchers during the year under review,
which effectively stimulated the consumption desire in Hong
Kong. As a result, the sales of WYT’s health care products also
benefited from it.

Wang On Group Limited Annual Report 2023
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CHAIRMAN’S STATEMENT (CONTINUED)

BUSINESS PERFORMANCE (continued)

With the shift in consumer patterns, particularly among the young
consumers groups, and the impact of the pandemic over the past
three years, online shopping has become the mainstream mode
of consumption. Leveraging the insight of its management team
on the market dynamics, WYT developed its online sales channels
several years ago, and set up accounts on various social media
platforms to promote the company’s brand and products. The
relevant marketing and sales strategies have achieved remarkable
results. In terms of the production of proprietary Chinese
medicines and Western pharmaceuticals, WYT actively integrates
traditional pharmaceutical experience with innovative technology.
The company’s modern factory located in Yuen Long complies
with both Hong Kong Department of Health’s GMP standard
and Australia’s (TGA) GMP certification. Moreover, a number of
advanced automation technologies have been introduced into the
production process.

The intelligent automatic packaging system jointly developed by
WYT and the Hong Kong Productivity Council was put into use
in October last year. This unique system was designed to meet
the needs of WYT and is capable of handling the packaging for
all types of one-dose vials with different box shapes (including
fan-shaped and rectangular, etc.), materials and volume. With
the integration of fully intelligent computerized numerical control
and precision robotic arms for assistance in production, the
packaging efficiency can be increased six-fold. Additionally, the
system significantly enhances the stability of the packaging and
reduce material waste resulting from errors.
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CHAIRMAN’S STATEMENT (CONTINUED)

EEHE(E)

ENVIRONMENTAL PROTECTION AND SOCIAL
RESPONSIBILITIES

Environmental conservation has become an important issue of
global concern, and PRC has also proposed the goal of “Carbon
Dioxide emissions peak by 2030 and carbon neutrality by 2060”.
In the course of its operation, the Group not only pursues
performance and efficiency, but also requires its subsidiaries and
business units to apply quantifiable benchmarks to include energy
conservation, emission reduction and environmental protection as
one of their performance evaluation criteria.

When designing its property projects, WOP considers factors
such as environmental conservation and energy saving in the
project construction process, construction materials, electrical
appliances procurement for each unit and overall project design,
striving to create “green buildings”. WYT’s factory not only
adopts strict energy consumption management indicators for its
production process, but also has fully installed solar panels on the
roof for power generation, providing supplementary green energy
for the factory.

The fresh markets managed by the Group and the agricultural
wholesale markets operated by CAP have both implemented
appropriate carbon reduction measures to contribute to reducing
greenhouse gas emissions in the community. In terms of giving
back to the society, WOP provides opportunities for students who
are interested in joining the real estate and construction industries
by establishing multiple scholarships for relevant degrees at the
University of Hong Kong and the Hang Seng University of Hong
Kong. The purpose of this initiative is to train suitable talents
for these industries and support industry development. In the
meantime, WYT has introduced an apprenticeship system to
provide systemetic training for young people who are interested
in Chinese medicine, aiming to inherit the culture of Chinese
medicine.

During the pandemic, the Company and its subsidiaries made
various donations to alleviate the plight of vulnerable groups.
WYT also provided free medical consultations and educational
seminars on epidemic prevention and wellness for the community,
aiming to raise awareness of epidemic prevention.

Wang On Group Limited Annual Report 2023
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CHAIRMAN’S STATEMENT (CONTINUED)

LOOKING AHEAD

With the resumption of traffic between Hong Kong and Mainland
China and the rest of the world, the overall economic sentiment
has improved, and local economic activities are gradually
regaining momentum. However, the international political and
economic situation remains complex and volatile. In the first
quarter of 2023, the property market in Hong Kong witnessed a
simultaneous increase in both price and volume, with nearly 3,400
first-hand residential transactions were recorded, approximately
three times more than that in the fourth quarter of last year.
The purchasing power accumulated in the market during the
pandemic is gradually being released, and there is a certain level
of rigid demand for medium and small-sized new residential
properties. Over the past few years, WOP has been committed
to achieving asset-light business model while optimising its
investment portfolio, and reallocating resources to investments
with high growth potential.

The Group’s fresh market operations are facing challenges
from online shopping and home delivery services. In addition to
actively improving the shopping experience in our fresh markets,
the Group is also exploring new business opportunities to adapt
to the above-mentioned consumption patterns.

WYT continuously reviews its existing store location layout after
the resumption of borders between Hong Kong and Mainland
China, and considers opening more self-operated or franchised
retail stores in Hong Kong, Mainland China and Macau to expand
market coverage and deepen brand and product penetration.
In terms of research and development of new products, WYT is
deploying mass production plans for Cordyceps Capsules (&
BB ) and Muscular & Joint Pain Relief Oil (&7 #75& 4% 58). WYT
will continue to leverage its technological advantages in the
development and production of pharmaceuticals and healthcare
products to expand its product range.
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CHAIRMAN’S STATEMENT (CONTINUED)

EEHE(E)

LOOKING AHEAD (continued)

CAP has established extensive distribution channels in Mainland
China through its agricultural wholesale markets. The company is
actively developing its trading business with its existing resources.
CAP plans to distribute imported fruits, seafood and other food
products from overseas through its markets and channels in
Mainland China. On the other hand, CAP also arranges for the
export of agricultural and by-products from Mainland China to
Hong Kong and overseas markets. The comprehensive cold
chain circulation rate of China’s fresh agricultural products is only
20% of that in overseas developed countries, which provides
tremendous business opportunities for CAP. The company is
studying the use of its existing land to build cold chains, cold
storage, and logistics warehouses.

The Group is exploring breakthroughs in various business areas
with new thinking to achieve simultaneous improvement in
operational quality and performance. The economic situation in
2023 is complex and multifaceted, and we must always remain
vigilant and adhere to the spirit of innovation and change, forging
a stable development path in unpredictable market situation.

APPRECIATION

| would like to take this opportunity to sincerely thank the
business partners and shareholders of the Group for their
ongoing trust, and express gratitude to all employees for their
dedication and unremitting efforts. We will continue to make
every effort to enhance the Group’s future business development,
aiming to achieve satisfactory returns for our shareholders.

Tang Ching Ho
Chairman and Executive Director

Hong Kong, 28 June 2023
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MANAGEMENT DISCUSSION AND ANALYSIS

FINANCIAL RESULTS

For the financial year ended 31 March 2023 (“this Financial
Year” or the “Year”), the Group’s revenue and profit attributable
to owners of the parent amounted to approximately HK$3,603.5
million (2022: approximately HK$1,856.0 million) and
approximately HK$12.8 million (2022: loss attributable to owners
of the parent of approximately HK$305.2 million), respectively.

DIVIDENDS

The Board has recommended the payment of a final dividend
of HKO0.04 cent (2022: Nil) per ordinary share for the year ended
31 March 2023 to shareholders whose names appear on the
register of members of the Company as of Thursday, 31 August
2023. The final dividend will be paid on or around Wednesday,
13 September 2023, subject to shareholders’ approval at the
forthcoming annual general meeting of the Company to be held
on Tuesday, 22 August 2023. No interim dividend was declared
for the six months ended 30 September 2022 (30 September
2021: HKO.1 cent per share).

BUSINESS REVIEW

The Group’s revenue for the Year increased by approximately
94.1% to approximately HK$3,603.5 million (2022: approximately
HK$1,856.0 million). Increase in revenue was mainly due to the
increase in sales contributed from the delivery of the Group’s
property development projects in which the Group has a
controlling stake during this Financial Year.
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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)

BEE R0 ()

BUSINESS REVIEW (continued)

Profit attributable to owners of the parent for the Year was
approximately HK$12.8 million as compared to the loss
attributable to owners of the parent for the year ended 31 March
2022 of approximately HK$305.2 million. This was primarily
attributable to, among other things, (i) decrease in impairment
losses of debt investments, decrease in realised losses on
disposal of debt investments, and decrease in fair value losses on
financial assets at fair value through profit and loss, (i) increase in
gross profit resulting from delivery of property projects owned by
the Group, and (iii) decrease in net fair value losses on investment
properties, as partially offset by (a) decrease in share of profits
from delivery of completed residential projects from joint ventures,
(b) new additions of write down of properties held for sales and
properties under development, (c) reduction in revenue from
treasury operation, as well as (d) increase in finance costs arising
from interest rates increment.

The Group recorded gross profit and gross profit margin of
approximately HK$1,059.6 million and 29.4% respectively for
the Year (2022: approximately HK$805.7 million and 43.4%
respectively). The decline in gross profit margin was mainly due
to a higher proportion of revenue recognised from the sale of
properties during this Financial Year which gross profit margin
was lower.

The Group recorded administrative expenses of approximately
HK$513.0 million for the Year (2022: approximately HK$497.0
million). This remained stable and in control as compared
with the year in 2022. Selling and distribution expenses were
approximately HK$452.9 million for the Year (2022: approximately
HK$274.6 million), and such increment was primarily attributable
to the support services in relation to the increase in property
sales. Finance costs were approximately HK$288.4 million for the
Year (2022: approximately HK$207.6 million) and the increase
was mainly due to the rising interest rate of the bank and other
borrowings. The Group’s average borrowing rate was 5.6%
(2022: 3.8%).
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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)

BUSINESS REVIEW (continued)

Impairment losses on financial assets, net amounted to
approximately HK$38.6 million for the Year (2022: approximately
HK$256.9 million). The decrease was mainly due to the reduction
of impairment losses of debt investments.

Other expenses amounted to approximately HK$58.3 million for
the Year (2022: approximately HK$196.0 million). The decrease
was mainly attributable to the decrease in realised losses on
disposal of debt investments.

For the Year, fair value losses on financial assets at fair value
through profit or loss, net of approximately HK$13.1 million (2022:
approximately HK$93.6 million) were primarily because of the
decrease in fair value losses on financial assets (mainly funds
investment) at fair value through profit or loss.

For the Year, fair value losses on owned investment properties,
net of approximately HK$5.0 million (2022: approximately
HK$83.5 million) were mainly due to the decrease in net fair value
losses on various investment properties located in Hong Kong
and Mainland China.

During the year ended 31 March 2023, write-down of properties
under development of approximately HK$30.2 million was
charged to profit or loss (2022: Nil), which was related to two
properties under development located in Hong Kong.

During the year ended 31 March 2023, write-down of properties
held for sale of approximately HK$44.2 million was charged
to profit or loss (2022: Nil), which was related to a commercial
property held for sale in Hong Kong and two agricultural produce
exchange markets in Mainland China.
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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)

BEE R0 ()

BUSINESS REVIEW (continued)

Income tax of the Group mainly comprised of Hong Kong profit
tax, PRC enterprise income tax and PRC land appreciation
tax. During the Year, there was an income tax credit of
approximately HK$0.5 million as compared with an income tax
expense amounted to approximately HK$58.5 million for the
year 2022. The major change was arising from the decrease in
PRC income tax to approximately HK$26.8 million for the Year
(2022: approximately HK$95.9 million). Such decrease in PRC
income tax was mainly due to the decrease in sales of properties
in the PRC from approximately HK$418.6 million for the year
2022 to approximately HK$169.0 million for the Year and no
compensation from a litigation judgement for the Year (2022:
approximately HK$48.6 million).

The share of profits of joint ventures for the Year amounted to
approximately HK$317.3 million (2022: approximately HK$425.1
million). The decrease was mainly due to the delivery of less
property sales of two jointly developed property projects, namely
“maya” and “Altissimo” during this Financial Year.

As of 31 March 2023, the Group’s net assets were approximately
HK$9,379.4 million (2022: approximately HK$9,599.8 million). Its
cash resources amounted to approximately HK$1,749.0 million
(2022: approximately HK$1,962.8 million) including total cash
and bank balances of approximately HK$1,616.3 million (2022:
approximately HK$1,489.9 million) and short-term investments of
approximately HK$132.7 million (2022: approximately HK$472.9
million). In aggregate, the total borrowings as of 31 March 2023
was approximately HK$6,246.6 million (2022: approximately
HK$6,859.6 million) giving resulted in a net debt position for
the Group (total borrowings less total cash and bank balances)
of approximately HK$4,630.3 million (2022: approximately
HK$5,369.7 million).

The Group regularly reviews its financial position and maintains a
healthy cash balance to support the business growth. The review
of the individual business segments of the Group is set out below.
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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)

BUSINESS REVIEW (continued)

The property development segment consists of the Hong Kong
residential and commercial property market sales from Wang On
Properties Limited (“WOP”, a non-wholly owned listed subsidiary
of the Company and the shares of which are listed on The Stock
Exchange of Hong Kong Limited (the “Stock Exchange”) with
stock code: 1243, together with its subsidiaries, collectively the
“WOP Group”); and the property sales in the People’s Republic
of China (the “PRC”) from China Agri-Products Exchange Limited
(“CAP”, a non-wholly owned listed 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”), which is a non-wholly owned listed subsidiary of
Wai Yuen Tong Medicine Holdings Limited (“WYT”, a non-wholly
owned listed subsidiary of the Company and the shares of which
are listed on the Stock Exchange with stock code: 897, together
with its subsidiaries, collectively, the “WYT Group”).

For the Year, property development segment recorded revenue
and segment profit of approximately HK$2,140.2 million
and approximately HK$147.4 million, respectively (2022:
approximately HK$418.6 million and approximately HK$203.6
million, respectively). Revenue of approximately HK$1,971.2
million were mainly contributed by the WOP Group for the Year
(2022: Nil) because of the delivery of “The Met. Azure” project
in which the WOP Group has a controlling stake during this
Financial Year. For the Year, the Group’s property development
business in the PRC (through the CAP Group) recorded revenue
of approximately HK$169.0 million (2022: approximately
HK$418.6 million). The decrease in revenue contributed from the
CAP Group is mainly due to the delivery of less properties during
this Financial Year.
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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)

BEER W& DM (E)

BUSINESS REVIEW (continued)

In September 2022, Sky Admiral Limited, a wholly-owned
subsidiary of WOP, entered into a sales and purchase agreement
with Sky Plaza Limited, a wholly-owned subsidiary of a joint
venture (in which the WOP Group holds 50% interest) (“APG
JV”) with APG Strategic Real Estate Pool (“APG”) to sell the
entire issued share capital and shareholder’s loan at an initial
consideration of approximately HK$554.8 million. Please refer to
the announcement of the Company and WOP dated 1 September
2022 and the circular of the Company dated 23 September
2022 for details. This transaction was completed on 14 October
2022. This site is adjacent to another project (located at Nos.
120-126 Main Street, Ap Lei Chau, Hong Kong) which in turn
was disposed of by the WOP Group to the APG JV in December
2021. The APG JV will redevelop these two sites together as
residential and commercial/mixed use property for sale. As at the
date of this report, the foundation work is undergoing at the site.

The WOP Group is currently working on an urban redevelopment
project with over 90% 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). Redevelopment can only be implemented upon acquisition
of the full ownership of the relevant projects. The total attributable
gross floor area upon redevelopment is approximately 65,000
square feet, and the development projects are financed by both
external banking facilities and internal resources.

The WOP Group is actively exploring different channels to
increase its land banks, including public tenders and old
building acquisitions. By doing so, the WOP Group is building a
strong foundation for providing stable land resources for future
development projects.
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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)
BEENWRD ()

BUSINESS REVIEW (continued) E e EE(E)

As at the date of this report, the WOP Group has a development WRABRERH » RLMEEBEREEZEER

land portfolio in Hong Kong as follows: HAEWT -
Anticipated
Approximate Approximate year of
Project site area gross floor area Intended usage completion
BA A G
=B b BT AR BEEEE RTAR BIEE
(square feet) (square feet)
CFHR) CEAR)
Pokfulam Project 28,500 28,500 Residential 2023
SEERARIE B B2 —EC-=fF
Tai Kok Tsui Project 6,800 61,500 Residential and Commercial 2024
RAEIEE FEkEE —E_WF
Ap Lei Chau Project | 7,200 74,200 Residential and Commercial 2025
BERFIMIE B | FEhEE —ERF
Ap Lei Chau Project Il 4,100 38,500 Residential and Commercial 2025
BERFMIE B I FEkEE “ERF
Wong Tai Sin Project | 9,600 81,300 Residential and Commercial 2025
BEAMIEE FEhEE —ERF
Wong Tai Sin Project |l 10,400 93,700 Residential and Commercial 2025
HAMIEE TFEREE —E-RF
Ngau Tau Kok Project 5,200 46,300 Residential and Commercial 2025
4-SRAIAR FEhEE —T-RF
Fortress Hill Project 12,400 131,600 Residential and Commercial 2026
S R=UIpERE! FEREE —EREF
Quarry Bay Project et ) 4,200 39,100 Residential and Commercial 2026
B f0mIE § ey FEhEE —ERF
Yau Tong Project MNete2 41,700 269,000 Residential and Commercial 2028
SHYEIR | WH2 EEREE —ENF
TECCFFR EREBFRAAF
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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)

BEE R0 ()

BUSINESS REVIEW (continued)

Notes:
1. Acquisition completed in June 2023

2. Acquisition completed in May 2023

The fresh market and agricultural produce exchange market
business segment recorded a decrease in revenue (sales to
external customers) by approximately 2.7% to approximately
HK$657.7 million for the Year (2022: approximately HK$676.1
million), of which annual revenue of approximately HK$404.9
million was contributed from the operation of agricultural produce
exchange markets of the CAP Group in the PRC; approximately
HK$163.9 million was contributed from the fresh market
operations in Hong Kong, and approximately HK$88.9 million was
from revenue streams brought by butchery, vegetable and other
retails businesses in this segment in Hong Kong. The decrease
in revenue was mainly due to the expiration of leases of several
fresh markets and the impact of COVID-19 pandemic situation on
the fresh markets operations during this Financial Year. Segment
result recorded a profit of approximately HK$13.6 million (2022:
approximately HK$70.0 million) for the Year.

The Group has established a strong foothold in the fresh market
and agricultural produce exchange market business over the past
two decades. During this Financial Year, the Group managed
a portfolio of around 600 stalls, operating under the brands of
“Allmart” brand and “Day Day Fresh” in Hong Kong, covering a
total GFA of over 150,000 square feet. The Group is focused on
meeting the growing expectations of its customers by providing
a more comfortable and spacious shopping environment,
incorporating well-designed layouts, improvement works and
high-quality management services. The Group is committed to
strengthening its partnership with tenants and local communities
by introducing effective marketing and promotion events that
enhance the overall shopping experiences at its fresh markets.
Looking ahead, the Group trends to identify high population
density areas to establish fresh markets and mini fresh markets,
which will enable it to expand its market presence and offer
customers a wider range of quality products and services.
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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)

BUSINESS REVIEW (continued)

In April 2022, the Group was informed by the Link Properties
Limited, the landlord of the fresh market located at the first floor
of the Choi Ming Shopping Centre, Tseung Kwan O, Hong Kong,
of their agreement to renew the lease term for the market up to 7
December 2024. Please refer to the Company’s announcement
dated 14 April 2022 for details.

In May 2022, the Group received a letter from the Hong Kong
Housing Authority indicating its agreement to lease a fresh
market located at B1/F, Kai Chuen Shopping Centre, Wong Tai
Sin, Hong Kong with an area under lease of approximately 1,282
square metres to the Group. The fresh market commenced its
operation in the end of 2022. Please refer to the Company’s
announcement dated 24 May 2022 for details.
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With the current fresh market and agricultural produce exchange
market business on a stable and established foundation, the
Group also commenced its portfolio of self-owned fresh markets
in Hong Kong through the joint ventures. As such, the WOP
Group, in collaboration with these joint ventures, successfully
acquired a retail podium located at Lake Silver in Ma On Shan
and a commercial accommodation at The Parkside in Tseung
Kwan O. By combining its expertise in property investment
and fresh market operation, the Group is able to create strong
synergy and unique business value in this segment.

BERBNETRRERR S MBEBHET
RARBERE  AEBETBBEELENT
X EEALRAREERERSNETASE - A
b REMEEBERZEAGECEERIIK
BARBRILBHeRENTETEERUR
1 E B The ParksideM XM - BREASH
RYEREREMEEFANEENDG - A%
B e 2950 Lt 9 S0 Bl 3 58 K A 17 [R) 28 P R B Y
EBEE -

TECCFFR AREEERRA



26

MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)

BEER W& DM (E)

BUSINESS REVIEW (continued)

On 1 October 2022, CAP and the Company entered into a
master licensing agreement which sets out the general principles
and key terms governing the definitive licensing agreements
under which relevant members of the Group may grant license of,
and the CAP Group may take up the license of the premises from
1 October 2022 to 30 September 2025. Details were disclosed in
the joint announcement of the Company, WYT and CAP dated 1
October 2022.

For the Year, the butchery business generated revenue of
approximately HK$65.9 million (2022: approximately HK$58.4
million). The increase in revenue was mainly attributed to the
additional new butchery stores opened during the Year, the
Group believes that there is still strong demand for pork in local
diets. The Group’s well-established fresh market network can
facilitate for rapid growth and a relatively low-risk development for
this business.

In addition, the Group has extended its retail business to
include fruit and vegetables retailing by partnership with different
operators. While the revenue generated from this business is
insignificant in this set up stage, the Group considers it is a
rapidly growing business afterwards.

The Group, through the CAP Group, operates 11 agricultural
produce exchange markets across five provinces in the PRC.
These markets are located in Hubei Province, Henan Province,
Guangxi Zhuang Autonomous Region, Jiangsu Province and
Liaoning Province. Despite the rebound of the COVID-19
epidemic during the Year, the operation of the agricultural
produce exchange markets was not significantly impacted, and
the markets were able to continue its normal operation through
the CAP Group’s implementation of effective measures to
mitigate the impact of COVID-19 on its market operations and
ensure the continuity of its business. As a result, the CAP Group
has established a strong presence in this industry through the
markets across multiple provinces, which enables to sustain the
development and expansion of its agricultural produce exchange
market business in the future.
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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)

BUSINESS REVIEW (continued)

As at 31 March 2023, the Group owned investment properties
in Hong Kong and the PRC comprised of commercial, industrial
and residential units with a total carrying value of approximately
HK$3,325.0 million (2022: approximately HK$3,712.6 million).

During this Financial Year, the Group received gross rental
income of approximately HK$9.9 million (2022: approximately
HK$16.7 million).

The WOP Group owns 64% equity interest in a joint venture
group (the “Parkville JV”), in partnership with three independent
third parties. The Parkville JV acquired properties in Tuen Mun
with a total gross floor area of 13,858 square feet (the “Parkville
Property”). The Parkville Property is fully let as at the date of this
report.

The WOP Group has partnered with an independent third party to
own 50% equity interest of a joint venture (the “dumbo JV”). The
Jumbo JV has acquired eight stories of carpark podium of Jumbo
Court in Aberdeen, which provides a total of 509 car parking
space (the “dJumbo Property”). It is expected that the Jumbo
Property will be able to meet the high demand for parking spaces
once the comprehensive development around the Wong Chuk
Hang MTR Station is completed in phases. As at the date of this
report, the Jumbo Property is fully let.

The WOP Group has also partnered with Kohlberg Kravis Roberts
& Co. L.P. ("KKR”) to own two commercial accommodations,
known as “Lake Silver” at Ma On Shan and “The Parkside” at
Tseung Kwan O. The WOP Group has 50% equity interest in
each project. The WOP Group has refurbished both properties,
improved the tenant mix and boosted the rental yield. As at the
date of this report, Lake Silver is fully let, while The Parkside has
an occupancy rate over 90%.
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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)

BEE R0 ()

BUSINESS REVIEW (continued)

As at 31 March 2023, the WYT Group owned 13 properties in
Hong Kong which are all retail properties or industrial building
(whereas the WYT Group has entered into two sale and purchase
agreements with respect to the disposal of two properties which
transactions were mentioned below and pending completion as
of 31 March 2023). A majority of these properties were used as
the retail shops under self-operating and franchise modes.

During the Year, the WYT Group completed the disposal of a
property-holding company holding property situated at Ground
Floor of Bowring Building, No.14 Bowring Street, Kowloon, Hong
Kong for a consideration of HK$48.8 million on 22 March 2023.
Please refer to the joint announcement dated 6 January 2023 of
the Company and WYT for details of the property disposal.

On 6 February 2023, the WYT Group entered into a provisional
sale and purchase agreement with an independent third party to
sell a property-holding company holding a property at the 11th
Floor of Well Town Industrial Building (together with the related
roof portion and a carparking space), No. 13 Ko Fai Road,
Kowloon, Hong Kong at a consideration of HK$71.0 million,
completion of which took place on 19 June 2023. This property
was classified as assets held for sale as at 31 March 2023.
Please refer to the joint announcements dated 6 February 2023
and 19 June 2023 of the Company and WYT for details of the
property disposal.

On 21 March 2023, the WYT Group entered into a provisional
sale and purchase agreement with an independent third party to
sell a property situated at Shop B on G/F and Portion of the Yard,
Nos. 66, 68, 70 & 72 Tai Wai Road, Shatin, New Territories, Hong
Kong at a consideration of HK$66.8 million, completion of which
will take place on 30 June 2023. This property was classified as
assets held for sale as at 31 March 2023. Please refer to the joint
announcement dated 21 March 2023 of the Company and WYT
for details of the property disposal.

As at 31 March 2023, the Group still held 8 second-hand
residential properties with valuation of approximately HK$44.1
million and the Group intends to continue identifying opportunities
to dispose of these second-hand residential properties.
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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)

BUSINESS REVIEW (continued)

The WYT Group is a pharmaceutical group focusing on
manufacturing and/or retailing of pharmaceutical and health
food products. During the Year, there was an encouraging
improvement on the Group’s pharmaceutical and health food
products segment with revenue (sales to external customers)
totaling approximately HK$701.0 million (2022: approximately
HK$538.9 million), representing an increase of approximately
30.1%.

Revenue of the Chinese pharmaceutical and health food products
segment significantly increased by approximately 24.3% to
approximately HK$618.4 million (2022: approximately HK$497.6
million).

The fifth wave of the COVID-19 epidemic hit Hong Kong rapidly
and fiercely, with the highly transmissible Omicron variant strain
caused a turbulent epidemic phase in March 2022. This left many
Hong Kong residents suffering from post COVID-19 symptoms,
commonly known as Long Covid, which has resulted a strong
demand for Chinese medicine practitioners’ consultation services
and health supplements. The WYT Group places the health of
the customers at its top priority, and has recently activated online
Chinese medicine practitioners’ consultation services to facilitate
proper treatment. Additionally, several campaigns were launched
to help address Long Covid symptoms, resulting in high sales of
most of the respiratory-related products.

Facing the difficulty of the COVID-19 epidemic, the WYT Group
has still been taking steps to reinforce its position in the Angong
Niuhuang Wan market by launching several new products,
and has entered the cancer supplements segment. To more
focus on the care and offer easier access of its products and
services to the public, the WYT Group is continuing to enlarge its
business through opening new retail outlets, listing in key drug
stores, and investing in its online presence. These efforts are
aimed at strengthening the accessibility and convenience of the
WYT Group’s products and services for customers, as well as
increasing its visibility and reach.
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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)

BEERWE DM (E)

BUSINESS REVIEW (continued)

Revenue of the western pharmaceutical and health food products
has increased by approximately 100% to approximately HK$82.6
million (2022: approximately HK$41.3 million) and such increase
is attributable to the WYT Group’s solid foundation to strive for
growth despite of the turbulent environment for the Year.

The WYT Group is making continuous efforts in realising business
opportunities in the market. “Madame Pearl’s”, the flagship brand,
achieved the Hong Kong cough syrup sales champion for 12
consecutive years, supported by the valuable sales and marketing
strategies and activities. The WYT Group has persistently and
successfully building up the effective Hong Kong trade channels
on distributing “Luxembourg”-branded products.

“Pearl’s”, another key brand of the WYT Group, has been
established leadership in mosquito repellent product category in
Hong Kong market. The revenue of “Pearl’s” Mosquitout product
range reached a satisfactory growth over last year.

In addition, to comply with PRC’s relevant regulations, the WYT
Group has evolved various local distributors to accelerate the

channel penetration of the “Madame Pearl’s” and “Pearl’s
brands into the PRC.

Because of the pandemic, the shift of consumer purchasing
behavior from offline to online has been speeded up. As such,
the WYT Group has been actively deploying resources to develop
its e-commerce business channels. This has included the
? products through
its own online platform as well as selected third-party e-commerce
platforms such as HKTVmall and Ztore. In addition, the WYT
Group is developing its cross-border e-commerce business.

”

distribution of “Madame Pearl’s” and “Pearl’s
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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)

BUSINESS REVIEW (continued)

The Group maintains a healthy financial position. Liquid
investments and total cash and bank balances amounted
to approximately HK$2,274.3 million as at 31 March 2023,
represented a decrease of approximately 6.4% from the balance
of approximately HK$2,429.9 million as at 31 March 2022. As at
31 March 2023, approximately, 47.6%, 19.4% and 33.0% of the
liquid investments are the debt securities, equity securities and
funds and other investments, respectively. And approximately
HK$1,616.3 million are total cash and bank balances.

As part of its treasury management business, the Group provides
lending to third party customers, with the loans secured by
various types of collateral, such as first-mortgage residential
properties, commercial properties, industrial properties and etc.,
all located in Hong Kong. The Group has been very prudent
and cautious in assessing potential loan applications, especially
given the uncertain economic outlook. The Group’s credit
committee is responsible for evaluating and approving loans
within predetermined credit limits, and the Group has established
credit control policies to govern the loan review and approval
processes. Those policies focus on verifying the borrowers’
identity, repayment ability, and the quality of the asset to be
pledged, which should help mitigate credit risks associated with
the lending operations. Overall, the Group is able to manage
its credit risks effectively and ensure the long-term stability and
sustainability of its money lending business.
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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)

BEE W R (E)

BUSINESS REVIEW (continued)

During the Year, the Group’s lending business contributed
revenue of approximately HK$43.1 million (2022: approximately
HK$61.9 million), down by approximately 30.4%, mainly due to
the drop in loan portfolio. The composition of the loan portfolio
includes both individual and corporate customers. As at 31 March
2023, we had 44 (2022: 51) active loan accounts, gross loan
balance of which were approximately HK$277.8 million (2022:
approximately HK$461.3 million). Secured loans accounted
for approximately 81.8% (2022: approximately 82.9%) while
unsecured loans accounted for approximately 18.2% (2022:
approximately 17.1%). At 31 March 2023, in terms of the loan
balance, the top 5 customers of the money lending business
accounted for approximately 48.8% (2022: approximately 53.9%)
of the portfolio. The tenors of the loans ranged from 2 months
to 120 months (2022: 3 months to 120 months). The weighted-
average interest rates of secured loans were approximately
12.8% (2022: approximately 12.9%) per annum and that for
unsecured loans were approximately 13.3% (2022: approximately
16.2%) per annum. At 31 March 2023, the loan-to-value ratio of
the secured loans was approximately 66.7% (2022: approximately
70.83%) per annum which management considered to be a
safe level. Impairment losses during the Year was amounted to
approximately HK$2.2 million (2022: approximately HK$34.3
million) and such losses related primarily to the expected credit
loss allowance arising as a result of delayed repayment. The drop
in the size of our loan portfolio was a result of our more cautious
approach in accepting potential applications during the risky
environment.

Despite the uncertainties in economy environment, the
Group strives to continuously monitor and review the clients’
circumstances of its money lending business, with the goal
of building a healthy and stable platform within its treasury
management segment.

Wang On Group Limited Annual Report 2023

FEH O EE (&)

RAEAFEE  AEEBBEEEBERKRAL
43,100,000 7t (ZZF = =4 : %£61,900,000
BIT) 0 TE#30.4% @ TEZERARERAE M
DY - EFEEGHBREERERARDER
F-WMZZEZ=F=A=+—0 " ®MB44E
(ZE——F :51@)FREFREF,  EhpaE
TREREA A #)277,800,0008 L (ZE - —F : 4
461,300,000,%75) BEAEFRH481.8% (=
T 4982.9%) - EMEHERIEH18.2%
2 F  H171%) MR ZEZ=F=A
=+—H REFREHHE BEEBRK
BERLMEFEANNLI88N(ZTE_—F : 4
53.9%) - EXHN F2@AE120 A (=
—ZF :3EAAE1201A) - BEBEF mbu
BEHFERESFNI128%(ZFE__F : 4y
12.9%) BEREROMEFLANERAEF
#183.3%(Z T - —F : ]16.2%) c R T —
=F=A=+—H EREFNEREELE
BEFHNE6.T7T%(ZE-_—_F : £970.3%) ' &
BERBEALZEKT - ANFEEMREEIELD
2,200,000 7T (ZF = =4 : #)34,300,0007%
) MZEEEEFZRNERENBRNTE
HEEEERE RMNERAEAEGREERT
BB RBEMERBRIREREZEESR
B DN IE A M o

B

m*%@%%K%%'$§lﬁﬁﬁE%$&
R HEEEBEFPNER  EENVEERE
DEPRUIBRTS



MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)

BUSINESS REVIEW (continued)

The Group provides asset management services through the
WOP Group, which has entered joint ventures with various
strategic partners in both residential developments and
commercial investments. As the asset manager of the invested
assets, the WOP Group earns various fee income, including asset
management fees, acquisition fees, development fees and leasing
fees, and promote fees upon reaching or exceeding certain
target internal rate of return. These fees contributed a stable and
recurring income to the WOP Group.

During this Financial Year, the WOP Group recorded fee income
of approximately HK$17.0 million (2022: approximately HK$30.8
million). The decrease was mainly attributable to the reduction in
acquisition fee.

In December 2022, the WOP Group has formed a new joint
venture with Angelo, Gordon & Co., L.P. (“AG”) for the acquisition
and operation of the property located at No.19 Luk Hop Street,
Kowloon, Hong Kong, including the hotel building currently
erected thereon and known as “Pentahotel Hong Kong, Kowloon”
which has a total gross floor area of approximately 285,000
square feet.

In addition to managing two commercial accommodation
investments, Lake Silver and The Parkside, in which the WOP
Group co-invested with KKR, the WOP Group has been engaged
as the asset manager in new joint ventures in 2021, namely
the Parkville JV and the Jumbo JV. The details of the managed
assets can be referred to the section “Property Investment”.

The WOP Group has partnered with APG for acquisition of
residential properties in Hong Kong for development and
redevelopment for sales. As the asset manager, the WOP
Group involves in the site evaluation, acquisition, construction
management and sales.

The WOP Group is leveraging its expertise in asset management
to secure its asset management income and explore strategic
expansion opportunities for additional recurring income.
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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)

BEE W R (E)

LIQUIDITY AND FINANCIAL RESOURCES

As at 31 March 2023, the equity attributable to owners of the
parent decreased by approximately 1.3% to approximately
HK$5,916.3 million (2022: approximately HK$5,991.8 million).
The Group’s total equity, including the non-controlling interests,
decreased to approximately HK$9,379.4 million (2022:
approximately HK$9,599.8 million) as at 31 March 2023,

As at 31 March 2023, the Group’s total assets were approximately
HK$18,387.1 million (2022: approximately HK$20,056.4 million).
Total cash and bank balances held amounted to approximately
HK$1,616.3 million (2022: approximately HK$1,489.9 million) as
at 31 March 2023. The Group also maintained a portfolio of liquid
investments with an aggregate market value of approximately
HK$658.0 million (2022: approximately HK$940.0 million) as at
31 March 2023, which is immediately available for use when in
need.

As at 31 March 2023, the Group’s total debt amounted to
approximately HK$6,246.6 million (2022: approximately
HK$6,859.6 million), and the Group’s net debt to equity ratio
(or the net gearing ratio) was approximately 49.4% (2022:
approximately 55.9%).

The net debt to equity ratio (or the net gearing 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, and
unsecured notes, less cash and bank balances, restricted bank
balances and pledged deposits.

As at 31 March 2023, 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, financial assets at fair value
through profit or loss, loan receivable, and pledged deposit with
carrying value of approximately HK$539.8 million, approximately
HK$2,218.0 million, approximately HK$4,187.6 million,
approximately HK$601.4 million, approximately HK$126.9 million,
approximately HK$12.1 million, Nil and approximately HK$33.5
million, respectively (2022: approximately HK$474.1 million,
approximately HK$1,992.0 million, approximately HK$4,829.7
million, approximately HK$1,081.6 million, approximately
HK$277.1 million, approximately HK$103.1 million, approximately
HK$141.5 million, and approximately HK$31.3 million,
respectively) were pledged to secure the Group’s general banking
facilities.
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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)

LIQUIDITY AND FINANCIAL RESOURCES
(continued)

The Group’s capital commitment as at 31 March 2023 amounted
to approximately HK$1,409.3 million (2022: approximately
HK$2,412.2 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$110.9 million (2022: approximately HK$43.3 million). The
Group has given guarantee to banks in connection with facilities
granted to two joint ventures up to HK$450.8 million (2022:
HK$450.8 million) and were utilised to the extent of HK$250.3
million as at 31 March 2023 (2022: HK$360.9 million). Save as
disclosed herein, the Group had no significant contingent liabilities
as at 31 March 2023.

As at 31 March 2023, the Group provided guarantees with
respect to loans in the amount of approximately HK$36.1 million
to customers in favour of certain banks for the loans provided
by the banks to the customers of the properties sold (2022:
approximately HK$45.5 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
to financial management. By closely monitoring its financial
resources, the Group ensures efficient and effective operations
while retaining flexibility to respond to opportunities and
uncertainties. Management of the Group is of the opinion that the
existing financial structure is healthy and the related resources are
sufficient to meet the Group’s operation needs in the foreseeable
future. Operating a central cash management system can
help optimise cash flow and minimise idle cash, while prudent
investments in liquid investment can generate reasonable returns
and maintain liquidity. Overall, these measures are expected to
help the Group to maintain a strong financial position and mitigate
financial risks.
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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)

BEE W R (E)

LIQUIDITY AND FINANCIAL RESOURCES

(continued)

As at 31 March 2023, interest-bearing debt profile of the Group

RBEERUBKER(E)

R-F-_=ZF=A=t+—HB AKEZHEE

was analysed as follows: BHEESTWT -
31 March 31 March
2023 2022
—E-=F T
=A=+-B =A=+-~H
HK$°000 HK$’000
FERT FH&T
Bank loans repayable ETHFHEZZRITER
Within one year or on demand —FRIIREK 2,964,731 3,044,945
In the second year NE—F 2,251,228 1,470,439
In the third to fifth year, inclusive RE=-FEFAF(BIEEEMRT) 672,976 1,743,824
Beyond five years AFULE 20,515 36,984
5,909,450 6,296,192
Other loans repayable ETAFHEE HMER
Within one year or on demand —FRFIREL 211,929 137,660
In the second vyear RE—F - 206,230
211,929 343,890
Unsecured Notes (Note) EIEEER W)
In the second year RE—F 125,189 -
In the third to fifth year, inclusive RE-FEFRF(BIEFEMRE) - 219,497
125,189 219,497
6,246,568 6,859,579

Note: CAP has issued unsecured notes with maturity in 2024 (the Mizf: FEEERZETR =
“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 2023 and 31 March 2022, the Unsecured Notes in the 5755) ©
principal amount of HK$150 million and HK$290 million respectively

remained outstanding.

E(RKMEED
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ﬁ%%ﬁﬁ%mﬁfﬁ’\ﬁﬁi“ﬁﬁtﬁﬂﬁxf IR

RZEZ=F=A=+—HEZZT=—

FZA=+—H - "&FEH /150,000,000

7T %290,000,000/% 7T & M IR R IR AME R -
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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)

LIQUIDITY AND FINANCIAL RESOURCES
(continued)

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 has from time to time
been considering various financing alternatives including but not
limited to equity fund raising, financial institution borrowings, non-
financial institution borrowings, bond issuance, convertible notes,
other debt financial investments, and disposal of properties.

SIGNIFICANT INVESTMENTS HELD,

MATERIAL ACQUISITIONS AND DISPOSALS

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

As at 31 March 2023, 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
approximately HK$375.2 million and approximately HK$282.8
million, respectively:

BEERWE DM (E)

RBEERUBKER(E)

RmEEPER) AN REN LIBHFE 12
REMAMEREEA R X NBEREMAME
BRIEBNOEERANT BER  FHNER
AXREEHRE  AEE-BETHEEEER
KRERTNX  BEETRIERAEE SRk
BIEE JFEREEBEE  Er®iT 8K
ZE - HpEBERRERNEYE -

FREEARE EXARBREEHE
DF AREAREHEXREENR
Rt &

R-ZFBZ=F=ZA=+—H A5EHEZ
~FEFAHMEE RS (EAFESAR
fezE ) 2 EREERLAFEF AR
S((BAFEFARRD 2SRAEED BIRL
375,200,0007% 7T & #7282,800,000/8 7T, :

As at 31 March 2023 Year ended 31 March 2023 Fair value/carrying amount
HoBzzE BEogocE
=A=t-A ZREt-ALEE AT/ BEE
Percentage
tothe Asat31 Asat31
Amount  Group’s  Fair value Interest  Dividend March March  Investment
held netassets  gain/(loss) income received 2023 2022 cost
i i
{EARE AYE ECZE CBICE
EEREC Wi/ R =R
fiiseE ARl (BB FEWA  EBRRE  =t-B Zt-A  REAX
Note HK§'000 HKS000  HKS000  HK$000  HKS000  HK$000  HK$O000
(i34 Tn Tin T Thr  Tin i Thn
FVOCI: BROTET A2 EHE
LEHEE:
A Eouity investment A RARE 111,249 1.2% 952%) - 2008 111249 200417 164273
B. Bonds B &%
China South City Holdings ETHARERLR
Limited (‘China South City') (1£84)) ! 126,998 13% 12941 19,133 - 126998 132446 1623%
Other bonds Efpfes 136,934 15% (52,298) 10519 - 13693 113433 416,391
Subtotal Nt 375,181 0% (8883 29652 2408 375181 455206 743062
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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)

BEERWE DM (E)

SIGNIFICANT INVESTMENTS HELD,

MATERIAL ACQUISITIONS AND DISPOSALS

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

FEERRE  EARBREEHE
DF UREAREHEFEENR
Heat & (8)

As at 31 March 2023 Year ended 31 March 2023 Fair value/carrying amount
i 3 BECE-CE
zA=t-A ZREt-BLEE AT/ BEE
Percentage
tothe Asat31 Asat31
Amount  Group’s  Fair value Interest ~ Dividend March March  Investment
held netassets  gain/(loss) income received 2023 2022 cost
i i
{EARE LY TECZE CBICE
BEFEL i/ =B z
fieE At (68) AEkA BHKE =t-R  ZT-R  REEA
Note HK$000 HKS000  HKS000  HK$000  HKS000  HKS000  HK$O000
fitat T Thn T Thr  Tin Thr  Thn
FVPL: RAVEHABRZ
SHEE:
A Equity investment A RERE 16,464 02% 650) - 3621 16,464 2,507 17,279
B. Funds B £% 2 209,903 2.2% (17,516) - 2406 209903 4857 288946
C. Bonds C. &% 49510 0.5% 3,136 5,180 - 49,510 46,373 50,534
D. Others D. Eft 6,936 0.1% 2143 - - 6,936 14200 5393
Subtotal 1Nt 282813 3.0% (13,087) 5,180 6,027 82813 AB4TT 362192
Totd i 657,994 7.0% (61,970) 34,83 8025 B57994 940023 1106214

As at 31 March 2023, financial assets at fair value through other
comprehensive income include listed equity securities and listed/
unlisted debt investments. The Group has always adopted a
prudent investment strategy and would closely monitor the
market changes and adjust its investment portfolio as and when
necessary. The Group intended to hold these investments for
long term purpose aiming to generating a stable income.
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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)

SIGNIFICANT INVESTMENTS HELD,

MATERIAL ACQUISITIONS AND DISPOSALS

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

Financial assets at fair value through profit or loss include an
investment portfolio of unlisted funds and derivative financial
instruments. The Group has always adopted a prudent investment
strategy and would closely monitor the market changes and
adjust its investment portfolio as and when necessary.

The principal activities of the securities are as follows:

1. 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 (stock code:
1668). China South City and its subsidiaries are principally
engaged in property development 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.
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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)

BEE W R (E)

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

MATERIAL INVESTMENTS OR CAPITAL ASSETS

(continued)

On 19 July 2021, the Group executed the subscription
of interests in the Blackstone Real Estate Income Trust
iCapital Offshore Access Fund SPC, a Cayman Islands
segregated portfolio company and CS Blackstone REIT
Access Fund SPC, a Cayman Islands segregated portfolio
company (together, the “Access Funds”) for subscription
amounts of US$11.5 million and US$4.0 million respectively.
Blackstone Real Estate Income Trust (the “BREIT”) is a
non-listed, perpetual-life real estate investment trust that
was established in 2017. It invests primarily in stabilised,
income-generating U.S. commercial real estate. It follows an
investment guideline of having at least 80% of its portfolio
in real estate investments and up to 20% in real estate debt
investments, cash and/or cash equivalents. It is managed by
BX REIT Advisors L.L.C., an affiliate of the real estate group
of The Blackstone Group Inc., which serves as the sponsor
of the BREIT. The Blackstone Group Inc. is an American
alternative investment management company based in New
York whose shares are listed and traded on the New York
Stock Exchange (NYSE: BX). During the Year, each of the
Access Funds have been repurchased and the Group does
not hold any interests in the Access Funds as at the date of
this report. Please refer to the joint announcements dated
19 July 2021 and 19 September 2022 published by the
Company and WYT for details.
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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)

SIGNIFICANT INVESTMENTS HELD,

MATERIAL ACQUISITIONS AND DISPOSALS

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

3. 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 2023.

4.  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 2023.

Save as disclosed above, during the Year, the Group did not have
any other significant investments held, material acquisitions, and
disposal of subsidiaries, associates and joint ventures and future
plans for material investment or capital assets.

LITIGATION

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”).

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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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)
kk}iﬁ;—j HFFH& *ﬁ(ma)

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;

Baisazhou Agricultural forged the related documentation for
filing 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 fillings 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”).
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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)

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 Judgement”). On 20 December
2018, the Beijing Higher People’s Court upheld the 31 March
Judgement (“20 December Judgement”), Ms. Wang and Tian
Jiu applied to the Supreme People’s Court for a retrial and for
dismissal of (i) the 31 March Judgement, and (ii) the 20 December
Judgement, 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, 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’s 90% interest in
Baisazhou Agricultural, which was dismissed by the Hubei Court
in December 2019 (“23 December Judgement”).
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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)

BEERWE DM (E)

LITIGATION (continued)

In January 2020, Ms. Wang and Tian Jiu appealed against
the 23 December Judgement. On 29 March 2021, the CAP
Group received the judgement of the Supreme Court dated 29
December 2020 (“29 December Judgement”) which upheld the
23 December Judgement 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 Judgement and the 29
December Judgement, the CAP Group continues to be the legal
and beneficial owner of Baisazhou Agricultural.

In 2011, CAP issued a Writ of Summons in Court of First Instance
in the High Court of Hong Kong (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 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 CFl 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 (i) 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.
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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)

LITIGATION (continued)

The CFl handed down its judgement on 18 January 2021
awarding damages in favour of CAP for sum exceeding the sum
owed under the Instruments (the “HK Judgement”). 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 were 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. Further, as the counterclaim
of Ms. Wang and Tian Jiu was dismissed, CAP continues to be
the legal and beneficial owner of Baisazhou Agricultural.

On 20 April 2023, the CFl ruled in respect of the total damages
that Ms. Wang and Tian Jiu shall pay to CAP in respect of the
HK Judgement and ruled that Ms. Wang and Tian Jiu shall pay
to CAP damages in the sum of approximately HK$567,037,000,
together with interest thereon at judgement rate from 18 January
2021 until payment.

Up to the date of this report, CAP is seeking legal advice for the
recovery of damages against Ms. Wang and Tian Jiu.

According to the judgement of Hubei Wuhan Jianghan District
People’s Court (“dianghan Court”) dated 19 November
2021 (“19 November Judgement”), the former director of
Baisazhou Agricultural, Mr. Zhou, during the period of 2009
under the employment of Baisazhou Agricultural, instructed other
associated personnel of Baisazhou Agricultural to unlawfully
misappropriate funds of Baisazhou Agricultural in the sum of
RMB40.0 million for his personal use. Wuhan Jianghan District
People’s Procuratorate commenced prosecution against Mr.
Zhou for penalty. Jianghan Court ordered in the 19 November
Judgement that: (1) Mr. Zhou was guilty of misappropriation of
funds and was sentenced to five years of imprisonment; (2) Mr.
Zhou shall return the misappropriated funds of RMB40.0 million
to Baisazhou Agricultural in accordance with the law.
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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)

BEERWE DM (E)

LITIGATION (continued)

According to the judgement of Hubei Wuhan Intermediate
People’s Court (“Wuhan Court”) dated 11 January 2022 (“11
January Judgement”), Wuhan Court ordered that the appeal
by Mr. Zhou against the 19 November Judgement be dismissed.
The 11 January Judgement is final.

The case has now come to an end.

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

EVENTS AFTER THE REPORTING PERIOD

On 12 April 2023, CAP repurchased outstanding Unsecured
Notes in an aggregate principal amount of HK$10.0 million
via open market. The repurchased notes had been cancelled
on 21 April 20283. Details of repurchase were disclosed in the
announcement of CAP dated 12 April 2023.

FOREIGN EXCHANGE

The Board is of the opinion that the Group has material foreign
exchange exposure in Renminbi (‘RMB”). All the bank borrowings
are denominated in Hong Kong dollars and RMB. The Group’s
revenue is mostly denominated in Hong Kong dollars and
RMB, which matches the currency requirements of the Group’s
operating expenses. For the time being, the Group does not have
a foreign currency hedging policy.
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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)

FOREIGN EXCHANGE (continued)

The activities of the Group are exposed to foreign currency risks
primarily due to its operation in the PRC. The RMB exposure of
the Group is mainly derived from currency translation risk arising
from the net assets of our PRC subsidiaries. The re-translation
of the net assets denominated in RMB into Hong Kong dollars
using the exchange rate as of the reporting date resulted in a re-
translation loss of approximately HK$243.3 million (2022: gain of
approximately HK$132.7 million). The re-translation loss/gain was
recognised in other comprehensive income/exchange reserve.

EMPLOYEES AND REMUNERATION POLICIES

As at 31 March 2023, the Group had 2,202 (2022: 2,145)
employees, of whom approximately 43% (2022: approximately
43%) were located in Hong Kong and Macau and the rest were
located in the PRC. 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 defined contribution to the Mandatory
Provident Fund as required under the Mandatory Provident Fund
Schemes Ordinance (Chapter 485 of the Laws of Hong Kong)
for eligible employees in Hong Kong and retirement contributions
for staff in the PRC and Macau in accordance with the statutory
requirements. The Group had launched a defined scheme of
remuneration and promotion review to accommodate the above
purpose, which is normally carried out annually. The Group also
provides other forms of benefits such as medical and retirement
benefits and structured training programs to its employees.
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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)

BEERWE DM (E)

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; (i) availability of suitable
land bank for future development; (iiij the continuous escalation
of construction cost in Hong Kong in recent years; (iv) business
cycle for property under development may be influenced 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 the Group’s quality and safety standards or within the timeline
required by the Group; (vi) fluctuations of fair value gain or loss
incurred on financial assets and investment properties; (vii) credit
risk and recoverability of provision of loans which may incur bad
debts during 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 due to material shortage or price inflation for
pharmaceutical business; (x) internet risk; (xi) fluctuation in the
exchange rate of RMB against Hong Kong dollars which may
affect the repatriation of profit 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 above possible risks, the Group has
implemented a series of internal control and risk management
policies to cope with the possible risks, and has carried out
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.
These measures 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 its
businesses.
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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)

PROSPECTS

Hong Kong’s real GDP expanded 2.7% year-on-year in the
first quarter of 2023, recovering from a 4.1% contraction in the
previous quarter. It was the first economic growth since the end
of 2021, due mainly to the solid increase in private consumption
and recovery of fixed investments. Hong Kong’s seasonally
adjusted unemployment rate lowered to 3.1% in the three
months ended March 2023, from 3.3% in the previous three-
month period. The labor market is expected to improve further,
supported by the gradual normalisation of economic activities,
recovering tourism sector, and the disbursement of the new
batch of consumption vouchers.

On the other hand, there is significant increase in the interest rate
in the United States, which inevitably affects the global money
flow and asset prices. Under this macro environment, the Hong
Kong One Month Interbank Rate was increased to 3.15% as at
31 March 2023, which was increased from 0.32% as at 31 March
2022.

Though the tension between the PRC and United States worsen,
tight financial conditions, and an increasing pace of interest
rate hikes remain constraints, the positive progress in border
opening between Hong Kong and Mainland China, the continued
improvement of the inbound tourism and domestic demand are
expected to have steady and positive development as well as the
major drivers of economic growth in 2023.

The WOP Group launched the pre-sales of “Larchwood” in
August 2022. As at the date of this report, more than 90% of
the released units were sold. The luxury properties of Pokfulam
Project is expected to be launched in the second half of 2023.
In Hong Kong, with the border re-opened and new policies
and measures formulated by the Government, the sales of the
properties shall be boosted.
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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)

BEERWE DM (E)

PROSPECTS (continued)

During the Year, the WOP Group has partnered with AG to
acquire Pentahotel Hong Kong, Kowloon, which is a great
opportunity for WOP to leverage its knowledge and expertise in
property investment and asset management while generating
sustainable management fee income and share of operating
profit of the property. WOP’s experience in real estate asset
management, and its investment in the Pentahotel project, has
paved the way for participation in the hospitality industry.

Further, the WOP Group is focusing to explore new investment
opportunities, it will keep looking for collaboration with strategic
partners and utilising its expertise to strengthen the asset
management, property development, as well as property
investment business. Meanwhile, ESG elements are added in the
business operations.

The fresh market operations business operations have been
profitable and generated positive cash flow over the past
decades. However, it is facing more competition from the
increasing number of other fresh markets and operators, as
well as online shopping and delivery services. Additionally, the
COVID-19 pandemic has had an impact on the business during
this Financial Year. Despite these challenges, the Group continues
to expand its fresh market portfolio by collaborating with landlords
and identifying opportunities to acquire additional fresh markets
in Hong Kong. The Group also focus on more resources and
developing its retailing business, including mini supermarkets,
butchery, fruit and vegetables, in order to strengthen its recurring
income.

“Wai Yuen Tong” is a reputable pharmaceutical household brand
that has been established for over a century. The outbreak of
COVID-19 has led to an increase in consumer health awareness,
and there is an expectation of a general increase in spending on
Chinese medication and nutritional supplements to help fighting
against the pandemic.
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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)

PROSPECTS (continued)

With the largest team of professional Chinese medicine
practitioners in Hong Kong, the WYT Group will follow its motto
“Preparing Medicine with Dedication, Growing Strong with
Reputation”, and aims to expand its market share by opening
both self-operated and franchised retail outlets in the PRC,
Hong Kong, and Macau. Additionally, it will broaden its overseas
footprints, and launch new products to meet the evolving needs
of its customers. E-commerce will be a key development to
support its consumers online in the coming year.

Looking ahead, the CAP Group aims to continue building a
nationwide agricultural produce exchange network leveraging on
its industry-leading position, replicable business model, advanced
management system and [T infrastructure, and quality customer
service.

The agricultural development is the PRC central government’s
first priority policy for the next consecutive years. In 2023, the
document “No. 1 Central Document of 2023” was released
by the Central Committee of Communist Party of China and
the State Council of China. The document vows at to promote
investments in agricultural produce markets, expand agricultural
produce network, build logistic infrastructure and storage facilities
for agricultural products and improve regional cold storage
infrastructure. Furthermore, the “Belt and Road Initiative” policy
will be the main factor for the PRC economy’s overall growth and
offer a sustainable way for the PRC on-going development.

The CAP Group is focusing on adopting an “asset light” strategy
and exploring electronic trading platform development to capture
new business opportunities and take advantage of technology
advancement promoted by the PRC government’s data economy
initiatives. At the same time, the CAP Group further expand its
business scope to wet market and trading, in order to pursue
with its leading position in the industry.
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MANAGEMENT DISCUSSION AND ANALYSIS (CONTINUED)

BEERWE DM (E)

PROSPECTS (continued)

The CAP Group is confident that it will deliver long-term benefits
to itself and its shareholders as a whole.

The year 2023 is expected to be a challenging year because
of ongoing global economic uncertainties. The Group is taking
a proactive approach to monitoring changes, risks and assets
closely, and is committed to capturing every opportunity for its
development and achieving solid returns to the shareholders.
Meanwhile, the overall healthy financial position of the Group and
the expected continued growth through its diversified business
enables the Group to have a high degree of flexibility. The Group
is confident that with its strategic investments, it will continue
to achieve sustained growth and deliver long-term value to its
stakeholders.
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BOARD OF DIRECTORS AND SENIOR MANAGEMENT

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 61, 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 an
executive director of CAP. Mr. Tang is a deputy director of the
Committee on Education, Science, Health and Sports of the
National Committee of the Chinese People’s Political Consultative
Conference (“CPPCC”), a committee member of the 12th to
14th National Committee of the CPPCC and also a standing
committee member and convener of the 10th to 13th Guangxi
Zhuang Autonomous Region Committee of the CPPCC. 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 Associations.
Mr. Tang is the controlling shareholder of the Company. 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 61, 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 30 years of extensive
experience in human resources and administration management.
She is the controlling shareholder of the Company. 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 AND SENIOR MANAGEMENT (CONTINUED)

EEENRSREEEE)

BOARD OF DIRECTORS (continued)

Ms. Stephanie, aged 36, rejoined the Group in 2020 and
is a member of the executive 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) (“Caister”, a company wholly owned by
Mr. Tang Ching Ho, the chairman, an executive Director and a
controlling shareholder of the Company), 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 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 AND SENIOR MANAGEMENT (CONTINUED)

BOARD OF DIRECTORS (continued)

Mr. Wong Chun, Justein, 88S, MBE, JP, aged 69, 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, the 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 ex-official member of New Territories
Heung Yee Kuk and is currently a member of other government
advisory bodies.

Mr. Siu Kam Chau, aged 58, 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 Certified 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 AND SENIOR MANAGEMENT (CONTINUED)
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BOARD OF DIRECTORS (continued)

Mr. Chan Yung, 8BS, JrP, aged 53, joined the Group in August
2020 as an 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, a member of the seventh Legislative Council
of the Hong Kong Special Administrative Region 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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BOARD OF DIRECTORS AND SENIOR MANAGEMENT (CONTINUED)

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 12 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 executive Directors and controlling
shareholders of the Company) and the spouse of Ms. Stephanie
(an executive Director), and a brother of Ms. Tang Wai Man, a
senior management of the Company.

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
financial 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 several subsidiaries of
WYT. She is the daughter of Mr. Tang Ching Ho and Ms. Yau Yuk
Yin (both the executive Directors and controlling shareholders of
the Company), sister of Mr. Tang Ho Hong, a senior management
of the Company and sister-in-law of Ms. Stephanie, an executive
Director.
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BOARD OF DIRECTORS AND SENIOR MANAGEMENT (CONTINUED)
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SENIOR MANAGEMENT (continued)

Mr. Cheung Lap Kei joined the Group in November 2022
as the Group Chief Financial Officer. He is responsible for the
strategy planning, financial management, information technology,
legal and investors relationship. Mr. Cheung brings a wealth of
experience to this role. He has over 28 years of experience in
financing and management. He worked for big four accounting
firms (Ernst & Young, Certified Public Accountants and KPMG,
Certified Public Accountants) and was responsible for auditing
services. He also served in several companies which are listed
on the Main Board of the Stock Exchange and was responsible
for accounting, corporate initial public offering, financing and
investors relationship etc.. Mr. Cheung received a bachelor’s
degree in commerce from The Australian National University in
Australia and a master’s degree in business administration from
Deakin University in Australia. He is a fellow member of the Hong
Kong Institute of Certified Public Accountants and CPA Australia.

Ms. Lau Yin Wan joined the Group in October 2022 as the
Financial Controller of the Company. Ms. Lau holds a degree of
Master of Science in Corporate Governance and Directorship,
and a degree of Bachelor of Business Administration (Merit)
in Accounting. Ms. Lau is currently a fellow member of the
Hong Kong Institute of Certified Public Accountants and The
Association of Chartered Certified Accountants. Ms. Lau has
extensive experience in financial management, accounting,
taxation, auditing and company secretarial matters in Hong Kong
and Mainland China. Prior to joining the Group, Ms. Lau worked
for an international accounting firm and held senior management
positions in various listed companies, the securities of which are
listed on the Main Board of the Stock Exchange.
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BOARD OF DIRECTORS AND SENIOR MANAGEMENT (CONTINUED)

SENIOR MANAGEMENT (continued)

Mr. Chiu Ming Ho joined the Group in November 2020. He is
the Chief Executive Officer — 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 financial companies
and well- known accounting firms. 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 Chartered Governance Institute 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

TRER®MSE

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 value of the shareholders of the Company (the
“Shareholder(s)”) and our stakeholders.

The Company continued 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 2023, the Company had complied
with the code provisions of the CG Code except for the following
deviation:

Code provision C.2.1 of the CG Code provides that the roles of
chairman and chief executive should be separate and should
not be performed by the same individual. During the year under
review, Mr. Tang Ching Ho, the chairman of the Board, also
assumed the role of managing Director. Currently, the Company
does not propose to comply with code provision C.2.1 of the CG
Code for the time being but will continue to review such deviation
to enhance the best interest of the Group as a whole. Details of
such deviation are set out below in the section headed “Chairman
and Managing Director”.
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CORPORATE GOVERNANCE REPORT (CO

CODE FOR SECURITIES TRANSACTIONS BY
DIRECTORS AND RELEVANT EMPLOYEES

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

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
financial year depending on, among other things, the Company’s
operation and financial performance, liquidity condition, capital
requirements, future funding needs, contractual restrictions,
availability of reserves and prevailing economic climate.
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CORPORATE GOVERNANCE REPORT (CONTINUED)
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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, treasury management which also
includes money lending and asset 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 the Shareholders. With respect to property
development, the Group actively explores opportunities and
increases its land portfolio which forms the basis for generating
gain in the property development. To cope with the dynamic
and uncertain market conditions, the Group mainly focuses
on projects with shorter development cycle in order to provide
greater turnover cycle, flexibility, 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 pharmaceutica
and health food products in Hong Kong and the PRC. The
Group has provided lending to third party customers as part of
treasury management’s business and the Group has been very
prudent and cautious in assessing potential loan applications,
especially amid the ambiguous economic outlook. The Group has
commenced the provision of asset management services through
WOP since 2019 and kept on deploying resources to strengthen
the business. 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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CORPORATE GOVERNANCE REPORT (CO

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 financing 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 independent non-executive Directors
(the “INED(S)”). During the year under review and up to the date
of this annual report, the Board comprises:

Executive Directors

Mr. Tang Ching Ho, GBS, JP (Chairman)
Ms. Yau Yuk Yin (Deputy Chairman)
Ms. Stephanie

Independent non-executive Directors

Mr. Wong Chun, Justein, B8S, MBE, JP
Mr. Siu Kam Chau
Mr. Chan Yung, 8BS, JP

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)

(1)  Ms. Stephanie ceased to be the chief executive officer —
financial services in October 2022.

(2) Mr. Tang Ching Ho was appointed as a deputy director of
the Committee on Education, Science, Health and Sports of
the National Committee of the CPPCC in March 2023.

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

During the financial year end, save as disclosed above, there is no
other change in information of the Directors since the publication
of the 2022 interim report which is required to be disclosed
pursuant to Rule 13.51B(1) of the Listing Rules.

The Board possesses a mix and balance of gender, 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, the Board
had 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 qualification 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 fiduciary duties, care, skill and diligence under Rule 3.08 of the
Listing Rules.

In compliance with code provision B.1.2 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 financial 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 conflict
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
significant commitments on an annual basis.
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TRERRE (E)

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 material transactions. At least 14 days’
notice for each regular meeting is given to all Directors. All
minutes are kept by the company secretary of the Company and
are open for inspection at any reasonable time on reasonable
notice by any Director. Apart from the regular Board meetings,
the chairman of the Board (the “Chairman”) also met with the
INEDs without the presence of executive Directors during the
year.

During the year under review, Mr. Tang Ching Ho, the Chairman,
has also assumed the role of the managing Director. Mr. Tang
has extensive management experience in corporate management
in the industries of the Group and is responsible for overall
corporate planning, strategic policy making of the Group which
is of great value in enhancing the efficiency to cope with the
recent fierce competitive and ever-changing business market
environment and the communication between the Board and
management, so as to ensure the effective execution of the
Board’s strategies. Furthermore, the Board considers that Mr.
Tang is an executive of high caliber with a wide range of skills and
diversified business expertise and there are various committees
and experienced individuals dealing with specific assignments
and business unit(s) and managing the daily business operations.
Moreover, the Board comprises three executive Directors and
three INEDs with balance of skills and experience appropriate for
the Group’s further development. The Company had no intention
to make any change to comply with code provision C.2.1 of the
CG Code (i.e. the roles of chairman and chief executive should
be separate and should not be performed by the same individual)
at the moment but will continue to review and propose, as and
when appropriate, by taking into consideration of such deviation
and any other relevant factors, to ensure the maximisation of the
benefit of the stakeholders of the Company.
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THE BOARD (continued)

All INEDs are appointed without 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)”) and the Listing
Rules. Pursuant to code provision B.2.2 of the CG Code and the
Bye-law 84(1) 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 fill casual vacancies or as an addition
to the existing Board are subject to re-election at the first general
meeting of the Company after his/her appointment.

The INEDs are required to confirm their independence upon their
appointment on an annual basis. The Company has received from
each of the existing INEDs, comprising Mr. Wong Chun, Justein,
Mr. Siu Kam Chau and Mr. Chan Yung, an annual confirmation of
his independence pursuant to Rule 3.13 of the Listing Rules for
the year ended 31 March 2023. 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 2023.
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THE BOARD (continued)

The Board has undertaken the responsibility for performing the
corporate governance duties pursuant to 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. The Board
also reviewed the policies and measures on the Group’s
corporate governance, and a code of conduct applicable to the
Directors and employees. The Board is responsible to monitor
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.

Pursuant to the Listing Rules, the Stock Exchange will not regard
a single gender board of directors as achieving member diversity.
As at the date of this report, the Board have achieved diversity
under the Listing Rules.

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 the Board’s 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 will also consider factors
based on the Company’s business model, specific needs and
meritocracy from time to time in determining the optimum
composition of the Board.
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CORPORATE GOVERNANCE REPORT (CO

THE BOARD (continued)

During the year under review, the Board comprised six Directors,
including three executive Directors (including two female
Directors) and three INEDs, thereby promoting critical review
and control of the management process. The Board is also
characterised by significant diversity, whether considered in terms
of professional experience, skills and knowledge.

The Group also concerns the diversity of combination of staff. As
at 31 March 2023, approximately 33% of our senior management
and approximately 51% of our total workforce are female. The
Group will continue to maintain a balance gender ratio in our
workforce.

Having reviewed the Diversity Policy, the nomination policy and
the Board’s composition, the Nomination Committee is satisfied
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 “SFO”)
or other useful guidelines, the Companies Ordinance (Chapter
622 of the Laws of Hong Kong) (the “Companies Ordinance”)
and financial or accounting standards which may be of the
interest to the Directors.

NTINUED)
EEERBRE (B)

E=g(®)

REEFER  EXEHAREFEK B
—AHTER(BEMEBTXMEES) MN=2BL
FHNTEF  APEBR MEEERREF -
TRAEZSELR REMFBTE  EFS
A E Z T LR pk B AR

AEBTEIEINSZTILESE - RZT==
FZAZ+T—H aHERMASRAEEBY
33%RHME TRELKS1% - AEEBEEH
HE T MR FF -

BEEZIIEBR REBRERNMNESES 24K
% REZESEMZIEEREN 2 SHR
FHBEER -

RARINERAES2HBEZERR - UHE
BRREHBRENME LKL - WRRESES
FEEZEHEMRYVEAMENEATRESS
ERER - RRARIZARIMEEHNEBES
BERHESHERABNEINER - HW=HE
ME - RBREBES B EmRA - FBE
PIEST1EEZ LB GO %5 RBE R )
sHMABRES %C/%PALW%GQZJ/\_JMWU
(ARG AR BRGAENNRINE
e

TEC-FFR EREEERRA



70

CORPORATE GOVERNANCE REPORT (CONTINUED)

TRERRE (E)

THE BOARD (continued)

In addition, the company secretary of the Company also provides
and circulates to the Directors with monthly and regular updates
relating to the Group’s business, financial position and business
environment, in which the Group operates. During the year,
all 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.

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 the Company
their training records, and such records have been maintained by
the company secretary of the Company for record keeping.

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

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.

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
is the chairman.

The Audit Committee has been established since December 1999
with specific written terms of reference stipulating its authorities
and duties in compliance with the Listing Rules, which are
available on the websites of the Company (www.wangon.com)
and the 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, the Audit Committee
comprises three INEDs, namely, Mr. Siu Kam Chau, Mr. Wong
Chun, Justein and Mr. Chan Yung, in which Mr. Siu Kam Chau is
the chairman.
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TRERRE (E)

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 final 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 efficient operation and reliable
reporting. The functions of the Audit Committee will be reviewed
regularly by the Board and amended from time to time, as and
when appropriate, in order to be in compliance with the code
provision of the CG Code (as amended from time to time) so
as to ensure that management has discharged its duty to have
an effective internal control system including the adequacy of
resources, qualifications and experience of staff to implement the
Group’s accounting and financial 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 2022 and
2023 and the interim results for the six-month ended 30
September 2022 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 2022 and 2023 and performed agreed
upon procedures on the interim results for the six-month
ended 30 September 2022;
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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 significant 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 financial reporting matters and
their training programmes and budget.

The Audit Committee is satisfied with, inter alia, the audit fees,
effectiveness of the audit process, independence and objectivity
of Ernst & Young and has recommended to the Board the
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, 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. Mr. Wong Chun, Justein is the
chairman.

The Remuneration Committee has been provided with sufficient
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. During the
year, the terms of reference of the Remuneration Committee
was revised to include the reviewing and/or approving matters
relating to share schemes under Chapter 17 of the Listing
Rules as a duty. The revised terms of reference was published
on the websites of the Company (www.wangon.com) and the
HKEXnews (www.hkexnews.hk) on 30 December 2022.

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;

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

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

(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; and

(h)  to review and/or approve matters relating to share schemes
under Chapter 17 of the Listing Rules.

During the year under review, the Remuneration Committee
held one meeting, in which it reviewed the existing remuneration
policies of Directors and senior management by reference with
the market research, communicated with the chairman and
recommended amendments (if appropriate) 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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TRERRE (E)

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 8 to
financial statements. In addition, the annual remuneration of other
members of the senior management by bands for the year ended
31 March 2023 is set out below:
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Remuneration to the senior management by bands individual
BREERETFHER AH
Below HK$1,500,000 1,500,000/ LA T 2
HK$1,500,001 to HK$2,000,000 1,500,0017% 7T 22,000,000/ 7T 2
HK$2,000,001 to HK$2,500,000 2,000,001 £ 22,500,000/ 7T 1
HK$2,500,001 to HK$3,000,000 2,500,001/ 7 £ 3,000,0007% 7T 0
Over HK$3,000,000 3,000,000/ 7T A £ 1

In accordance with Rule 3.27A of the Listing Rules, a listed issuer
must establish a nomination committee chaired by the chairman
of the board or an independent non-executive director and
comprising a majority of independent non-executive directors.
During the year under review, the Nomination 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. Mr. Tang
Ching Ho (i.e. the Chairman of the Board) is the chairman of the
Nomination Committee.
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CORPORATE GOVERNANCE REPORT (CO

BOARD COMMITTEES (continued)

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).

The Nomination Committee is responsible for the identification
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 specified 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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CORPORATE GOVERNANCE REPORT (CONTINUED)
EEERRE (F)

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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CORPORATE GOVERNANCE REPORT (CONTINUED)

BOARD COMMITTEES (continued)

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.
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CORPORATE GOVERNANCE REPORT (CONTINUED)

TRERRE (E)

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 specified 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;

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

(c) to assess the independence of INEDs;

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

(e) to make recommendations to the Board on the appointment
or re-appointment of Directors and succession planning
for Directors, in particular the chairman and the Managing
Director;
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CORPORATE GOVERNANCE REPORT (CO

BOARD COMMITTEES (continued)

()  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 INED 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

(@ 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 and up to the date of this report, the
Nomination Committee held one meeting, in which it considered
and determined, inter alia, the criteria and procedures for
retirement by rotation and recommended to the Board for re-
election of Mr. Tang Ching Ho and Mr. Wong Chun, Justein at the
forthcoming annual general meeting. The Nomination Committee
also reviewed the Diversity Policy and evaluated the Board
performance and succession planning.
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CORPORATE GOVERNANCE REPORT (CONTINUED)

TRERRE (E)

BOARD COMMITTEES (continued)

The Investment Committee has been established since June
2012 with specific 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 2023, 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 2023 are as follows:
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Annual Special

Audit Remuneration ~ Nomination  Investment general general

Name of Directors Board  Committee = Committee =~ Committee = Committee meeting meeting
£33 Exe EHRZEE FMZEEE REZEE REZEE RREFAE RRBAIKE
Tang Ching Ho ¥ign 44 NANER N 1N il 1N 0/4
Yau Yuk Yin HER 44 NATER 1/1 11 NATER 0/ 04
Stephanie Stephanie 44 NATER  NATER  NATER 1/1 1/1 4/4
Wong Chun, Justein Tz 4/4 22 11 M NATER 111 0/4
Siu Kam Chau A 4/4 212 1/1 17 1A 1/1 1/4
Chan Yung RE 4/4 2/2 11 1M NATER 11 0/4
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CORPORATE GOVERNANCE REPORT (CONTINUED)

EXTERNAL AUDITOR’S REMUNERATION

The remuneration paid/payable to the Company’s external
auditor, Ernst & Young, for the year ended 31 March 2023 which
has been reviewed and approved by the Audit Committee, are
set out as follows:

SEEARE ()

SNES R BAET 2 B &
BE_T_=—F-A=+t—"BHLFE KEX

ZEGEHRMAENERREN,EMAIMNERZ
e LK EEHED EE AT 2 B BN T

Fees paid/payable to

Services rendered for the Group Ernst & Young
e
oA R B iR it 2 IR A% ZXETHMEBEEFRZERA
HK$’000
FHExT
Audit services: ZEARTS
- annual financial statements - FEMBRE 11,740
Non-audit services: L EBRTS -
- agreed-upon procedures - BERF 1,741
— taxation and professional services - B RBEERS 1,108
- other professional services - HithH X R 7,231
Total: Bt 21,820
ACCOUNTABILITY AND AUDIT BEREX
The Directors acknowledge their responsibility for preparation ZEAKEBEE S N EH 230 T 3 81 74 31

and publication of the timely financial 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 2023, 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 confirmed 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 concemn. The Directors
continue to explore any opportunities with potential investors to
enhance its financial position and business development of the
Group by way of refinancing, extension of borrowings and/or fund
raising.

A statement by the auditor about their reporting responsibilities is
set out in the Independent Auditor’s Report on pages 128 to 139
of this annual report.
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CORPORATE GOVERNANCE REPORT (CONTINUED)

TRERRE (E)

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 financial, 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 financial 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 significant 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 resullts,
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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CORPORATE GOVERNANCE REPORT (CO

RISK MANAGEMENT AND INTERNAL CONTROL
(continued)

(c) risk sharing and diversification: 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 firm to undertake the internal audit function to ensure the
effectiveness and efficiency of the risk management and internal
control system of the Group. All findings and recommendations
on internal control deficiencies were communicated with the Audit
Committee and the Board. Management confirmed that there
is no significant deficiency and weakness on the internal control
system has been identified by the external advisory firm for the
year ended 31 March 2023.

The Board conducted annual review on the risk management and
internal control system and procedures of the Group, covering all
material controls including financial, 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 2023.

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 2023.
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TRERRE (E)

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 were disclosed in the Group’s Environmental, Social and
Governance (the “ESG”) Report (the “ESG Report”) published
on the websites of the Company (www.wangon.com) and the
HKEXnews (www.hkexnews.com).

POLICIES

The Board has approved the following key policies that articulate
and define important principles and values of the Group:

The Group regards business integrity as one of the main elements
of corporate success. Anti-corruption has long been an important
element of the Group’s corporate culture. The Group has its anti-
corruption policy stated in the staff manual, maintaining integrity
and complies with moral principles in the course of ordinary
operation, and takes a zero-tolerance approach to any form of
bribery, extortion, fraud and money laundering pursuant to code
provision D.2.7 of the CG Code of which requires establishment
of anti-corruption policy.
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CORPORATE GOVERNANCE REPORT (CONTINUED)

POLICIES (continued)

The Group set up the anti-fraud and whistleblowing system
for the staff to report any misconduct such as commercial
bribery, and all reports are handled in a confidential manner.
Relevant policies clearly sets out that all office staff shall comply
with the Prevention of Bribery Ordinance of Hong Kong. The
staff shall avoid accepting gifts from third-party individuals or
organisations, including any offer from a tenant, licensed person,
service user, customer, business partner, to steer clear of any
conflict of interest. If employees accept the gift voluntarily given
by business partners based on politeness, they shall report to
the General Manager of human resources for prior approval
with regard to the acceptance of entertainment. If employees
violate the above regulations, they may face internal disciplinary
action or termination of employment. The Group has adopted a
whistleblowing policy as pursuant to code provision D.2.6 of the
CG Code.

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
ESG Report.

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

TRERRE (E)

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 effectiveness of the policy be reviewed on an
annual basis, and the same is available on the website of the
Company. Other major means of communications includes:

Extensive information on the Group’s activities and financial
position will be disclosed in the annual reports, interim reports,
ESG 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 14
clear days for every general meeting and 21 clear days for every
annual general meeting were given to the Shareholders. The
chairman will explain the detailed procedures for conducting
a poll vote during the proceedings of meetings and answered
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.
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CORPORATE GOVERNANCE REPORT (CO
TRERHmE

INVESTOR RELATIONS AND COMMUNICATIONS REEZBEENRERREBEE)

WITH SHAREHOLDERS (continued)
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Separate resolutions were proposed at the 2022 annual general —Z - " FRHRBAFAESHSEELD EH EE%
meeting on each substantive issue and the percentages of E'JTE&RE%%‘E BN ZERBRIEERE

votes cast in favour of such resolutions as disclosed in the

announcement of the Company dated 26 August 2022 are set 2 AEFWE)EHHIWT :

SRB DL
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out below:
Percentage
Resolutions proposed at the 2022 annual general meeting of Votes
RIB-_FRREFAGLRHEZARR REESH
1 To receive, consider and adopt the audited consolidated LE EREREMEE-_Z-_—_F=A=+—H 99.9%
financial statements and the reports of the directors and HFEEZARNRRERG AN RREESE
auditor of the Company for the year ended 31 March 2022. et GIE
2()  Tore-elect Ms. Yau Yuk Yin as a Director. BEENERULTRES - 99.9%
2(i)  To re-elect Mr. Chan Yung as a Director. ERRBELERES 99.9%
2(ii)  To authorise the Board to fix the Directors’ remuneration. RREEeEITEEHE - 99.9%
3 To re-appoint Emst & Young as auditor of the Company BRETKGHMEBMARRAIZEA - WiRE 99.9%
and to authorise the Board to fix their remuneration. ExeETHAME -
4(a)  To approve the grant of the new repurchase mandate. BOER NI O RAE o 99.9%
4)  Toapprove the grant of the new issue mandate. BOER HETRITIRE - 97.1%
4c)  Toapprove the extension of the aggregate number of Shares  #L/ERIEFBEREMBLROEE BBEEAS 97.1%
repurchased under the new repurchase mandate to the new 77 TH4E -
issue mandate.
5 To approve and adopt the new share option scheme of the BERFMAD T 2 RS 97.1%
Company.
6 To approve the new share option scheme of CAP. BEFTREREMBRETE 97.1%
7 To approve and adopt the new Bye-laws of the Company. R RERAA R R 2 5 A B A - 97.1%
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CORPORATE GOVERNANCE REPORT (CONTINUED)

TRERRE (E)

INVESTOR RELATIONS AND COMMUNICATIONS
WITH SHAREHOLDERS (continued)

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.

The Company reviewed the implementation and effectiveness of
the shareholders’ communication policy and considered it to be
effective during the year under review.

Pursuant to the Companies Act of Bermuda and the Bye-laws,
the Board whenever it thinks fit 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 confirmation that the requisition is
proper and in order, the company secretary of the Company will
inform the Board to convene a SGM by serving sufficient notice
to all the Shareholders. On the contrary, if the requisition has
been verified as not in order, the requisitionists will be advised of
this outcome and accordingly, the SGM will not be convened as
requested.
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CORPORATE GOVERNANCE REPORT (CO

INVESTOR RELATIONS AND COMMUNICATIONS
WITH SHAREHOLDERS (continued)

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 the Companies Act of
Bermuda, 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.

Pursuant to the Companies Act of Bermuda, 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 in Hong Kong, Tricor Tengis Limited, at
17/F, Far East Finance Centre, 16 Harcourt Road, Hong Kong,
with a sum reasonably sufficient 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.
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CORPORATE GOVERNANCE REPORT (CONTINUED)

TRERRE (E)

INVESTOR RELATIONS AND COMMUNICATIONS
WITH SHAREHOLDERS (continued)

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 Profile” on
the website of the Company (www.wangon.com).

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

17/F, Far East Finance Centre

16 Harcourt Road

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 had material effect on the Group’s financial statements and
overall operations.
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COMPANY SECRETARY

Mr. Cheung Chin Wa Angus is a full-time employee and the
company secretary of the Group, reports directly to the Board
and is responsible for, inter alia, providing updated and timely
information to all Directors from time to time.

During the year ended 31 March 2023, Mr. Cheung has complied
with Rule 3.29 of the Listing Rules and taken no less than 15
hours of relevant professional training. Biographical details of
Mr. Cheung are disclosed in the section headed “Board of
Directors and Senior Management” section of this annual report.

CONSTITUTIONAL DOCUMENT

With a view to complying with the applicable provisions of Core
Shareholders Protection under Appendix 3 to the Listing Rules
and making certain housekeeping amendments, the Company
has adopted the amended Memorandum of Association and Bye-
laws of the Company by special resolution passed on 26 August
2022. Details of the amendment were disclosed in the circular of
the Company dated 25 July 2022. Save for the above, there was
no change in the Memorandum of Association and Bye-laws of
the Company during the year ended 31 March 2023.

The Memorandum of Association and the new Bye-laws are
available on the websites of the HKEXnews and the Company at
(www.hkex.com.hk) and (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
ESEHRE

The Directors present their report and the audited consolidated
financial statements for the year ended 31 March 2023.

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, property development and
asset management 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 67.26%-owned listed subsidiary; and (i) 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 financial
statements. There was no significant change in the nature of the
Group’s principal activities during the year.

RESULTS AND DIVIDENDS

The results of the Group for the year ended 31 March 2023
and the Group’s financial position at that date are set out in the
financial statements on pages 140 to 151.

For the financial year ended 31 March 2023, the Group’s
revenue and profit attributable to owners of the parent amounted
to approximately HK$3,603.5 million (2022: approximately
HK$1,856.0 million) and approximately HK$12.8 million (2022:
loss of approximately HK$305.2 million), respectively.

The Board has recommended the payment of a final dividend
of HK0.04 cent (2022: Nil) per ordinary share for the year ended
31 March 2023 to shareholders whose names appear on the
register of members of the Company as of Thursday, 31 August
2023. The final dividend will be paid on or around Wednesday,
13 September 2023, subject to shareholders’ approval at the
forthcoming annual general meeting of the Company to be held
on Tuesday, 22 August 2023. No interim dividend was declared
for the six months ended 30 September 2022 (30 September
2021: HKO.1 cent per share).
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REPORT OF THE DIRECTORS (CONTINUED)

BUSINESS REVIEW AND ANALYSIS OF KEY
FINANCIAL PERFORMANCE INDICATORS

The business review and the key financial performance indicators
to the businesses of the Group, including, among other things,
the information set out below, are disclosed in 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 financial performance indicators; and

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

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

For more details of the corporate social responsibility, and
environmental policies of the Group, please refer to the
ESG Report published on the websites of the Company
(www.wangon.com) and the HKEXnews (www.hkexnews.hk).

As far as the Board is concerned, the Group has complied in
material aspects with the relevant laws and regulations that have
a significant impact on the business and operation of the Group
during the year ended 31 March 2023.

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
financial years, as extracted from the published audited financial
statements, is set out on pages 383 to 384 of this annual
report. This summary does not form part of the audited financial
statements.
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REPORT OF THE DIRECTORS (CONTINUED)

EEEHREAE)

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 34 and 35 to 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.

PURCHASE, SALE OR REDEMPTION OF LISTED
SECURITIES OF THE COMPANY

During the financial year ended 31 March 2023, the Company
repurchased a total of 485 million shares of HK$0.01 each of the

Company on the Stock Exchange.

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

e
ARBZBRARBREN BRI EEZEH
ARAR B 2 715 5 BB BT B R AT 234 K
35°

BRBERE

A FAAIS A B B AR AR AR L 2 A&

BER)EPIESRELBEER 2GR - HE
ARRIAREPIFRE BRI HENBD ©

BE LENEEAQAFZ LHRESF

al

BE-_T_=F=A=1+—BIHHEEE XK
DA T B 2 4 $£485,000,0000% & i
0.01BTT 2% °
RAFEZERNBRRRMDZFBUOT

Purchase price per share

BRBEEK
Number of Aggregate
repurchased Amount
share Highest Lowest HK$
wE
Month of repurchases  E[E A BERGOHA BS BIE BT
(in million) HK$ HK$ (in million)
CE=19) BT BT (B5&)
March 2023 —E-_=4=HA 485 0.053 0.049 24.925

After the financial year ended 31 March 2023 and up to the
date of this report, the Company further repurchased a total of
138.7 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 May 2023.

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.
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REPORT OF THE DIRECTORS (CONTINUED)

DISTRIBUTABLE RESERVES

As at 31 March 2023, 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$476.6 million (2022:
approximately HK$487.8 million).

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
officers shall be entitled to be indemnified and secured harmless
out of the assets and profits of the Company from and against all
actions, losses, 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 office or otherwise in relation thereto.
The Company had arranged appropriate directors’ and officers’
liability insurance coverage for the Directors and other officers of
the Group for the year.

MAJOR CUSTOMERS AND SUPPLIERS

For the year ended 31 March 2023, sales to the Group’s five
largest customers accounted for approximately 7% (2022:
approximately 4%) of the total sales for the year and the sales to
the largest customer included therein accounted to approximately
3%. Purchases from the Group’s five largest suppliers accounted
for approximately 13% (2022: approximately 29%) of the total
purchases for the year and purchases from the largest supplier
included therein amounted to approximately 5% 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
beneficial interest in the Group’s five largest customers or five
largest suppliers.
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REPORT OF THE DIRECTORS (CONTINUED)

EEEHREAE)

DIRECTORS

The Directors during the Year were:

Mr. Tang Ching Ho, GBS, up, Chairman
Ms. Yau Yuk Yin, Deputy Chairman
Ms. Stephanie

Mr. Wong Chun, Justein, BBS, MBE, JP
Mr. Siu Kam Chau
Mr. Chan Yung, BBS, JP

In accordance with Bye-law 84(1) of the Bye-laws, Mr. Tang
Ching Ho and Mr. Wong Chun, Justein will retire by rotation and,
being eligible, offer themselves for re-election at the forthcoming
annual general meeting of the Company.

The Company has received confirmations of independence from
all existing INEDs, namely Mr. Wong Chun, Justein, Mr. Siu Kam
Chau and Mr. Chan Yung, and as at the date of this annual report
still considered 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.

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).
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REPORT OF THE DIRECTORS (CONTINUED)

DIRECTORS’ INTERESTS IN TRANSACTIONS,
ARRANGEMENTS OR CONTRACTS

Save as disclosed in notes 8 and 44 to financial 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 significance 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. Tang Ching Ho, the Chairman and an executive Director, is
the sole ultimate beneficial owner of Easy One Financial Group
Limited (“Easy One”), which has been principally engaged in,
among others, financing business since 2015, was considered
to have an interest in business which competes or is likely to
compete, either directly or indirectly, with the business of the
Group. Ms. Stephanie, an executive Director, is a director of
Easy One and the daughter-in-law of Mr. Tang. Ms. Yau, the
deputy Chairman and an executive Director, is the spouse of
Mr. Tang. Save as disclosed above, 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)
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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

As at 31 March 2023, the interests and short positions of the
Directors and chief executive of the Company and/or any of
their respective associates in the shares, underlying shares or
debentures of the Company or any of its associated corporations
(within the meaning of Part XV of the SFO), as recorded in the
register required to be kept by the Company pursuant to Section
352 of the SFO, or as otherwise notified to the Company and the
Stock Exchange pursuant to Part XV of the SFO or the Model
Code under the Listing Rules, were as follows:

EERFETHRAERERAR
HEBEE 2R - HEROHN
B 2EERAR

RZEZ=F=H=+—H E5RkARQA=E
EITHRABR SEESH 2 EABHEARK
AR HEAMAEEZE(TERESF RHAER
BIEXVES) 2 Bty ~ HHEARHO ESFTHEEZ
RRARFIREZES KB KR FEI5216ET
BrEmMeERRARE  IBRBEELFRBAE
BB EEXVER S LT3R AITE MR ESFRIZE A= AR
NEI Rz Em kBRI -

Long positions in the ordinary shares of the RAEQATREBRZEFR -
Company:
Number of ordinary shares held, capacity and nature of interest Approximate
FisERREE  BORERNLE percentage of
the Company’s
Personal Family Corporate Other total issued
interest interest interest interest Total  share capital
G
BRTREAZ
Name of Director BEng AR Rk DEER Hitgs @5t R
(Note f)
(i)

%

Mr. Tang Ching Ho (‘Mr. Tang’)  E0E T L4 ([8%4)) 28,026,339 28,026,300
(Note a)
(Wita)

Ms. YauYuk Yin (‘Ms. Yau')  BERZLT(HZE]) 28,026,300 2,762,690,645

(Note a)
(Hrzta)
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2,734,664,306  4,989,928,827 7,780,645,772 48.69
(Note b) (Note ¢
(Hrztb) (Hrite)

- 4,989,928,827 7,780,645,772 48.69
(Note e)
(Hite)



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)

Long positions in the ordinary shares of the
Company: (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 (“Loyal Fame”), a direct wholly-owned subsidiary of Easy
One, which is in 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 approximately 67.26% by Rich Time
Strategy Limited (“Rich Time”), 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
beneficiary of Tang’s Family Trust.

The percentages were disclosed pursuant to the relevant disclosure
form(s) filed under the SFO as at 31 March 20283.
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DIRECTORS’ AND CHIEF EXECUTIVE’S

EERFETHRAERERAR

INTERESTS AND SHORT POSITIONS IN SHARES, HE B 2R#% - HERMG

UNDERLYING SHARES OR DEBENTURES

OF THE COMPANY AND ITS ASSOCIATED
CORPORATIONS (continued)

Interest in the shares and underlying shares of

associated corporations:

ExzEERAR (F)

RIEEEE 2 R0 REE R 2

Approximate
percentage
of associated

Name of Total number corporation’s
associated of shares total issued
Name of Director corporation Nature of interest involved shares
EAEEEER
BITROBREZ
Esps HBEE AR EEME Fis B R B & BHBED
(Note a)
(Hizta)
Mr. Tang CAP Interest of controlled 7,320,095,747 73.54
Bt R E M corporation (Note b)
Ms. Yau ZPEH A R (H1atb)
Wt
WYT Interest of controlled 810,322,940 67.26
TE corporation (Note c)
RIEHI A AR (Hiite)
WOP Interest of controlled 11,400,000,000 75.00
TR M EE corporation (Note c)
REH A RS (Kiite)
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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)

Save

The percentage(s) were disclosed pursuant to the relevant disclosure
form(s) filed under the SFO as at 31 March 2023.

Pursuant to the disclosure of interests form published on the website
of the Stock Exchange, among of the 7,320,095,747 shares of CAP,
2,007,700,062 shares of CAP were held by Onger Investments
Limited (“Onger Investments”) and 5,312,395,685 shares of CAP
were held by Goal Success Investments Limited (“Goal Success”).
Onger Investments and Peony Finance were directly wholly-owned
by Loyal Fame. 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
was directly wholly-owned by WYT), WYT was owned as to 67.26% by
Rich Time.

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

as disclosed above, as at 31 March 2023, 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
notified 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 disclosed in note 35 to 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 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. During the year under review, no
share options under the 2012 Scheme were granted, exercised,
cancelled or lapsed. The 2012 Scheme expired on 20 August
2022, no further share option will be granted under it but the
share options granted prior to such expiry (if any) will continue to
be valid and exercisable during the prescribed exercisable period
in accordance with the 2012 Scheme.

Following the expiry of the 2012 Scheme, the Company adopted
a new share option scheme (the “2022 Scheme”) at the annual
general meeting of the Company held on 26 August 2022, which
will provide the Company with flexibility in providing incentives and
recognition to suitable eligible participants for their contribution/
potential contributions to the Group. The 2022 Scheme became
effective on 26 August 2022 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.
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REPORT OF THE DIRECTORS (CONTINUED)

SHARE OPTION SCHEMES (continued)

Under the 2022 Scheme, share options may be granted to
directors (including executive Directors, non-executive Directors
and INEDs) and employees of the Group and any advisors,
consultants, distributors, contractors, suppliers, agents,
customers, business partners, joint venture business partners,
promoters, service providers of any member of the Group whom
the Board considers, in its sole discretion, have contributed or will
contribute to the Group and to encourage participants to work
towards enhancing the value of the Company for the benefit of
the Company and the shareholders as a whole.

Under the 2022 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 14 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 2022 Scheme, the maximum number of share
options that may be granted under the 2022 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 2022 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 2022 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 2022 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 2022 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 official 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 2022
Scheme were granted, exercised, cancelled or lapsed. As at the
end of the year, the Company had no outstanding share options
under the 2022 Scheme.

As at the date of this report, the total number of shares available
for issue under the 2022 Scheme is 1,597,752,004 shares,
representing approximately 10.4% of the share capital of the
Company in issue as at the date of this report.
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REPORT OF THE DIRECTORS (CONTINUED)

SHARE OPTION SCHEMES (continued)

Other particulars of the 2012 Scheme and the 2022 Scheme are
set out in note 35 to financial 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 of 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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REPORT OF THE DIRECTORS (CONTINUED)
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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).
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REPORT OF THE DIRECTORS (CONTINUED)

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
(where appropriate) in accordance with the Listing Rules.

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 five business days immediately preceding the date
of grant; and (iii) 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 35 to financial statements.
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REPORT OF THE DIRECTORS (CONTINUED)
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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 part-time), 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.

Under the WYT 2013 Scheme, the board of directors of WYT
may grant share options to the 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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REPORT OF THE DIRECTORS (CONTINUED)

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 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 the shareholders of
WYT and the Company with such 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.
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REPORT OF THE DIRECTORS (CONTINUED)
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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 the 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 five business days immediately preceding the date
of grant; and (iii) the nominal value of a share of WYT.

During the year, no share option was granted, exercised, lapsed,
cancelled or outstanding under the WYT 2003 Scheme and the
WYT 2013 Scheme. The WYT 2013 Scheme will be expired in
August 2023. WYT will seek shareholders’ approvals from WYT
and the Company for adoption of a new share option scheme.
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REPORT OF THE DIRECTORS (CONTINUED)

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 10.5% of the
total issued share capital of WYT.

Other particulars of the WYT 2013 Scheme are set out in note 35
to financial statements.

On 3 May 2012, CAP adopted a share option scheme (the
“2012 CAP Share Option Scheme”) for the primary purpose of
providing incentive to selected eligible persons to take options for
their contribution to the CAP Group. The 2012 CAP Share Option
Scheme expired in May 2022. Upon expiration of the 2012 CAP
Share Option Scheme, the subsisting share options granted prior
to the expiration will continue to be valid and exercisable during
the prescribed exercisable period in accordance with the terms of
the 2012 CAP Share Option Scheme.

Following the expiry of the 2012 CAP Share Option Scheme,
CAP adopted a new share option scheme (the “New CAP
Share Option Scheme”) at the annual general meeting of CAP
held on 26 August 2022 with the approval of the shareholders
of CAP, WYT and the Company, which provides CAP with
flexibility in providing incentives and recognition to suitable eligible
participants for their contribution/potential contributions to the
CAP Group. The New CAP Share Option Scheme became
effective on 26 August 2022 and, unless otherwise terminated
earlier by shareholders at a general meeting, will remain in force
for a period of 10 years from that date.
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REPORT OF THE DIRECTORS (CONTINUED)

EEEHREAE)

SHARE OPTION SCHEMES (continued)

Under the New CAP Share Option Scheme, share options may
be granted to directors (including executive directors, non-
executive directors and independent non-executive directors)
and employees of the CAP Group and any advisors, consultants,
distributors, contractors, suppliers, agents, customers, business
partners, joint venture business partners, promoters, service
providers of any member of the CAP Group whom the CAP
board considers, in its sole discretion, have contributed or will
contribute to the CAP Group and to encourage participants to
work towards enhancing the value of CAP for the benefit of CAP
and the shareholders of CAP as a whole.

Under the New CAP Share Option Scheme, the board of
directors of CAP may grant share options to the 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 official 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;
(i) the average of the official closing price of the CAP Shares as
stated in the daily quotation sheet of the Stock Exchange for the
five business days immediately preceding the date of grant; and (iii)
the nominal value of a CAP Share.
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REPORT OF THE DIRECTORS (CONTINUED)

SHARE OPTION SCHEMES (continued)

The number of CAP Shares in respect of which options may
be granted to any 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. 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 New CAP Share Option
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.
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REPORT OF THE DIRECTORS (CONTINUED)

EEEWRE(E)
SHARE OPTION SCHEMES (continued) ERESTE(E)
The share option scheme(s) of CAP (continued) FEEEmBRESE(E)

Details of the movements of the share options under the 2012 HE T -_=F=A=+—HItFHREE - F
CAP Share Option Scheme during the financial year ended 31 BIEER —ZT— —F:t2| FTHBRIESZHFE

March 2023 were as follows: ORI
Number of share options
BREHA
Closing price
Outstanding Exercise immediately
Outstanding Granted  Exercised  Cancelled Lapsed as at price per hefore date
Name or category of asat 1 April during during during during ~ 31March Dateof CAPShare  Exercisable of grant
Participant 2022  theyear  theyear  theyear theyear 2023 grant (HKS)  period (Note) (HKS)
LG RS
RIBZZE RZB-=ZF BERRS REAIN
mA-H ZA=t-H L3 UG
SaEN LR HATR EFRERE FREAR FACEE FREAM  HAGR RYRE  (Bn)  GEEWD) (B7)
CAP Director
TERERES
Leung Sui Wah, Raymond 50,000,000 - - - - 50,000,000 812022 0118 3.1.2022- 0117
Ring 21,2082
Other employees 176,000,000 - - - 15,000,000 161,000,000 3.1.2022 0118 3.1.2022- 0117
EftER 21,208
Total 226,000,000 - - - 15,000,000 211,000,000
st
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REPORT OF THE DIRECTORS (CONTINUED)

SHARE OPTION SCHEMES (continued)

Note:

The share options granted under the 2012 CAP Share Option Scheme were
vested as follows:

On the 3rd anniversary of the date of grant:
R A HIE 3B
On the 4th anniversary of the date of grant:
R BEE4BRF
On the 5th anniversary of the date of grant:
X B BASE SRS
On the 6th anniversary of the date of grant:
R A HIE 6B
On the 7th anniversary of the date of grant:

RIRHBEMETESF

During the year under review, 15,000,000 share options were
lapsed and no share options were granted, exercised and
cancelled under the 2012 CAP Share Option Scheme. As at
the date of this annual report, the total number of CAP Shares
available for issue under the 2012 CAP Share Option Scheme
was 211,000,000, representing approximately 2.12% of the
existing issued share capital of CAP. As the 2012 CAP Share
Option Scheme expired on 2 May 2022, no more share options
under the 2012 CAP Share Option Scheme could be granted.

During the year under review, no share options were granted,
exercised, lapsed or cancelled under the New CAP Share Option
Scheme. As at the date of this annual report, the total number of
CAP Shares available for issue under the New CAP Share Option
Scheme is 995,306,782, representing approximately 10% of the
existing issued share capital of CAP.

Other particulars of the 2012 CAP Share Option Scheme and
the New CAP Share Option Scheme are set out in note 35 to the
financial statements.
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EEEHREAE)

SUBSTANTIAL SHAREHOLDERS’ AND OTHER
PERSONS’ INTERESTS AND SHORT POSITIONS

IN SHARES AND UNDERLYING SHARES

As at 31 March 2023, 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 notified the Company and the Stock Exchange of
relevant interests and short positions in the shares and underlying

shares of the Company:

WA EOAR

FERRREMALTRRG R
HERD z2ERZR AR

R-ZZB-_=F=A=+t—B BEFMRM "
ARBREZ 7 M EERIIFIBCHERETE
ZEIBEBRRETMABER  TIHBRR(EEX
ARREBITHABRINEXME AR R K&
RFTERA R R KB A 2 H5

Long positions in the ordinary shares of the RAEQRBEBRZHEFE -
Company:
Approximate
percentage of
the Company’s
Number of total issued
Notes  Capacity shares share capital
NG
BRITREZ
Name of Shareholder KR%8B/ /4 M 5h RHEE BOEA
(Note 4)
(Hite)
%
Accord Power Limited PHERDA (1) Beneficial owner 4,989,928,827 31.23
(‘Accord Power’) ([3h)) - Tang’s Family Trust
EREAA
-BREGER
Alpadis Trust (HK) Limited Alpadis Trust (HK) Limited (2}~ Interest of controlled corporation 4,989,928,827 31.28
- Trustee
XA RER
- XA
Mr. Dominik Philipp Heer Dominik Philipp Heer 4 (2)  Interest of controlled corporation 4,989,928,827 31.23
REHARER
Mr. Alain Esseiva Alain Esseiva 55 @) Interest of controlled corporation 4,989,928,827 31.28
R AR ER
Ms. Krinya Heer Krinya Heer Z+ @ Family interest 4,989,928,827 31.23
KRR
Ms. Teo Wei Lee Teo Wei LeeX £ 2)  Family interest 4,989,928,827 31.23
KR
WYT firE ) Interest of controlled corporation 1,716,749,000 10.74
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REPORT OF THE DIRECTORS (CONTINUED)

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

Notes:

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

(2)  Alpadis Group Holding AG is held by ESSEIVA, Alain as to 53.34%
and HEER, Dominik Philipp as to 40.60%. Accordingly, ESSEIVA,
Alain and HEER, Dominik Philipp were taken to be interested in those
Shares in which Alpadis Group Holding AG was interested. HEER,
Krinya is the spouse of HEER, Dominik Philipp and was therefore taken
to be interested in those Shares in which HEER, Dominik Philipp was
interested. TEO Wei Lee is the spouse of ESSEIVA, Alain and was
therefore taken to be interested in those Shares in which ESSEIVA,
Alain was interested. Alpadis Trust (HK) Limited is the trustee of Tang’s
Family Trust. Alpadis Trust (HK) Limited is owned as to 20% by each of
Eastwest Trading Ltd., Raysor Limited, AGH Invest Ltd., AGH Capital
Ltd. and Alpadis Group Holding AG.

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

(4)  The percentages were disclosed pursuant to the relevant disclosure
form(s) filed under the SFO as at 31 March 2023.

Save as disclosed above, as at 31 March 2023, 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.

EEEHREE)
FERREREMATRRE R

KRG 2 KX A (&)

Mzt

(1) B HAlpadisTrust (HK) Limited A B K R k15 5F
ZETAFNHEERS - Bt - AlpadisTrust (HK)
Limitedt 1R B HE B A FTEZERM 2= -

(2)  Alpadis Group Holding AGEHHESSEIVA, Alain
X HEER, Dominik Philipp? BI % 5 53.34% &%
40.60% ° Atk ESSEIVA, Alain &2HEER, Dominik
Philipp# 1% & 1 Alpadis Group Holding AGH# &
T BRR 1) R ¥E B % o HEER, KrinyaBHEER,
Dominik Philipp® B8 + B It % AR HEER,
Dominik Philipp# B #Em M RN P HEEm ©
TEO Wei LeeBESSEIVA, Alaintyfd/® » H 118
RHESSEIVA, AlainfE B ez AR P 76 s
Alpadis Trust (HK) Limited & 50 S R iR (S 3E 8 X 5F
A ° Alpadis Trust (HK) Limitedf Eastwest Trading
Ltd. - Raysor Limited * AGH Invest Ltd. *+ AGH
Capital Ltd. N Alpadis Group Holding AGE B A
20% °
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REPORT OF THE DIRECTORS (CONTINUED)

EEEHREAE)

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
specific 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
and the Group’s performance are detailed in the ESG Report
published in accordance with the requirements under the Listing
Rules.

CONTINUING CONNECTED TRANSACTION

On 27 February 2020, 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 2019 and expired on 14 November 2022
at a monthly rental of HK$100,000, which was renewed for a
further three years until 14 November 2025 under a renewal
tenancy agreement dated 12 January 2023 at a monthly rental
of HK$95,000 with other terms and conditions remained
unchanged. The aforesaid tenancy constituted a continuing
connected transaction for the Company during the year ended 31
March 2023 which is exempt from disclosure, annual review and
shareholders’ approval requirements pursuant to Rule 14A.76 of
the Listing Rules.
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REPORT OF THE DIRECTORS (CONTINUED)

CONTINUING CONNECTED TRANSACTION
(continued)

On 1 October 2022, the Company and CAP entered into a master
licensing agreement (the “Master Licensing Agreement”)
which sets out the general principles and key terms governing the
definitive licensing agreements under which relevant members
of the Group may grant licence of, and relevant members of the
CAP Group may take up the licence of, the wet market properties
(or any part thereof) in Hong Kong under the management of the
Company or any of its subsidiaries during the term of the Master
Licensing Agreement for a term with effect from 1 October 2022
and expiring on 30 September 2025 with the annual caps of
HK$2 million, HK$7.5 million, HK$11 million and HK$7 million for
each of the period for the six months from 1 October 2022 to 31
March 2023, financial years ending 31 March 2024 and 31 March
2025 and the period for the six months from 1 April 2025 to 30
September 2025. The Master Licensing Agreement constituted
continuing connected transactions for the Company during the
year ended 31 March 2023 which is subject to the reporting,
announcement and annual review requirements, but is exempted
from the independent shareholders’ approval requirement under
Chapter 14A of the Listing Rules. Details of the Master Licensing
Agreement were disclosed in the joint announcement of the
Company, WYT and CAP dated 1 October 2022.
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REPORT OF THE DIRECTORS (CONTINUED)

EEEHREAE)

CONTINUING CONNECTED TRANSACTION
(continued)

On 2 September 2021, Wai Yuen Tong Medicine Company
Limited, an indirect subsidiary of WYT (together with its
subsidiaries, the “WYT Group”), entered into a new master
sales agreement (the “New Master Sales Agreement”) with
Wang On Management Limited (“WOM?”), an indirect wholly-
owned subsidiary of the Company, for the sale of the Chinese
and western pharmaceutical, health food and personal care
products manufactured and/or sold by the WYT Group from
time to time (the “Products”) to WOM (for itself and on behalf of
other members of the Group) for a term with effect from 1 April
2021 and expiring on 31 March 2024 (the transaction amount
incurred between the WYT Group and the Group, excluding the
WYT Group but including the CAP Group) with the annual cap
of HK$9.9 million for each of the financial years ended 31 March
2022 and 31 March 2023, and ending 31 March 2024. The New
Master Sales Agreement constituted Continuing Connected
Transactions for the Company during the year ended 31 March
2023 which is subject to the reporting, announcement and annual
review requirements, but is exempted from the independent
shareholders’ approval requirement under Chapter 14A of the
Listing Rules. Details of the New Master Sales Agreement were
disclosed in the joint announcement of the Company and WYT
dated 2 September 2021.
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REPORT OF THE DIRECTORS (CONTINUED)

CONTINUING CONNECTED TRANSACTION
(continued)

The Directors (including all of the INEDs) have reviewed and
confirmed that the abovementioned continuing connected
transactions were entered into (i) in the ordinary and usual course
of the Group’s business; (i) in accordance with the terms of the
respective agreements governing such transactions on terms that
were fair and reasonable and in the interests of the shareholders
of the Company as a whole; (i) either on normal commercial
terms or on terms no less favourable to the Group than those
available to or from independent third parties; and (iv) have not
exceeded the respective caps. Ernst & Young, the Company’s
auditor, was engaged to report on the Group’s continuing
connected transactions in accordance with Hong Kong
Standard on Assurance Engagements 3000 (Revised) Assurance
Engagements Other Than Audits or Reviews of Historical Financial
Information and with reference to Practice Note 740 (Revised)
Auditor’s Letter on continuing connected transactions under the
Hong Kong Listing Rules issued by the Hong Kong Institute of
Certified Public Accountants. Ernst & Young have issued their
unqualified letter containing their findings and conclusions in
respect of the continuing connected transactions disclosed above
by the Group in accordance with Rule 14A.56 of the Listing
Rules. A copy of the auditor’s letter has been provided by the
Company to the Stock Exchange. Further details of other related
party transactions and/or continuing connected 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 44 to financial 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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REPORT OF THE DIRECTORS (CONTINUED)

BT

HE (5E)

CONNECTED TRANSACTION

CAP (as borrower) and Ping An Bank Co., Ltd. (as lender)
entered into a bank loan agreement on 3 May 2022 (the “Bank
Loan Agreement”). Pursuant to the terms of the Bank Loan
Agreement, WYT entered into a guarantee agreement (the
“Guarantee Agreement”) in favor of Ping An Bank Co., Ltd. on
1 July 2022, according to which WYT would agree to guarantee
all liabilities of CAP to be owed to Ping An Bank Co., Ltd. under
the Bank Loan Agreement, including the principal amount of
RMB300 million (in its Hong Kong dollars equivalent), any interest,
penalty, compound interest, damages and other expenses of
Ping An Bank Co., Ltd. in enforcing the Bank Loan Agreement.
No security over CAP’s assets will be provided for the guarantee.

On 3 May 2022, CAP, Double Leads Investments Limited (an
indirect wholly-owned subsidiary of the Company) and Winning
Rich Investments Limited (an indirect wholly-owned subsidiary
of WYT) entered into a revolving loan facility agreement (the
“Revolving Loan Facility Agreement”), pursuant to which
each of Double Leads Investments Limited and Winning Rich
Investments Limited agreed to grant the revolving loan facility
in an aggregate principal amount of HK$576 million to CAP
for a term of five years ending 2 May 2027 for the purpose of
refinancing the existing loan.

The provision of the guarantee and the grant of the revolving loan
facility constituted connected transactions of the Company under
Chapter 14A of the Listing Rules, details of which were set out in
the joint announcement of the Company and WYT dated 3 May
2022 and the circular of the Company dated 7 June 2022.

Further details of other related party transactions or connected
transaction (if any) undertaken by the Group in the ordinary
course of business, which fell under Rule 14A.73 of the Listing
Rules, during the year under review, are set out in note 44
to financial 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 connected
transaction in accordance with the requirements of the Listing
Rules.
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REPORT OF THE DIRECTORS (CONTINUED)

CHARITABLE DONATIONS

During the year, the Group made charitable and other donations
totalling approximately HK$29.2 million (2022: approximately
HK$42.1 million).

EMOLUMENT POLICY

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

The emoluments of the Directors are 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 2022 Scheme as an incentive
to Directors and eligible employees and a share option scheme
of each of WOP, WYT and CAP for the respective WOP Group,
WYT Group and CAP Group, details of the share option scheme
of the Company, WOP, WYT and CAP are set out in note 35 to
the financial 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. Code provision C.2.1 of the CG Code
provides that the roles of chairman and the chief executive should
be separate and should not be performed by the same individual.
During the year under review, Mr. Tang Ching Ho, the Chairman,
also assumed the role of managing Director. Currently, the
Company does not propose to comply with code provision C.2.1
of the CG Code for the time being but will continue to review
such deviation to enhance the best interest of the Group as a
whole. Save as disclosed above, the Company has complied with
the code provisions under the CG Code contained in Appendix
14 to the Listing Rules throughout the financial year under review.
Details of the corporate governance practices adopted by the
Company are set out in the Corporate Governance Report on
pages 60 to 93 of this annual report.
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REPORT OF THE DIRECTORS (CONTINUED)

EEEHREAE)

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.

AUDIT COMMITTEE

The Company has established the Audit Committee with specific
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 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 financial reporting matters (including the review of
the audited consolidated financial statement for the year ended
31 March 2022 and the unaudited consolidated interim results
for the six-month ended 30 September 2022), the statutory
compliance, internal controls, audit plans, risk management and
the adequacy of resources, qualifications and experience of staff
of the Company’s accounting and financial reporting function as
well as their training programmes and budget.

The consolidated financial statements for the year ended 31
March 2023 have also been reviewed by the Audit Committee
with management and independent auditors of the Company.
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REPORT OF THE DIRECTORS (CONTINUED)

EVENTS AFTER THE REPORTING PERIOD

Details of significant events of the Group after the reporting period
are set out in note 48 to the financial statements.

AUDITORS

The financial statements for the year ended 31 March 2023 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, 28 June 2023
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INDEPENDENT AUDITOR’S REPORT

B M % B AN RS

e
EY:

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

We have audited the consolidated financial statements of Wang
On Group Limited (the “Company”) and its subsidiaries (the
“Group”) set out on pages 140 to 380, which comprise the
consolidated statement of financial position as at 31 March
2023, and the consolidated statement of profit or loss and other
comprehensive income, the consolidated statement of changes in
equity and the consolidated statement of cash flows for the year
then ended, and notes to the consolidated financial statements,
including a summary of significant accounting policies.

In our opinion, the consolidated financial statements give a true
and fair view of the consolidated financial position of the Group as
at 31 March 2023, and of its consolidated financial performance
and its consolidated cash flows for the year then ended in
accordance with Hong Kong Financial Reporting Standards
(“HKFRSs”) issued by the Hong Kong Institute of Certified Public
Accountants (“HKICPA”) and have been properly prepared in
compliance with the disclosure requirements of the Hong Kong
Companies Ordinance.

BASIS FOR OPINION

We conducted our audit in accordance with Hong Kong
Standards on Auditing (‘HKSAs”) issued by the HKICPA. Our
responsibilities under those standards are further described in
the Auditor’s responsibilities for the audit of the consolidated
financial statements section of our report. We are independent of
the Group in accordance with the HKICPA’s Code of Ethics for
Professional Accountants (the “Code”), and we have fulfilled our
other ethical responsibilities in accordance with the Code. We
believe that the audit evidence we have obtained is sufficient and
appropriate to provide a basis for our opinion.
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INDEPENDENT AUDITOR’S REPORT (CONTINUED)

KEY AUDIT MATTERS

Key audit matters are those matters that, in our professional
judgement, were of most significance in our audit of the
consolidated financial statements of the current period. These
matters were addressed in the context of our audit of the
consolidated financial statements as a whole, and in forming our
opinion thereon, and we do not provide a separate opinion on
these matters. For 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 financial statements.
The results of our audit procedures, including the procedures
performed to address the matters below, provide the basis for
our audit opinion on the accompanying consolidated financial
statements.

B SRS (F)

BRREETER

FRRETFHSRBELMNFXAE - RoY
G AV BRRNEARREENEH - &
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INDEPENDENT AUDITOR’S REPORT (CONTINUED)

B BN E ()

KEY AUDIT MATTERS (continued)

Key audit matter

REETER

FRRFTSEE

How our audit addressed the key audit matter

EANESFNAEERRETEE

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

REPYERIFIELEYEZ T FE

The Group’s properties under development and
properties held for sale are stated at the lower
of cost and net realisable value. As at 31 March
2023, the carrying amounts of these properties
under development and properties held for sale
were HK$4,428,876,000 and HK$1,484,068,000,
respectively, which in aggregate represented
approximately 32.2% of the total assets of the
Group.
EEEZERTYERIFELE YR AR A B a] &
REEMEFREEINER RZT_=F=HA=+
—B - ZEERTOERFIELEMEZREED
7l /34,428,876,000/%8 7t £ 1,484,068,000/& 7T * &
#h EEEHEBEL3Z2.2% -

During the year, write-down of HK$30,183,000
and HK$44,150,000 were recognised in profit or
loss against properties under development and
properties held for sale, respectively.

FA - RERFPVELFELEDNENBRFER
HUR 2 51130,183,0007% 7T K& 44,150,000 7T ©

The Group engaged external valuers to perform
the valuations of the properties under development
and properties held for sale as at 31 March 2023 to
estimate their net realisable values. 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 reflects market conditions at the
end of the reporting period.

BEEBR T _=F=A=1+—BZBINHER
BERRTPYERFELEMFRETHE - UEFHE
AIEERE - BRI ARREAEE  REAKE

EEERTOEMMHELENE 2B RFEREA
ETEAMER - ARBRRIHE IR Z TSR

The accounting policies and disclosures in relation
to the properties under development and properties
held for sale are included in notes 2.4, 3, 16 and 20
to the consolidated financial statements.
BRABRRTMERBIELEMEZ G BEE MIRE
EHRRE B wMKRNT24 - 3 16520 ¢
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Our audit procedures to assess the estimation of net
realisable value of properties under development and
properties held for sale included the following:

BT EERTDELFELENE 2B RFER
ST B EFBETIIRE -

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

e NEEEHNH EEEZEBEZIINBEEMAREZ
HERS

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

o  FHENEMEEMIER  KREEZEMZ  ARE
BEREN  BEEREIE &

° involving our internal valuation specialists to assist
us in the assessment of the valuation methodologies
applied and the key parameters adopted in the
valuations, on a sampling basis.

e  EBFEHRMANARHEZRBE R GEED
FER 2 MERERKA @RS -



INDEPENDENT AUDITOR’S REPORT (CONTINUED)
BYZHENHRE (E)

KEY AUDIT MATTERS (continued) FEREETEE(E)

Key audit matter

BRETER

How our audit addressed the key audit matter

AN FTNAEEERESEE

Valuation of investment properties

KEYRZI1GE

The Group holds various investment properties in  Our audit procedures to assess the valuation of investment
Hong Kong and Mainland China for rental earning properties included the following:
purpose. Such investment properties are measured FPIFLFTFEREDEGHEZETRFEE TS E

at fair value at the end of each reporting period and
the aggregate carrying amount of these investment
properties was HK$3,879,115,000 as at 31 March
2023, which represented approximately 21.1% of
the total assets of the Group.
EEERBERPEAANMTE ZIEIRE Y AR
He  AAREMERERERRERATETER
ZEREYER T _ZF=-A=+—HB2ZE@
#¥R3,879,115,0008 7T 16 EEEBLEERN
21.1% °

The Group engaged external valuers to perform the
valuation of these investment properties as at 31
March 2023 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. This has been
identified as a key audit matter because significant
estimation is required to determine the fair values
of the investment properties, which reflect market
conditions at the end of the reporting period.
ERER T _=F=A=+—BZREINIHERM
HZEREMFETHE  MEEEZNGEUME
EERMS E2 EREERZBERT - INBAERE
BT ZERENPEER - PR L E KRR 2
MEZ ERIER - HEBMABRETER - 1A
REEREME L AFEBEELHEN G - HAIR
MR R 5 HIR 2 TSR -

The accounting policies and disclosures in relation to
the valuation of investment properties are included
in notes 2.4, 3 and 14 to the consolidated financial
statements.
EREMELHBEZ G BER R BEBRRN G B
HwEMIFE2.4 - 3K14 0

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

RELENHSE EXEEZRBRZIINIGEMARRY
HERS

assessing the external valuers’ qualification,
experience and expertise and considering their
competence, objectivity and independence;
AHEINEB R ERM B - KREBEREAS - ARE
EEAEN  BEELE M

involving our internal valuation specialists to assist
us in the assessment of the valuation methodologies
applied and the key parameters adopted in the
valuation, and performing benchmarking on the
values of the investment properties to the transaction
prices of other comparable properties on a sampling
basis; and

BRI A HEZERGBRFAF G EET PIE
Rz mEREARRKB ARS8 - WHELELRKRE
MEZBEEEMAIELBENEZRHER &

comparing property-related data used as inputs for
the valuations with underlying documentation, such
as lease agreements, on a sampling basis.

MR AEGERABE 2 Y ERREIREEE
X Bl E R o

TECCFFR EAREEERRA



INDEPENDENT AUDITOR’S REPORT (CONTINUED)

B AZHENHRE (F)

KEY AUDIT MATTERS (continued)

Key audit matter

BEETER

RRETEERE

How our audit addressed the key audit matter

RANFTNAEEBRESEE

Impairment assessment of property, plant and equipment

Y -~ BB KRR RE

As at 31 March 2023, given that there are internal
and external source of information that indicate
impairment or reversal of impairment may exist,
management of the Company performed an
impairment assessment of the property, plant
and equipment of the Group to determine their
recoverable amounts based on either their value in
use or fair value less costs of disposal.
RZEZ=F=A=+—H  ARFETELIR
BEIORER B 2 A RIMNIRRER - . BT
EEERBEABEIATERLEXNAYE BE
B - BERREETRENE - LEEEAK
Bl HE °

During the year, net impairment losses of
HK$25,932,000 was recognised against these
property, plant and equipment.

RAFE - ERZEVE - BEMREERRES
8% 5825,932,000/ 7T °
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For impairment assessments using the value in use
calculations, our audit procedures included the following:
REAEREBEAREZRENENS @ RAZEAEF
BETIIEIE :

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

e MEREERNRSRBAFRAEANBEREER  H
MR R E RERE - WA HEFE BB R A
YRR TS ERMARR IR IELLE - Rk

° involving our internal valuation specialists to assist
us with our assessment of the methodologies and
the discount rates used to determine the recoverable
amounts on a sampling basis;

o BFHMHOANIAEZR BB EFIMETHETE AT
WEEREPAEANTERFTEREX



INDEPENDENT AUDITOR’S REPORT (CONTINUED)

KEY AUDIT MATTERS (continued)

Key audit matter

BEETER

B AZHENHRE ()

BRRETEEE

How our audit addressed the key audit matter

BPHFTNAEEBRENEE

Impairment assessment of property, plant and equipment (continued)

VWX - B RREZRE G (E)

The impairment assessment has been identified as a
key audit matter due to the materiality of the carrying
values of the property, plant and equipment and the
significant judgements and estimations involved in
the assessment of the recoverable amounts.
HEYE  BERXERABE 2 EEWHIARTMGE
AIY B & RER 8 N B A A B R Ah T - BB RS 5]
R IERETEE -

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 13 to
the consolidated financial statements.
BEYE  BENMRBEBEREZ STBRLHKE
HNRE T BERMKRMTE2.4 - 3K%13

For impairment assessments using the fair value less costs
of disposal of the relevant property, plant and equipment,
our audit procedures included the following:
MEREEYE  BELRE R FEBREEXRZH
BEFEME - KA EFRFRETIIEE

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

e mMBERENH BESREZEZINBEEMAERZ
HE®RE

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

o  AHMEINEEEMER  KREEEAHE - ARE
BHEES  FEMEBYMYE &

o involving our internal valuation specialists to assist
us in the assessment of the valuation methodologies
applied and the key parameters adopted in the
valuations.

o  BEHMNAIEEZR BB FFFTEMEESTPIE
RZEERERFRBZ R -

TECCFFR EAREEERRA
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KEY AUDIT MATTERS (continued)

Key audit matter

HEETSER

BRETSEE

How our audit addressed the key audit matter

EMNEFNAEERRETEE

Impairment assessment of interests in joint ventures

RE SR F 2 #a Bl BT

The Group has various interests in joint ventures
which are principally engaged in property investment
and property development in Hong Kong and
Mainland China. The Group’s interests in joint
ventures are stated in the consolidated statement
of financial position at the Group’s share of net
assets under the equity method of accounting, less
any impairment losses. As at 31 March 2023, the
aggregate carrying amount of the Group’s interests
in joint ventures was HK$3,638,403,000, which
represented approximately 19.8% of the total assets
of the Group.
EEERGECXEAZEER  MazEa s
TEIEREBERTBEANMEEYERERY
¥R BEEERGERLECZEZREERS
AR BERBEREEEFEREMAAMEEERZ
RIEEMBRAKRINE R_E_=F=A=
+—B EBEfEREGLECEIRRREAER
3,638,403,000/8 7T ' HER EEEHEEEHN
19.8% -

The impairment assessment of interests in joint
ventures has been identified as a key audit matter
due to the materiality of the carrying values of
the interests in joint ventures and the significant
estimations involved in the impairment assessment.
ERReE X RaREENAERRGEREZ
BaETREMNES R EXEFNEEN - Z
BB RS W ARl RS AT = -

The Group engaged external valuers to perform the
valuations of the properties under development,
properties held for sale and investment properties
held by the joint ventures as at 31 March 2023.
BEEEZRINAEMEEERENR_T _=F=
A=+—HFHEZEEDTYE  FHELEMERK
BYEETHE -
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Our audit procedures to assess the impairment assessment
of interests in joint ventures included the following:
BTN E R 2 RRREN G BT REFEHE
TH%IA -

obtaining and reviewing the valuation reports
prepared by the external valuers engaged by the
Group on which the Group’s assessment of the
impairment of interests in joint ventures was based;
BERERS ESEZBZINBEEMMAER
HERE  MAKETEREECEZERRBETD
ERZEERE

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

FHEINEBIEERM B - KRR FEME - UEE
BEREN BFHUERBYM &

involving our internal valuation specialists to assist us
to assess the valuation methodologies applied and
the key parameters adopted in the valuations.
BRI A B EER BB R M E T P E
RZEERERRBZ B3R2E -



INDEPENDENT AUDITOR’S REPORT (CONTINUED)
B % BED R & ()

KEY AUDIT MATTERS (continued) BRETSEGE)
Key audit matter How our audit addressed the key audit matter
BRETEE BANEST N EERRETSE

Impairment assessment of interests in joint ventures (continued)

REELEz#EnRE G (E)

For those joint ventures engaged in property
investment, the Group determines the recoverable
amount with reference to the fair value less costs of
disposal of these joint ventures which are dependent
on the fair values of the investment properties held
by respective joint ventures.
HREMEREZEERENS X BEEEZ2EZ
EEEPEZRATEREENANEETEE A WE S
HETEEEREREZREMELTEME) °

For those joint ventures engaged in property
development, the Group determines the recoverable
amount with reference to the fair value less costs of
disposal of these joint ventures which are dependent
on the expected market prices of the properties
under development and properties held for sale held
by respective joint ventures.
HREMEZERZGERCENS X BEEEZ2EZ
EEEPEZRATEREENNEETEE A WE S
BRI ECECERECERTYERFELE
Mz BETEME)

Based on the results of impairment tests, no
impairment loss on interests in joint ventures was
considered necessary for the year ended 31 March
2023.

HE_Z_=F=A=1T—RBILFE - REREA
AER  NEEERZERVEREBERARE

The accounting policies and disclosures in relation
to the interests in joint ventures are included in
notes 2.4, 3 and 17 to the consolidated financial
statements.

ARG ELE IR BERBERENGE
B sRERM 2.4 - 3K17 °

TECCFFR EAREEERRA



136

INDEPENDENT AUDITOR’S REPORT (CONTINUED)

B BN E ()

OTHER INFORMATION INCLUDED IN THE
ANNUAL REPORT

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

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

In connection with our audit of the consolidated financial
statements, our responsibility is to read the other information and,
in doing so, consider whether the other information is materially
inconsistent with the consolidated financial statements or our
knowledge obtained in the audit or otherwise appears to be
materially misstated. If, based on the work we have performed,
we conclude that there is a material misstatement of this other
information, we are required to report that fact. We have nothing
to report in this regard.

RESPONSIBILITIES OF THE DIRECTORS FOR
THE CONSOLIDATED FINANCIAL STATEMENTS

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

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

The directors of the Company are assisted by the Audit

Committee in discharging their responsibilities for overseeing the
Group’s financial reporting process.
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INDEPENDENT AUDITOR’S REPORT (CONTINUED)

AUDITOR’S RESPONSIBILITIES FOR THE
AUDIT OF THE CONSOLIDATED FINANCIAL
STATEMENTS

Our objectives are to obtain reasonable assurance about whether
the consolidated financial statements as a whole are free from
material misstatement, whether due to fraud or error, and to issue
an auditor’s report that includes our opinion. Our report is made
solely to you, as a body, in accordance with section 90 of the
Bermuda Companies Act 1981, and for no other purpose. We do
not assume responsibility towards or accept liability to any other
person for the contents of this report.

Reasonable assurance is a high level of assurance, but is not a
guarantee that an audit conducted in accordance with HKSAs
will always detect a material misstatement when it exists.
Misstatements can arise from fraud or error and are considered
material if, individually or in the aggregate, they could reasonably
be expected to influence the economic decisions of users taken
on the basis of these consolidated financial statements.

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

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

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

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

B BN E ()
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INDEPENDENT AUDITOR’S REPORT (CONTINUED)

B BN E ()

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

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

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

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

We communicate with the Audit Committee regarding, among
other matters, the planned scope and timing of the audit and
significant audit findings, including any significant deficiencies in
internal control that we identify during our audit.

We also provide the Audit Committee with a statement that
we have complied with relevant ethical requirements regarding
independence and to communicate with them all relationships
and other matters that may reasonably be thought to bear on our
independence, and where applicable, actions taken to eliminate
threats or safeguards applied.
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INDEPENDENT AUDITOR’S REPORT (CONTINUED)

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

From the matters communicated with the Audit Committee,
we determine those matters that were of most significance in
the audit of the consolidated financial statements of the current
period and are therefore the key audit matters. We describe these
matters in our auditor’s report unless law or regulation precludes
public disclosure about the matter or when, in extremely rare
circumstances, we determine that a matter should not be
communicated in our report because the adverse consequences
of doing so would reasonably be expected to outweigh the public
interest benefits of such communication.

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

Ernst & Young

Certified Public Accountants
27/F, One Taikoo Place

979 King’s Road

Quarry Bay, Hong Kong

28 June 2023
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CONSOLIDATED STATEMENT OF PROFIT OR LOSS AND OTHER COMPREHENSIVE INCOME
GEEaREMEEKRER

Year ended 31 March 2028 #E — T - =F=-fF=+—HILFE

2023 2022
—E-=H T
Notes HK$’000 HK$'000
Fiasx TET FAET
REVENUE WA
Revenue from contracts with customers REEFAKHZBA 5 3,165,341 1,267,302
Interest income from treasury operation EEBFBHA 5 81,039 143,788
Revenue from other sources H At R 2 A 5 357,078 444,951
Total revenue B 3,603,458 1,856,041
Cost of sales HERA (2,543,843) (1,050,309)
Gross profi 5 1,059,615 805,732
Other income and gains, net HAp A R Wz 558 5 161,937 181,881
Selling and distribution expenses HERDIHER (452,920 (274,594)
Administrative expenses THER (513,027 (497,028)
Impairment losses on financial assets, net CHEEREBETSE 6 (38,571) (256,932)
Other expenses Hi B (58,252) (195,953)
Finance costs BMEKA 7 (288,359) (207,605)
Fair value losses on financial assets at fair value A FEFFARBZZ S BEE
through profit or loss, net NTEBETFR (13,087) (93,606)
Fair value losses on owned investment BEREMEZ A TEERFE
properties, net 14 (4,997) (83,456)
Write-down of properties under development B FR 15 2 HlUA 16 (30,183) =
Write-down of properties held for sale FEHEWE 2 MR 20 (44,150) -
Share of profits and losses of: e & F R E5E -
Joint ventures EELE 317,253 425,136
Associates N 2,969 2,126
PROFIT/(LOSS) BEFORE TAX BRELALE R, (B518) 6 98,228 (194,299)
Income tax credit/(expense) FrigFige,/ (FX) 10 526 (58,464)
PROFIT/(LOSS) FOR THE YEAR FERF,/(EBR) 98,754 (252,763)
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CONSOLIDATED STATEMENT OF PROFIT OR LOSS AND OTHER COMPREHENSIVE INCOME (CONTINUED)
meBEakEMtE2EKERE)

Year ended 31 March 2028 & — T - =F=-A=+—HILFE

2023 2022
—E-=E —E--fF
Note HK$°000 HK$’'000
FiasE TEx FAT
OTHER COMPREHENSIVE INCOME/(LOSS)  HE 2@z, / (B8
Other comprehensive income/(loss)that may R BRI ET 7 2 B s Bt
be reclassified to profit or loss in subsequent £ EWz (Eif8) -
periods:
Debt investments at fair value through other BRATEFAEMEZANKE 2
comprehensive income: BHRE
Changes in fair value NFEEE) (39,357) (470,593)
Reclassification adjustments for losses Bt ABRBRENHER
included in profit or loss: B
~ impairment losses, net - REBEFE 19 26,030 215,230
- losses on disposal/redemption, net - e/ BREETE 20,628 181,647
46,658 396,877
Exchange differences on translation of foreign ~ BE SN EB 2 EH =5
operations (243,346) 132,682
Other reserves: H A -
Share of other comprehensive income/(loss) of ~ [EIEA 4 EEMEE
joint ventures Wegs/ (E518) (8,303) 4,571
Net other comprehensive income/(loss) that may HE &M AT EHHEEEHE 2
be reclassified to profit or loss in subsequent Hip2HEU/ (B1R)F8
periods (244,348) 63,537
Other comprehensive loss that will not be RGBT EE A EE Bl
reclassified to profit or loss in subsequent Ht 2 EETE -
periods:
Equity investments at fair value through other ~ ZAFEFARMEZANEZ
comprehensive income: iR -
Changes in fair value NEEZE (9,526) (28,189)
Fair value adjustment upon transfer from owner- FE B EBBE IR EYER 2
occupied property to investment property, net  AFEE - KR HIE
of tax - (1,575)
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CONSOLIDATED STATEMENT OF PROFIT OR LOSS AND OTHER COMPREHENSIVE INCOME (CONTINUED)

MEBEaREME2E RS K (&)

Year ended 31 March 2028 #E — T - =F=-fF=+—HILFE

2023 2022
—EC=E —EF
Note HK$’000 HK$'000
Fiasx TEx FHBT
Net other comprehensive loss that will not HEHRgTegsmsBE2Eans
be reclassified to profit or loss in subsequent Hit2HEEFE
periods (9,526) (29,764)
OTHER COMPREHENSIVE INCOME/(LOSS)  FEHE 2 mEikzs/ (&18)
FOR THE YEAR (253,874) 33,773
TOTAL COMPREHENSIVE LOSS FOR FEXHEBERE
THE YEAR (155,120) (218,990)
Profit/(loss) attributable to: A& FERRT,/ (B8) :
Owners of the parent HRAIESREA 12,784 (305,226)
Non-controlling interests s 85,970 52,463
98,754 (252,763)
Total comprehensive income/(loss) UTEHEE2EKE/ (B1B)
attributable to: R
Owners of the parent BRAIESEHAEA (76,239) (337,082)
Non-controling interests FFERER (78,881) 118,092
(155,120) (218,990)
EARNINGS/(LOSS) PER SHARE BAREERERFEEARGER
ATTRIBUTABLE TO ORDINARY EQUITY &7/ (B8)
HOLDERS OF THE PARENT 12
Basic and diluted EARREE HK0.09 cent  HK(2.06) cents
0.097 1L (2.08)78 L
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CONSOLIDATED STATEMENT OF FINANCIAL POSITION

SE BRI R

31 March2023 —E=_=F=A=+—H

2023 2022
—=—-= —F-=
Notes HK$°000 HK$’'000
B 5T FET FHEIT
NON-CURRENT ASSETS JEMENEE
Property, plant and equipment WM - BERE&E 13 1,195,656 1,288,288
Investment properties "EYE 14 3,764,015 4,227,712
Club membership (EE Suilt e 31,800 15,000
Properties under development BRAPYE 16 1,992,527 1,752,244
Interests in joint ventures NEEDE R 17 3,638,403 2,797,739
Interests in associates NNl £ 18 23,476 22,761
Financial assets at fair value through EAFEFAHEMZEKE 2
other comprehensive income EREE 19 323,376 295,274
Financial assets at fair value through BAVEFABEZSREE
profit or loss 26 201,934 171,842
Loans and interest receivables U E R F & 23 21,597 90,532
Prepayment, other receivables and other FEZRIE B h fE UK FRIE K
assets HEmmEE 24 195,681 182,468
Deferred tax assets RIEFIBE E 33 26,102 15,576
Total non-current assets BIEMBEE 11,414,567 10,859,436
CURRENT ASSETS MENEE
Properties under development BRAYE 16 2,436,349 3,376,279
Properties held for sale RIEHEME 20 1,484,068 1,977,986
Inventories A= 21 209,607 188,179
Trade receivables JE W AR 3R 22 93,022 104,927
Loans and interest receivables R E K F & 23 290,862 385,160
Prepayments, other receivables and FARTFRIE « B fth B UK IE &2
other assets HEmEE 24 515,273 605,208
Cost of obtaining contracts EREH KA 25 21,612 35,597
Financial assets at fair value through BRAFEFAEMEE K
other comprehensive income ZEREE 19 51,805 160,022
Financial assets at fair value through BEAVTEFABS I CREE
profit or loss 26 80,879 312,885
Tax recoverable A Y [B] F 18 8,781 14,728
Pledged deposits [EEEwEEEN 27 33,496 31,250
Restricted bank balances PR ISR T A R 27 12,174 7,311
Cash and bank balances B& MIRrTHE R 27 1,570,628 1,451,365
6,808,556 8,650,897
Assets classified as held for sale and DEAFBIEHECEER—M
assets of a disposal company HERRICEE 28 163,947 546,114
Total current assets BRBEE 6,972,503 9,197,011

il
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CONSOLIDATED STATEMENT OF FINANCIAL POSITION (CONTINUED)

e BRI R ()

31 March2023 —E-_=%=A=+—H

2023 2022
—E—-= —FT-=
Notes HK$’000 HK$’'000
MaE FET FHET
CURRENT LIABILITIES RBEE
Trade payables JERTBR K 29 155,151 109,850
Other payables and accruals HMENFIERERER 30 1,024,273 1,042,828
Contract liabilities AHaE 30 219,225 750,710
Interest-bearing bank and other FFERITREMEBE
borrowings 32 3,176,660 3,182,605
Tax payable JE 1~ R 18 110,215 143,714
4,685,524 5,229,707
Liabilities of a disposal company —MHEARZEE 28 1,203 221,673
Total current liabilities wWREaE 4,686,727 5,451,380
NET CURRENT ASSETS RBEEFE 2,285,776 3,745,631
TOTAL ASSETS LESS CURRENT BEERTREBAR
LIABILITIES 13,700,343 14,605,067
NON-CURRENT LIABILITIES EREBERE
Unsecured notes IR R E 31 125,189 219,497
Interest-bearing bank and other FTERITREMEER
borrowings 32 2,944,719 3,457,477
Other payables HE b RIR 30 639,182 641,082
Deferred tax liabilities EEHIBEE 33 611,887 687,217
Total non-current liabilities BIERBEE 4,320,977 5,005,273
Net assets BEFE 9,379,366 9,599,794
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CONSOLIDATED STATEMENT OF FINANCIAL POSITION (CONTINUED)

e MM R R ()

31 March2023 —E-_=%=A=+—H

2023 2022
—E—-= =B
Notes HK$°000 HK$’000
B 5T F#ET FAET
EQUITY
Equity attributable to owners of the R ATFERFTHEAELER
parent
Issued capital 34 154,925 159,775
Treasury shares 34 (92,605) (92,605)
Reserves 36 5,853,987 5,924,641
5,916,307 5,991,811
Non-controlling interests 3,463,059 3,607,983
Total equity 9,379,366 9,599,794
Tang Ching Ho Stephanie
;s
Director Director
= EE
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CONSOLIDATED STATEMENT OF CHANGES IN EQUITY

RERERBER

Year ended 31 March 2023 & &

— = —

ZFZAZ+—ALEE

Attributable to owners of the parent
SRAREREARE
Fair value
Share Fair value resene  Bxchange Asset Non-
Issued Treasuy  premum  Gontriouted Teserve fnon- fluctuation Resenve Other  revaluation Captal Retained controling Total
capital shares account suplus — (recycling)  recycling) Tesene funds resenves Tesene eserve profts Total interests equity
ATEHE NTEER SNE
BEIRA  ERRG KAERR  REER 0 (WEH) (RAEE)  BORE  BRES  RpBE GEEMRER  A1RE Bl aif  fEREE g
Notes  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 HK$000
ki FEn TR Thr Fin TR Tin Tin TR TR Thr Tin TR T T TR
Note34  (Note34)  (Note36ld)  (Note36b) (Note 36(c) (Note 36(d)
(ss)  (hsxse)  (Weroe)  (Mstash) (23600 (z2300)
At Aprl 2021 RZ%=-%
mA-A 166,575 (92605 1220218 306,363 (25338 (112249 38,805 547 8724 34,083 46634 4846310 643057 3530924 996891
Proft/oss) for the year KEFET/ (Bl - - - - - - - - - - - (30520 (30526 52463 (252,769
Other comprehensive EnEf2ERE/
ncome/{oss) for the (BB):
year.
Debtinvestments at BATEHALf
fairvalue trough a2 &R
other comprehensive RE:
income:
Changes n fai vaue, ATERY
et o tax NRHE S S = - g = = S S = = S 19 W (105%)
Reclassfication HAER ER
adjustments for LERAER
losses included in
proft or loss
- Impaiment -RBEEE
[osses, net # - - - - 358 - - - - - - - 38 1702 215230
~Losson -BE/1E
redemption/ BBTE
disposal, net - - - - 1495% - - - - - - - 149555 2002 181647
Eouity investrments at RATEALf
fair value through other ARG 2 RE
comprehensive income: RE:
Changes i fair vale NTERE = = = = - M = = = = = - M (1897 (28,189
Exchange differences on BEENEEE
tranglation of foreign HER
operations - - - - - - 55,576 - - - - - 55,576 77,106 132,682
Share of other ElbaetEh
comprehensive income of 2EhE
joint ventures - - - - - - - - 451 - - - 451 - 451
Farvale adustmentupon ~ HEENEEEE
transfer rom owner- RENFIAT
occupled property (6
to investment property - - - - - - - - - (1,575 - - (1,579) - (1,579)
Total comprehensive FRRENE/
ncome/{oss) for the year (BB)as = S = - [B41%6) 629 55576 S 4571 (1,575) - (0528 (3708) 1180 (218.990)
Recogniion of a shre- B-FNRARL
based payment of a WRIHR
subsidiary - - - - - - - - - - - - - 1,139 1,189
Shres repurchased and BE RatHkA
cancelled e (6800) - 5% - - - - - - - - - By - [T
Disposal of a partial LEN-HHEAA
Interest in a subsidiary LBnEs - - - - - - (2564) = = = 7,250 = 9814 9814 =
Fingl 2021 dividend ZEC-ERERE 1 - - - - - - - - - - - (31,06) (31,056) 1175 (29.881)
Intim 2022 cvidend “RocERERE 11 - - - - - - - - - - - (1559 (15529 %7 (1490
Transtertoretaned profts ~~~ ERAZRHER - - - - - 8,708 - - - - - (8708) - - -
Transferto reserve funds BRRERES - - - - - - - 5 - - - 599) = = =
Dividend paid to non- ARBLRERE
controling equity aREARRE
holders of subsidiaries - - - - - - - - - - - - - (63,748 (63,748
Release of asset HERENERLE
revaluation resenve Upon EEfERERL
disposal of investment
properties - - - - - - - - - 1,576 - (1,575) - - -
A1 March 2022 e S 3
ShE 189,775 (92,605 1174253 306,363 (89474F (120833 91817 1,140° 13,29 34,083 30384 4483623 5991811 3607983 9599794
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CONSOLIDATED STATEMENT OF CHANGES IN EQUITY (CONTINUED)

Year ended 31 March 2023 &% — =

Attributable to owners of the parent

LeEm2ER(E)

—=F=A=1+—HBItEE

SAAREREARE
Fair value
Share Fair value reserve  Exchange Asset Non-
Issued Treasury premium  Contributed reserve (non- fluctuation Reserve Other  revaluation Capital Retained controling Total
capital shares account surplus —~ (recycling)  recycling) reserve funds reseres reserve resene profits Total interests equity
AVERE AVERE HE
BRARE  EGRG  REEEE  REBR 0 (TEE)  (THE)  REBE  RREC  HBBR EEEMRR  ERER  REEA At HERER s
Note HK§ 000 HKS'000 HK$ 000 HK$'000 HKS'000 HKS$'000 HK$ 000 HKS000 HKS'000 HK$ 000 HK§ 000 HKS'000 HK$ 000 HK§ 000 HKS'000
Kt T 1.7 T T T T T T St 87 T St T T T
(Note 34) (Note 34) ~ (Note 36(a))  (Note 36(u)) (Note 36(c) (Note 36(d))
(o) (R (KEO%E)  (KEw) (H3£36() (H&36(0)
At1 Apr 2022 R-F--%BA-B 189,775 (02,605 1,174,253 306,353* (Bodrdr (129833 9181 1,140 13,205 34,083 30364 44836230 5001811 3607983 9,509,794
Proftfor e year RERER = = = & C = - - - - - 12784 12,184 841 98,754
Othercomprehensive EhAb2ENE/
income/oss)for the (ER):
e
Debtivestments a fa RATEIALf
vlue through oter 2ENEL ER
comprehensive income: e
Changes i fa vaie, net ATEES MR
oftax e - - - - (o) - - - - - - - (6N (@72 (o3
Reclassicaton TABRIBEL
ausments forlosses bt
included n proft or loss
- Impaiment losses, -HEFETE
ngt - - - - 19,568 - - - - - - - 19,568 6,462 26,000
- Loss on redempton/ -BE/HEE
disposl, net 52 = S = = 16,641 = 2 S - - - - 15,64 4987 0628
Equiy invesments at RATEALf
fair vl trough other 2ENE7RE
comprenensive income: RE:
Changes i fi value DTESY 2 - - - - (10,199) - - - - - - (10,199 673 (952)
Exchange diferences on BERNERL
transaton o oreign ExE
operations - - - - - - (75,100) - - - - - (15,100 (168246)  (243,346)
Shere ofoer BhaEhRER
comprehensiveloss 20FR
of it ventures - - - - - - - - (8303) - - - (8309 - (8.303)
Totd comprefensive ERRENE/ (88
income/oss for the 4g
year o - - - 4519 (10,199) (75,100) - 8,303) - - 12,784 (76,29) (78,881) (165,120)
Recogiton of a share- ER-EHENTZ
based payment ofa WRIRE
subsidary = = & 2 S - - - - - - - - 4846 4846
Shares repurchased and EORTERG
canceled 34p) (4.850) - (20,173 - - - - - - - - - (25023) - (25028)
Disposd of part nterests HEN-BREATL
nsubsidares EbL L o = o - - - - - - - (300) - (600 50 -
Acquision of nor- sk
contoling nterest : = = = - - - - - - 2,258 - %28 (36010) (9752)
Transfertoretened pros BREREEH - - - - - 2694 - - - - - (25,64) - - -
Trensfer o resene funds gpzEkas = S = = = - - 1697 - - - (1697 - - -
Dividend paid tonon- AHEATE RS
contoling equty FEARRRE
holders of subsicares = S = o = c - - - - - - - (B9 8179
At31 Merch 2023 S
=R=t-8 164,925 (92,608 1,154,080° 306,383* (64895 (114338 16,117 2831 4992 34,083 65,142 4460016* 5916307 3463050 93719366

These reserve accounts comprise the consolidated reserves of
HK$5,853,987,000 (2022: HK$5,924,641,000) in the consolidated
statement of financial position.

ZERHERE RSN R AR FHE
5,853,987,000/& 7L (ZZE = — 4 : 5,924,641,000
BIT) °
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CONSOLIDATED STATEMENT OF CASH FLOWS
mERERER

Year ended 31 March 2023 HE T -_=F=A=+—HILtFE
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2023 2022
—EC=E S
Notes HK$°000 HK$'000
BT TR FET
CASH FLOWS FROM OPERATING REREXBEERE
ACTIVITIES
Profit/(loss) before tax BRELALE R, (B8 98,228 (194,299)
Adjustments for: ERBUTRIE:
Finance costs BERKA 7 288,359 207,605
Share of profits and losses of joint ventures EihaebEREEAmRHE
and associates B8 (320,222) (427,262)
Bank interest income SRITH B UA 5 (21,020) (4,511)
Imputed interest income from debt BEBRE 2 b5 FEKA
investments (2,979) (17,058)
Gain on disposal of investment properties, net [ EREWE 7 W FE 5,6 (782) (8,169)
Loss/(gain) on disposal of property, plantand &M  BERREZ R/
equipment, net (Wez) 558 6 (305) 6,356
Loss on disposal/redemption of debt HE /EBERAFES AR
investments at fair value through other FEUNEEBRE CER
comprehensive income, net Pk 6 20,628 181,647
Loss/(gain) on disposal of subsidiaries, net HERBRRZER/ (k)
ekt 5,6 1,769 (36,404)
Gain on disposal of a joint venture HE—HeEtEzIE 5,6 (14,551) =
Fair value losses on financial assets at BRATEFABE EREE
fair value through profit or loss, net NHEBEFSR 13,087 93,606
Fair value losses on owned investment BERENMEL A TEBETR
properties, net 14 4,997 83,456
Gain on early redemption of unsecured notes ?m?ﬁﬁﬁﬁﬁﬁmfz%lé 5,6 (11,544) =
Fair value losses on sub-leased investment NMRRENE L N TEBETFR
properties, net 14 157,907 101,371
COVID-19-related rent concessions from kEHHAAZCOVID-19/8F S
lessors e 15 (774) (1,960)
Depreciation of owned assets BEEETE 6 62,750 94,092
Depreciation of right-of-use assets FREEENE 6 84,458 67,096
Write-down of properties held for sale BELEWE 2 MR 20 44,150 =
Write-down of properties under development  ZEA Y12 2 R 16 30,183 =
Equity-settled share option expense DEREE  BRER S 6 4,646 1,139
Impairment losses on financial assets, net TREEZREBEFE 6 38,571 256,932
Loss on modification of debt investments BRIEBRRE BB 6 6,790 =
Impairment losses/(reversal of impairment ME - BEREEEE 2RE
losses) on items of property, B8/ (RERBERE)FE
plant and equipment, net 6 25,932 (6,395)
Allowance for obsolete inventories REGFERE 6 2,965 4,970
Accrued rent-free rental income 2 eHES A 14 262 147
Loss/(gain) on modification/termination of RS IR opd -V
lease contracts Wz 15 (627) 14,345
512,878 416,704



CONSOLIDATED STATEMENT OF CASH FLOWS (CONTINUED)
GERETRERE)

Year ended 31 March 2023 HE T -_=F=A=+—HILFE

2023 2022
—E-=F =S
HK$°000 HK$'000
TAERT THEL
Decrease in properties held for sale BIELEMERD 1,719,608 350,828
Increase in properties under development BRAPY)ZE M (1,086,286) (3,043,161)
Increase in inventories FTELEM (25,332) (30,208)
Decrease/(increase) in financial assets at fair BATEGABRNEREE
value through profit or loss mD /(&) 184,072 (121,692)
Decrease in cost of obtaining contracts %%éﬁZﬁ$ﬁ” 13,985 32,425
Increase in trade receivables, prepayments, MR ~ ERTRE - Ef
other receivables and other assets Wi e mlﬁﬁﬁ{ﬁﬁﬁiﬂﬂ (32,658) (507,538)
Decrease in loans and interest receivables e E TR R FI B RA 158,768 94,101
Increase in trade payables FEH BRFE M 49,026 5,834
Increase in other payables and accruals HAMENT E&ﬁﬁ%ﬁ?m 15,060 123,603
Increase/(decrease) in contract liabilities AHAEEN,/ (D) (513,391) 133,289
Decrease in deposits received and receipts in -~ B Uik 4 & T8 U FIE R >
advance (16,164) (16,1006)
Decrease/(increase) in restricted bank SR HIBITESRR D,/ (80
balances (5,403) 15,696
Cash generated from/(used in) operations REEBME,/ (AR 974,163 (2,561,921)
Tax paid ERBIE (55,544) (205,251)
Net cash flows from/(used in) operating mEEBHME/ (TRRERE
activities R 918,619 (2,767,172)
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CONSOLIDATED STATEMENT OF CASH FLOWS (CONTINUED)

GeBReTRERGE)

Year ended 31 March 2023 #Z — =

=F¥=A=1t—HLHEE

2023 2022
—E-=F -
Notes HK$°000 HK$'000
FiaE TEx FET
CASH FLOWS FROM INVESTING REREZBZHERE
ACTIVITIES
Bank interest received BUERTTHE 5 21,020 4,511
Dividend income from joint ventures REGEREARERA 131,717 771,803
Dividend income from associates REEEATMNREBA 2,250 600
Return of capital from joint ventures BELERBER 8,847 110,771
Additions to investment properties fE&ﬁ%% (20,407) (103,857)
Subscription of club membership AggeEeH (16,800) (15,000)
Acquisition of non-controlling interest U BE FE P i b 2 (9,752) =
Purchases of items of property, plant and BADE  BEISEEE
equipment (40,430) (66,659)
Purchases of financial assets at fair value BARLTEFAEMEERE 2
through other comprehensive income TREE (212,271) (566,427)
Proceeds from disposal of investment HERBYE ZFBRE
properties 26,534 43,971
Proceeds from disposal of property, plant HEWE - BE R E 5 3RE
and equipment 9,078 560
Proceeds from disposal of financial HERAFEFALMEZAKEZ
assets at fair value through other CTREEMSHE
comprehensive income 239,608 472,589
Disposal of subsidiaries HEHRBAR 38 325,660 1,449,178
Disposal of joint ventures HEEERE 20,743 -
Cash advanced to joint ventures and BNTRECERBEARCRE
associates (433,277) (837,851)
Repayments of loans to joint ventures MEEtERBEARBEEN
and associates 526,310 1,935,788
Increase in non-pledged time deposits with [RE|BAER=EA 2 BIKHT
original maturity of over three months EHHT_ RIE AN (258,060) =
Net cash flows from investing activities REZYMEREREFE 320,770 3,215,673

150 Wang On Group Limited  Annual Report 2023



CONSOLIDATED STATEMENT OF CASH FLOWS (CONTINUED)
BRENER(E)

Year ended 31 March 2023 &

=T

=F=A=t—HILFE

2023 2022
—EBC=E T
Notes HK$’000 HK$'000
FitsE TR FHT
CASH FLOWS FROM FINANCING KEREED RERE
ACTIVITIES
Interest paid (345,748) (260,510)
Dividends paid 2 - (44,823)
New bank and other borrowings MR R EMEE 1,694,407 4,298,789
Repayment of bank and other borrowings E?ﬁﬁﬁﬁ)}ﬁﬁﬂ% & (2,391,467) (4,301,420
Repurchase of the Company’s shares f Gl (25,023) (52,765)
Redemption of convertible notes Em ﬂ?ﬁﬁﬁ%ﬁ%} = (134,800)
Redemption of unsecured notes EOEEREE (95,937) =
Dividend paid to non-controliing shareholders I FEHE AR AR R X AR 8 (35,179) (53,748)
Principal portion of lease payments HERNFAEH D (159,523) (155,851)
Increase in pledged deposits (RGeSl (5,314) (31,250)
Net cash flows used in financing activities RETHMAREREFR (1,363,784) (736,378)
NET DECREASE IN CASH AND CASH BeRBeEREE 2N FE
EQUIVALENTS (124,395) (287,877)
Cash and cash equivalents at beginning of year E?ﬂfﬁ,i&fﬁi\% [F7E B 1,453,434 1,707,994
Effect of foreign exchange rate changes, net (15,637) 33,317
CASH AND CASH EQUIVALENTS AT FRASRBEEERER
END OF YEAR 1,313,402 1,453,434
ANALYSIS OF BALANCES OF CASH AND RekBeZRIEBEE &%
CASH EQUIVALENTS
Cash and bank balances e RRTHH 807,786 1,205,660
Non-pledged time deposits EIRBEEER 27 762,842 245,705
Cash and cash equivalent as stated in the ,m/\ﬁﬁ%ﬂkxﬂﬁﬁﬁi_zfﬁi&
consolidated statement of financial position 1,570,628 1,451,365
Add: Cash and bank balances of a n: —Fsﬁ ﬂ%@ﬂzfﬁﬁ&ﬁﬁﬁ
disposal company AR 28 834 2,069
Less: Non-pledged time deposits with original ~ J8 : REIEI R BB =18 A 2 BT
maturity of over three months E - 27 (258,060) -
Cash and cash equivalents as stated in imEEPﬁLZfﬁi &
the consolidated statement of cash flows 1,313,402 1,453,434
—EC=FFR K BERAR



NOTES TO FINANCIAL STATEMENTS

Bt 75 R 2R MY RE

31 March2023 —E-_=%=A=+—H

1. CORPORATE AND GROUP INFORMATION

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

During the year, the Company and its subsidiaries
(collectively referred to as the “Group”) were involved in the
following principal activities:

o property development

o property investment

o fresh market operation

° pharmaceutical and health food product business

° treasury management which includes provision of
financing, investment of debt and other securities
which earn interest income and provision of asset
management service

° management and sale of properties in agricultural
produce exchange market operation
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
1 75 ¥R Y & (48D

31 March2023 —E-_=%=A=+—H

CORPORATE AND GROUP INFORMATION 1. AAIREEERE)

(continued)
Information about subsidiaries

FRNBLR2ER

Particulars of the Company’s principal subsidiaries are as ARBEEWB AR ZEFBET -

follows:
Place of Issued ordinary
incorporation and share capital/ Percentage of equity
Name business registered capital attributable to the Company Principal activities
LA ERTEERE/ ARR
kS REXHY AMRAEA ERERRAL IERH
Direct Indirect
Ef 3
Wang On Enterprises (BVI) Limited British Virgin Islands Ordinary US$1 100 = Investment holding
Wang On Enterprises (BVI) Limited AERAEE LERIET RERR
Asia Brighter Investment Limited Hong Kong Ordinary HKS1 - 67.26  Property investment
HERERRAT Ei LRRkIAT ESE
Bilion Good Investment Limited (‘Billion Good") Hong Kong Ordinary HK$2 - 6712 Property investment
BERARRLA(#E] B LRk NERE
China Agri-Products Exchange Limited (‘CAP")® Bermuda Ordinary - 35.90™  Agricuttural produce
HK$99,530,678 exchange market
operation and
property sales
HERERRSARAA(PERER)® BRE LR BERIHTHEE
99,530,6787% 1T RnFHeE
Castle Park (Regional) Limited (formerly known Hong Kong Ordinary HKS1 - 67.26  Property holding
as Wai Yuen Tong (Regional) Limited
Castle Park (Regional) Limited (318 fiz 7 & 6 LERIAT MEER
(tR)ERAR)
City Concord Limited” Hong Kong Ordinary HK$1 - 75 Property investment
ARERAA &R LakET EZHE
Cloud Hero Limited Hong Kong Ordinary HK$1 - 67.26  Provision of financial
services
Cloud Hero Limited B LRRIAT RESREH
“ECZFEFR RAREEARRXAA
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31 March2023 —E-_=¥¢=A=+—H

1. CORPORATE AND GROUP INFORMATION 1. AAIREEER(E)

(continued)
Information about subsidiaries (continued) EBRMEB AT 2E R ()
Particulars of the Company’s principal subsidiaries are as RABEEWBRARIZFHFBET : (8B)

follows: (continued)

Place of Issued ordinary

incorporation and share capital/ Percentage of equity
Name business registered capital attributable to the Company Principal activities

LA ERTEERE/ AR
LKL REE£HY ERRAER L33 $2EEp IERH

Direct Indirect
E# A%
Ever World Limited Hong Kong Ordinary HK$1 - 75 Property development
XERRAT i ERRIET EE
Fulling Limited Hong Kong Ordinary - 100 Treasury management
HK$10,000,000
EABRAT B LRk BEER
10,000,000/ 7
Greatest Wealth Limited Hong Kong Ordinary HK$100 - 100 Sale of fresh pork
BETARAA BB LRR00ET HEMEHN
Good Excellent Limited Hong Kong Ordinary HK$1 - 67.26  Property investment
BEEARLA i ERRIET WERE
Hony Limited Hong Kong Ordinary HKS1 - 75 Provision of asset
management services

ArERAT B LREkER REBEERRS
Jet Success Development Limited Hong Kong Ordinary HK$10 - 2154 Retall operation
ERERARAT B LRERI0BT TERE
Kingtex Investment Limited Hong Kong Ordinary HK$10 - 2154 Retall operation
BERARRAR B LRRI0ET TERE
Lanbo Investment Limited Hong Kong Ordinary HKS1 - 100 Property investment
RRERRAT] B ERRIET ESE
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
1 75 ¥R Y & (48D

31 March2023 —E-_=%=A=+—H

CORPORATE AND GROUP INFORMATION 1. AAIREEERE)

(continued)

BB QE &R (&)

Information about subsidiaries (continued)

Particulars of the Company’s principal subsidiaries are as AAREEWBRARZFFBHT « (8&)

follows: (continued)

Place of Issued ordinary

incorporation and share capital/ Percentage of equity
Name business registered capital attributable to the Company Principal activities

LA ERTEERE/ ARF
kS REXHY AMRAEA ErgRAD IERH

Direct Indirect
E# 3
Luxembourg Medicine Company Limited Hong Kong Ordinary - 6712 Pharmaceutical and
HK$933,313 health food product
business
EREAEHARLT &R EER EELRRAMED
933,313 T %

Mailful Investments Limited British Virgin Islands Ordinary USS1 - 100 Investment holding
Maifful Investments Limited EERAES e AR
Majorluck Limited Hong Kong Ordinary HK$10,000 - 100 Fresh market operation
LN B LRMR10,0008 7T ELEY
Newbo Investment Limited Hong Kong Ordinary HKS1 - 100 Property investment
RERERRAT B LRR1ET WERE
Newex Limited Hong Kong Ordinary HKS1 - 75 Property development
NERRAT B LRR1ET L
New Sino Investment Limited Hong Kong Ordinary HKS1 - 100 Property investment
TARERRAT B LRR1ET WERE
Oriental Sino Investments Limited Hong Kong Ordinary HKS2 - 67.26  Property holding
RERBERAT B ERRAT ESE
Rich United Limited” Hong Kong Ordinary HK$1 - 5250  Property development
RERRAA B LRR1ET L
Richly Gold Limited Hong Kong Ordinary HKS2 - 100 Property investment
SBARAT Bh LRRoET WERE

—ECFFHR

EREEERAA
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31 March2023 —E-_=¥¢=A=+—H

1. CORPORATE AND GROUP INFORMATION 1. AAIREEER(E)

(continued)
Information about subsidiaries (continued) BRAM B Q8 Z2E K (&)
Particulars of the Company’s principal subsidiaries are as RABEEWBRARIZFHFBET : (8B)

follows: (continued)

Place of Issued ordinary
incorporation and share capital/ Percentage of equity
Name business registered capital attributable to the Company Principal activities
LA ERTEERE/ ARA
LKL RE£HY ERRAER L33 $Ep IERH
Direct Indirect
E# A%
Sunbo Investment Limited Hong Kong Ordinary HKS1 - 67.26  Property investment
RERERRAT B LakET ESE
Vincent Investments Limited Hong Kong Ordinary HK$2 - 75 Property development
XEREBRAR B LakoET DEURE
Wai Yuen Tong Company Limited Hong Kong Ordinary HK$1 - 67.26  Property holding
i ERRAT i LREkET xR
Wai Yuen Tong (Macao) Limited Macau Ordinary Macau - 67.12  Pharmaceutical and
Pataca 25,000 health food products
business
fi® (&) AR R LRk BERRRARER
25,000 % 9% £
Wai Yuen Tong (Retail Limited Hong Kong Ordinary - 67.12  Pharmaceutical and
HK$300,000 health food products
business
fi®(ZE)BERAT &R LR BERRRARER
300,00087 %
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

CORPORATE AND GROUP INFORMATION 1.

(continued)

Information about subsidiaries (continued)

Particulars of the Company’s principal subsidiaries are as

follows: (continued)

B FRRMIEE (5B)
31 March2023 —E-_=%=A=+—H

DAREEHEFR ()

BB LQF 2 &R (&)

ARREIEMBRABZFBET : (B

Place of Issued ordinary
incorporation and share capital/ Percentage of equity
Name business registered capital attributable to the Company Principal activities
LT ERTEERE/ ARF
AL REXBH BTN EiRERDY IEEH
Direct Indirect
E% 3
Wai Yuen Tong Medicine Company Limited Hong Kong Ordinary - 67.12  Pharmaceutical and
HK$13,417,374 health food products
Non-voting business
deferred shares™
HK$17,373,750
fEEHARAT &R LRk BELRRAMED
13,417,374 7 £
ERZE
17,373,750 7T
Wai Yuen Tong Medicine Holdings Bermuda/ Ordinary - 6726 Investment holding
Limited (‘WYTH")® Hong Kong HK$12,316,428
it 2 EEBRERAF (LT ERR])e BRE/ER ERR REER
12,316,428/ 7T
Wang On Management Limited Hang Kong Ordinary HK$2 - 100 Provision of
management
Senvices
EZERARAA i LakoET REEERS
Wang On Day Day Fresh Limited Hong Kong Ordinary HK$1 - 100 Fresh markets operation
EERRRRARAR &b LR EREY
Wang On Majorluck Limited Hong Kong Ordinary HK$1,000 - 100 Fresh markets operation
EEREBRAT &b LRAR1,00087T ERES
—ToERFHR RRKEARAF
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
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1. CORPORATE AND GROUP INFORMATION 1. AAIREEER(E)

(continued)
Information about subsidiaries (continued) BRAM B Q8 Z2E K (&)
Particulars of the Company’s principal subsidiaries are as RABEEWBRARIZFHFBET : (8B)

follows: (continued)

Place of Issued ordinary
incorporation and share capital/ Percentage of equity
Name business registered capital attributable to the Company Principal activities
Ul ERTEERE/ ARF
AGEL REXHY AfRAER EiERERD IEEH
Direct Indirect
E% 3
Wang On Properties Limited (‘WOP")® Bermuda/ Ordinary - 75 Investment holding
Hong Kong HK$15,200,000
ERHEARNA(RRBE® BRE/BR AR RERR
15,200,000/7C
Wang On Properties Services Limited Haong Kong Ordinary HKS1 - 75 Provision of
management services
ERBERBERRA BB LRRIET REEERK
Wang On Services Limited Hong Kong Ordinary HKS1 - 75 Provision of
management services
AERBARAT &R LERIAT REEERK
Wang On Asset Management Limited Hong Kong Ordinary HK$1 - 75 Provision of asset
management services
R EEERARAA B ERRIET RUEEEETERE
Wise Ocean Intemational Limited Hong Kong Ordinary HK$2 - 75 Property holding
BrERARAT B LRR2ET VESED
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1 75 ¥R Y & (48D

CORPORATE AND GROUP INFORMATION 1.

(continued)

Information about subsidiaries (continued)

Particulars of the Company’s principal subsidiaries are as

follows: (continued)

31 March2023 —E-_=%=A=+—H

ARAREEHE R ()

BB QE &R (&)

RABEEHBARZFHBHT : (8)

Place of Issued ordinary
incorporation and share capital/ Percentage of equity
Name business registered capital attributable to the Company Principal activities
B0 A ERTEERE/ ARR
rRER REXBE ARRAER EhEGRAL IEEH
Direct Indirect
E# 3
MIMEEZEEER AR People’s Republic of  Registered capital = 6712 Pharmaceutical and
China (the “PRC")/  Renminbi (‘RMB’) health food products
Mainland China 102,000,000 business
MITLEEEERRAA hEARANE AMERARE BERRRADEMD
(TnE)) /h B N:: ) 5%
102,000,007
EE(REEERERAR The PRC/ Registered capital - 67.26  Property holding
Mainland China HK$100,000,000
BE(RY)EEERERAA hE/hER AMER NEBR
100,000,000 7
BNEFAEERARL A The PRC/ Registered capital - 18.31"  Agricultural produce
Mainland China RMB61,220,000 exchange market
operation
MR EEERERAA hE /B HMER BERIHTHEE
ARE61,2200007C
REAYHRRERATRARAR! The PRC/ Registered capital - 35,90 Agricultural produce
Mainland China RMB180,610,000 exchange market
operation
RERYNRRERATRERAF hE/hER AMER BERIHTHEE
ARE1806100007
INEERAERRETRARAR The PRC/ Registered capital - 18.31*  Agricuttural produce
(Yulin Hongjin")? Mainland China RMB34,285,700 (Note) exchange market
operation and
property sales
INEERAERHETEARLT e/ ek HAMER (D)  RE@RHTHEER
(ERRE]) AREEA 285,700 NEHE

“ECCFFR

EREEERAA
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1. CORPORATE AND GROUP INFORMATION 1. AAIREEER(E)

(continued)

BB LQF 2 &R (&)

Information about subsidiaries (continued)

Particulars of the Company’s principal subsidiaries are as RABEEWBRARIZFHFBET : (8B)

follows: (continued)

Place of Issued ordinary
incorporation and share capital/ Percentage of equity
Name business registered capital attributable to the Company Principal activities
LA ERTEERE/ ARH
NEER REXHE ZRRFES EhERAMY IEEH
Direct Indirect
E# 3
INBENRERERD A The PRC/ Registered capttal - 35,90 Agricultural produce
Mainland China RMB320,000,000 exchange market
operation and
property sales
INEEDRERERAA hE/hERY AMERARE REMRSMI5EE
320,000,0007% R#ie
YRR ERHEMERRAR The PRO/ Registered capital = 35.90"  Agricultural produce
Mainland China RMB450,000,000 exchange market
operation and
property sales
SR REERYETZERAR hE/PEIR AMERARE REMRSTHEER
450,000,0007% NEHE
RHLERRERREMSARAR The PRC/ Registered capital = 35.90"  Agricultural produce
Mainland China US$23,230,000 exchange market
operation and
property sales
RHLEREERHETRERAF /BN HMER BERIATHEE
23,280,000% 70 S
RBTERAERYETAERAR The PRC/ Registered capttal - 35,90  Agricultural produce
Mainland China RMB443,000,000 exchange market
operation and
property sales
ABLERAERYETGERAR hE/hERY AMERARE REMRSTHEER
443,000,0007T NRBE
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31 March2023 —E-_=%=A=+—H

CORPORATE AND GROUP INFORMATION 1. AAIREEERE)

(continued)

BB QE &R (&)

Information about subsidiaries (continued)

Particulars of the Company’s principal subsidiaries are as AAREEWBRARZFFBHT « (8&)

follows: (continued)

Place of Issued ordinary
incorporation and share capital/ Percentage of equity
Name business registered capital attributable to the Company Principal activities
B0 A ERTEERE/ ARR
rRER REXBE AfREER EhEGRAL IEEH
Direct Indirect
E# 3
EBTERAERHETRERAR The PRC/ Registered capital - 26,93 Agricultural produce
Mainland China RMB140,000,000 exchange market
operation and
property sales
EBLERAERHETGAERDT e/ ek AMERARE REMRFTFEE
140,000,007 R#HeE
BRTERAERHETERRAR The PRC/ Registered capital = 35.90"  Agricultural produce
Mainland China RMB200,000,000 exchange market
operation and
property sales
ERTERAERYENHERAF hE/ER AMERARE REMR G MREE
200,000,000 RYFHE
ERREEAERMTARAR The PRC/ Regstered capital > 35.90"  Agricultural produce
Mainland China US$35,000,000 exchange market
operation and
property sales
ERRERIERMRERAR hE /BN HMER RERRSTREE
35,000,000% 7 RFHE
BERLERAEHEMSERAT The PRC/ Regstered capital - 2872 Agricultural produce
Mainland China RMB2,000,000 exchange market
operation
ERLERAERYETRARAAY hE/hER AMERARE BERIHTHEE
2,000,000

TECCFFR AREEERRH
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1. CORPORATE AND GROUP INFORMATION
(continued)

ok

##

Certain bank loans of the Group are secured by share charges
over of the equity interests in these subsidiaries (note 32).

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 holders of non-voting deferred shares
have a right to repayment in proportion to the amounts
paid up on all ordinary and deferred shares after the first
HK$1,000,000,000,000 thereof has been distributed among the
holders of the ordinary shares.

Wholly-foreign-owned enterprises under PRC law.
Sino-foreign equity joint ventures under PRC law.

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

Details of the subsidiaries disposed of during the year are
summarised in note 38 to the financial 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.

Note: 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 in the amount of
RMB40,950,000 (equivalent to HK$49,214,000) and directed
the same amount 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$42,328,000). As a result of such reduction of registered
capital contribution, Century Choice’s equity interest in Yulin
Hongjin was decreased from 65% to 51%. Accordingly, the
Group’s effective equity interest in Yulin Hongjin was decreased
from 23.33% to 18.31%.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

2.1 BASIS OF PREPARATION

These financial statements have been prepared in
accordance with Hong Kong Financial Reporting Standards
(“HKFRSs”) (which include all Hong Kong Financial
Reporting Standards, Hong Kong Accounting Standards
(“‘HKASs”) and Interpretations) issued by the Hong Kong
Institute of Certified Public Accountants (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, financial
assets at fair value through other comprehensive income,
and financial assets at fair value through profit or loss which
have been measured at fair value. Assets and a disposal
company classified as held for sale are stated at the lower
of their carrying amounts and fair value less costs to sell as
further explained in note 2.4 to the financial statements.

These financial statements are presented in Hong Kong
dollars (“HK$”) and all values are rounded to the nearest
thousand except when otherwise indicated.

The consolidated financial statements include the financial
statements of the Company and its subsidiaries for the year
ended 31 March 2023. 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).
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
81 75 ¥R Y oE ()

31 March2023 —E=_=F=A=+—H

2.1 BASIS OF PREPARATION (continued) 21 wEEEE)

Generally, there is a presumption that a majority of voting
rights results in control. 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.

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

2.1 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, (ii) the fair value of any investment
retained and (i) 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.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
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31 March2023 —E=_=F=A=+—H

2.2 CHANGES IN ACCOUNTING POLICIES AND

DISCLOSURES

The Group has adopted the following revised HKFRSs for
the first time for the current year’s financial statements.

Amendments to Reference to the Conceptual

HKFRS 3 Framework
Amendments to Property, Plant and Equipment:
HKAS 16 Proceeds before Intended Use
Amendments to Onerous Contracts — Cost of
HKAS 37 Fulfilling a Contract

Annual Improvements to - Amendments to HKFRS 1,
HKFRSs 2018-2020 HKFRS 9, lllustrative Examples
accompanying HKFRS 16,
and HKAS 41

The nature and the impact of the revised HKFRSs that are
applicable to the Group are described below:

(@ Amendments to HKFRS 3 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
(the “Conceptual Framework”) 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 has applied the amendments prospectively to
business combinations that occurred on or after 1
April 2022. As there were no business combinations
during the year, the amendments did not have any
impact on the financial position and performance of
the Group.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

2.2 CHANGES IN ACCOUNTING POLICIES AND
DISCLOSURES (continued)

(b)

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 as determined by
HKAS 2 Inventories, in profit or loss. The Group has
applied the amendments retrospectively to items of
property, plant and equipment made available for
use on or after 1 April 2021. Since there was no sale
of items produced prior to the property, plant and
equipment being available for use, the amendments
did not have any impact on the financial position or
performance of the Group.

Amendments to HKAS 37 clarify that for the purpose
of assessing whether a contract is onerous under
HKAS 37, the cost of fulfilling the contract comprises
the costs that relate directly to the contract. Costs
that relate directly to a contract include both the
incremental costs of fulfilling that contract (e.g.,
direct labour and materials) and an allocation of other
costs that relate directly to fulfilling that contract
(e.g., an allocation of the depreciation charge for
an item of property, plant and equipment used in
fulfilling the contract as well as contract management
and supervision costs). General and administrative
costs do not relate directly to a contract and are
excluded unless they are explicitly chargeable to
the counterparty under the contract. The Group has
applied the amendments prospectively to contracts
for which it has not yet fulfilled all its obligations at 1
April 2022 and no onerous contracts were identified.
Therefore, the amendments did not have any impact
on the financial position or performance of the Group.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

R R AR M T ()

31 March2023 —E=_=F=A=+—H

2.2 CHANGES IN ACCOUNTING POLICIES AND

DISCLOSURES (continued)

(d) Annual Improvements to HKFRSs 2018-2020 sets
out amendments to HKFRS 1, HKFRS 9, lllustrative
Examples accompanying HKFRS 16, and HKAS 41.
Details of the amendment that is applicable to the

Group are as follows:

HKFRS 9 Financial Instruments: clarifies the fees
that an entity includes when assessing whether
the terms of a new or modified financial liability are
substantially different from the terms of the original
financial liability. These fees include only those paid
or received between the borrower and the lender,
including fees paid or received by either the borrower
or lender on the other’s behalf. The Group has applied
the amendment prospectively from 1 April 2022. As
there was no modification or exchange of the Group’s
financial liabilities during the year, the amendment
did not have any impact on the financial position or

performance of the Group.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
LR EE L))

2.3 ISSUED BUT NOT YET EFFECTIVE HKFRSs

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

these financial statements.

Amendments to HKFRS 10

and HKAS 28 (2011)

Amendments to HKFRS 16

HKFRS 17

Amendments to HKFRS 17

Amendment to HKFRS 17

Amendments to HKAS 1

Amendments to HKAS 1

Amendments to HKAS 1 and

HKFRS Practice Statement 2

Amendments to HKAS 8

Amendments to HKAS 12

Sale or Contribution of Assets
between an Investor and its
Associate or Joint Venture®

Lease Liability in a Sale and
Leaseback
Insurance Contracts’

Insurance Contracts’ ®

Initial Application of HKFRS 17
and HKFRS 9 — Comparative
Informatior?

Classification of Liabilities as
Current or Non-current (the 2020
Amendments’) %+

Non-current Liabilities
with Covenants (the ‘2022
Amendments’)?

Disclosure of Accounting
Policies’

Definition of Accounting
Estimates’

Deferred Tax related to Assets
and Liabilities arising from a Single
Transaction’
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

R R AR M T ()

31 March2023 —E-_=%=A=+—H

2.3 ISSUED BUT NOT YET EFFECTIVE HKFRSs

(continued)

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

2 Effective for annual periods beginning on or after 1 January 2024

8 No mandatory effective date yet determined but available for
adoption

= As a consequence of the 2022 Amendments, the effective

date of the 2020 Amendments was deferred to annual
periods beginning on or after 1 January 2024. In addition, as a
consequence of the 2020 Amendments and 2022 Amendments,
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 to align the
corresponding wording with no change in conclusion

2 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

g An entity that chooses to apply the transition option relating to
the classification overlay set out in this amendment shall apply it

on initial application of HKFRS 17
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

2.3 ISSUED BUT NOT YET EFFECTIVE HKFRSs

(continued)

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

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

Amendments to HKFRS 16 specify the requirements that
a seller-lessee uses in measuring the lease liability arising
in a sale and leaseback transaction to ensure the seller-
lessee does not recognise any amount of the gain or loss
that relates to the right of use it retains. The amendments
are effective for annual periods beginning on or after 1
January 2024 and shall be applied retrospectively to sale
and leaseback transactions entered into after the date of
initial application of HKFRS 16 (i.e., 1 April 2019). Earlier
application is permitted. The amendments are not expected
to have any significant impact on the Group’s financial
statements.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
81 75 ¥R Y oE ()

31 March2023 —E=_=F=A=+—H

2.3 ISSUED BUT NOT YET EFFECTIVE HKFRSs 2.3 EHEMEMKRERZE BB IR

(continued)

Amendments to HKAS 1 Classification of Liabilities
as Current or Non-current clarify the requirements for
classifying liabilities as current or non-current, in particular
the determination over whether an entity has a right to defer
settlement of the liabilities for at least 12 months after the
reporting period. Classification of a liability is unaffected by
the likelihood that the entity will exercise its right to defer
settlement of the liability. The amendments also clarify the
situations that are considered a settlement of a liability. In
2022, the HKICPA issued the 2022 Amendments to further
clarify that, among covenants of a liability arising from a loan
arrangement, only those with which an entity must comply
on or before the reporting date affect the classification of
that liability as current or non-current. In addition, the 2022
Amendments require additional disclosures by an entity
that classifies liabilities arising from loan arrangements as
non-current when it has a right to defer settlement of those
liabilities that are subject to the entity complying with future
covenants within 12 months after the reporting period. The
amendments are effective for annual periods beginning on
or after 1 January 2024 and shall be applied retrospectively.
Earlier application is permitted. An entity that applies the
2020 Amendments early is required to apply simultaneously
the 2022 Amendments, and vice versa. The Group is
currently assessing the impact of the amendments and
whether existing loan agreements may require revision.
Based on a preliminary assessment, the amendments are
not expected to have any significant impact on the Group’s
financial statements.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

2.3 ISSUED BUT NOT YET EFFECTIVE HKFRSs

(continued)

Amendments to HKAS 1 Disclosure of Accounting Policies
require entities to disclose their material accounting
policy information rather than their significant accounting
policies. Accounting policy information is material if, when
considered together with other information included in an
entity’s financial statements, it can reasonably be expected
to influence decisions that the primary users of general
purpose financial statements make on the basis of those
financial statements. Amendments to HKFRS Practice
Statement 2 provide non-mandatory guidance on how
to apply the concept of materiality to accounting policy
disclosures. Amendments to HKAS 1 are effective for
annual periods beginning on or after 1 January 2023 and
earlier application is permitted. Since the guidance provided
in the amendments to HKFRS Practice Statement 2 is
non-mandatory, an effective date for these amendments
is not necessary. The Group is currently revisiting the
accounting policy disclosures to ensure consistency with
the amendments.

Amendments to HKAS 8 clarify the distinction between
changes in accounting estimates and changes in
accounting policies. Accounting estimates are defined as
monetary amounts in financial statements that are subject
to measurement uncertainty. The amendments also clarify
how entities use measurement techniques and inputs
to develop accounting estimates. The amendments are
effective for annual reporting periods beginning on or after 1
January 2023 and apply to changes in accounting policies
and changes in accounting estimates that occur on or after
the start of that period. Earlier application is permitted.
The amendments are not expected to have any significant
impact on the Group’s financial statements.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
81 75 ¥R Y oE ()

31 March2023 —E=_=F=A=+—H

2.3 ISSUED BUT NOT YET EFFECTIVE HKFRSs 2.3 EHEMEMKRERZE BB IR

(continued)

Amendments to HKAS 12 narrow the scope of the initial
recognition exception in HKAS 12 so that it no longer
applies to transactions that give rise to equal taxable
and deductible temporary differences, such as leases
and decommissioning obligations. Therefore, entities
are required to recognise a deferred tax asset (provided
that sufficient taxable profit is available) and a deferred
tax liability for temporary differences arising from these
transactions. The amendments are effective for annual
reporting periods beginning on or after 1 January 2023
and shall be applied to transactions related to leases
and decommissioning obligations at the beginning of the
earliest comparative period presented, with any cumulative
effect recognised as an adjustment to the opening balance
of retained profits or other component of equity as
appropriate at that date. In addition, the amendments shall
be applied prospectively to transactions other than leases
and decommissioning obligations. Earlier application is
permitted. The amendments are not expected to have any
significant impact on the Group’s financial statements.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

2.4 SUMMARY OF SIGNIFICANT ACCOUNTING

POLICIES

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 significant
influence. Significant influence is the power to participate in
the financial 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 interests in associates and joint ventures are
stated in the consolidated statement of financial position at
the Group’s share of net assets under the equity method of
accounting, less any impairment losses.

Adjustments are made to bring into line any dissimilar
accounting policies that may exist.

The Group’s share of the post-acquisition results and other
comprehensive income of associates and joint ventures
is included in consolidated statement of profit or loss and
other comprehensive income, respectively. In addition, when
there has been a change recognised directly in the equity
of the 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 interests 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 interests in associates or joint ventures.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
81 75 ¥R Y oE ()

31 March2023 —E=_=F=A=+—H

2.4 SUMMARY OF SIGNIFICANT ACCOUNTING 24 EAS:HREHMEGE)

POLICIES (continued)

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 significant influence 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 significant influence or joint control
and the fair value of the retained investment and proceeds
from disposal is recognised in profit or loss.

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

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.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

2.4 SUMMARY OF SIGNIFICANT ACCOUNTING

POLICIES (continued)

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.

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 profit or loss.

Any contingent consideration to be transferred by the
acquirer is recognised at fair value at the acquisition date.
Contingent consideration classified 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 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 profit or loss as a gain
on bargain purchase.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
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31 March2023 —E=_=F=A=+—H

2.4 SUMMARY OF SIGNIFICANT ACCOUNTING 24 EAS:HREHMEGE)

POLICIES (continued)

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 benefit 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.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

2.4 SUMMARY OF SIGNIFICANT ACCOUNTING

POLICIES (continued)

The Group measures its investment properties, financial
assets at fair value through profit or loss and financial
assets at fair value through other comprehensive income
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-financial asset takes into
account a market participant’s ability to generate economic
benefits by using the asset in its highest and best use or by
selling it to another market participant that would use the
asset in its highest and best use.

The Group uses valuation techniques that are appropriate in
the circumstances and for which sufficient data are available
to measure fair value, maximising the use of relevant
observable inputs and minimising the use of unobservable
inputs.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
81 75 ¥R Y oE ()

31 March2023 —E=_=F=A=+—H

2.4 SUMMARY OF SIGNIFICANT ACCOUNTING 24 EAS:HEHEE)

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 significant to the fair value
measurement as a whole:

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

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

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

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

2.4 SUMMARY OF SIGNIFICANT ACCOUNTING

POLICIES (continued)

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/disposal
groups classified 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. In testing a cash-generating unit for
impairment, a portion of the carrying amount of a corporate
asset is allocated to an individual cash generating unit if it
can be allocated on a reasonable and consistent basis or,
otherwise, to the smallest group of cash-generating units.

An impairment loss is recognised only if the carrying amount
of an asset exceeds its recoverable amount. In assessing
value in use, the estimated future cash flows are discounted
to their present value using a pre-tax discount rate that
reflects current market assessments of the time value of
money and the risks specific to the asset. An impairment
loss is charged to profit or loss in the period in which it
arises in those expense categories consistent with the
function of the impaired asset.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
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31 March2023 —E=_=F=A=+—H

2.4 SUMMARY OF SIGNIFICANT ACCOUNTING 24 EASHEEHREE)

POLICIES (continued)

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
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impairment loss been recognised for the asset in prior years.
A reversal of such an impairment loss is credited to profit or
loss in the period in which it arises.

A party is considered to be related to the Group if: —HEHEAREAEEEHE R

(@) the party is a person or a close member of that @ ®ATAE—BAITHZATZBER
person’s family and that person YIREKE © Mz AL

()  has control or joint control over the Group; [T 1| N S A = ol i NS
;
(i) has significant influence over the Group; or (i) FAHAEEBREBEEATZES
9
(i) is a member of the key management personnel iy BAKBEXEHSAFTNETEE
of the Group or of a parent of the Group; BAE
or 59

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

b) &I RBEREMATNERENER :

()  the entity and the Group are members of the (i) AEE‘E'EE%Z’KE EER—-—SE®
same group; [P=WN
(i)  one entity is an associate or joint venture of the iy —EEAEZR *? B(HE5—%H
other entity (or of a parent, subsidiary or fellow BOERF - WBARKRAR
subsidiary of the other entity); Pﬁ BAA ) MEE DA A &
=k
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

2.4 SUMMARY OF SIGNIFICANT ACCOUNTING
POLICIES (continued)

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

(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 benefit plan for
the benefit of employees of either the Group or
an entity related to the Group;

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

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

Property, plant and equipment including owned assets
and right-of-use assets classified as property, plant
and equipment, 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 classified 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.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
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31 March2023 —E=_=F=A=+—H

2.4 SUMMARY OF SIGNIFICANT ACCOUNTING 24 EAS:HEHEE)

POLICIES (continued)

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

Depreciation is calculated on the straight-line basis to write
off the cost of each item of owned property, plant and
equipment to its residual value over its estimated useful
life. Right-of-use assets (ownership of which will not be
transferred to the Group) are depreciated on a straight-line
basis over the shorter of the lease terms and the estimated
useful lives of the assets. The principal annual rates used
for depreciation as follows:

Owned assets

Buildings 1
2% to 3 g% or over the terms

of the relevant leases,
whichever is shorter
Leasehold improvements 1
15% to SSE% or over the terms

of the relevant leases,
whichever is shorter

Plant and machinery 10% to 50%
Furniture, fixtures and 15% to 50%
office equipment
Motor vehicles 10% to 20%
Computer equipment 1
15% to 335%

Right-of-use assets

2% to 3% or over the terms of
relevant leases ranging from 27 to
68 years, whichever is shorter

Leasehold land

Buildings Over the lease terms of 2 to 6
years
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

2.4 SUMMARY OF SIGNIFICANT ACCOUNTING

POLICIES (continued)

Right-of-use assets (continued)

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

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

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 (other than those
meet the definition of an investment property, properties
under development or properties held for sale) 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.

If ownership of the leased assets is transferred to the Group
by the end of the lease term or the cost reflects the exercise
of a purchase option, depreciation is calculated using the
estimated useful life of the asset.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
81 75 ¥R Y oE ()

31 March2023 —E=_=F=A=+—H

2.4 SUMMARY OF SIGNIFICANT ACCOUNTING 24 EAS:HREHMEGE)

POLICIES (continued)

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

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

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

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. Changes in the
values are dealt with as movements in the asset revaluation
reserve. On disposal of a revalued asset, the relevant
portion of the asset revaluation reserve realised in respect
of previous valuations is transferred to retained profits as a
movement in reserves.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

2.4 SUMMARY OF SIGNIFICANT ACCOUNTING

POLICIES (continued)

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

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 classified as a disposal group are reclassified
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 classified as held for
sale are not depreciated or amortised.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
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2.4 SUMMARY OF SIGNIFICANT ACCOUNTING 24 EAS:HEHEE)

POLICIES (continued)

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 finite 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 finite useful life are reviewed at least
at each financial year end.

Club membership

Club membership acquired is measured on initial recognition
at cost and its useful life is assessed to be indefinite.

Intangible assets with indefinite useful life are tested for
impairment annually and not amortised. Club membership
is considered as having an indefinite useful life as there is
no time limit for which the Group can use the membership,
and therefore it will not be amortised until its useful life
is determined to be finite upon reassessment annually.
Accordingly, its useful life is reviewed annually to determine
whether the indefinite life assessment continues to be
supportable. If not, the change in the useful life assessment
from indefinite to finite is accounted for on a prospective
basis.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

2.4 SUMMARY OF SIGNIFICANT ACCOUNTING

POLICIES (continued)

Research and development costs
All research costs are charged to profit 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 benefits,
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.

Deferred development costs are stated at cost less any
impairment losses and are amortised using the straight-line
basis over the commercial lives of the underlying products
not exceeding five to seven years, commencing from the
date when the products are put into commercial production.

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.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
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2.4 SUMMARY OF SIGNIFICANT ACCOUNTING

POLICIES (continued)

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. When
the right-of-use assets relate to interests in leasehold land
held as properties under development and 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 “properties under development” and “properties
held for sale”. The right-of-use assets which meet the
definition of investment property are initially measured at
cost and subsequently measured at fair value in accordance
with the Group’s policy for “Investment properties”. Other
right-of-use assets are included in property, plant and
equipment, the accounting policy of which are included
in the policy for “Property, plant and equipment and
depreciation” above.

(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 reflects the Group exercising the option to
terminate the lease. The variable lease payments that
do not depend on an index or a rate are recognised
as an expense in the period in which the event or
condition that triggers the payment occurs.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

2.4 SUMMARY OF SIGNIFICANT ACCOUNTING
POLICIES (continued)

Group as a lessee (continued)

(@)

©)

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 reflect the accretion of interest and
reduced for the lease payments made. In addition,
the carrying amount of lease liabilities is remeasured
if there is a modification, a change in the lease term,
a change in lease payments (e.g., a change to future
lease payments resulting from a change in an index
or rate) or a change in assessment of an option to
purchase the underlying asset.

The Group’s lease liabilities are included in other
payables and accruals.

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 and
equipment (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.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
81 75 ¥R Y oE ()
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2.4 SUMMARY OF SIGNIFICANT ACCOUNTING 24 EXGTTHEMEE)

POLICIES (continued)

Group as a lessor

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

Leases in which the Group does not transfer substantially
all the risks and rewards incidental to ownership of an asset
are classified as operating leases. When a contract contains
lease and non-lease components, the Group allocates
the consideration in the contract to each component on
a relative stand-alone selling price basis. Rental income
is accounted for on a straight-line basis over the lease
terms and is included in the profit or loss. 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 in profit or loss in
the period in which they are earned.

Leases that transfer substantially all the risks and rewards
incidental to ownership of an underlying assets to the lessee
are accounted for as finance leases. 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 finance 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 classified as a finance 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 classifies the sublease as an operating lease.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

2.4 SUMMARY OF SIGNIFICANT ACCOUNTING

POLICIES (continued)

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 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 properties held for
sale.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
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2.4 SUMMARY OF SIGNIFICANT ACCOUNTING 24 EAE:HHEHEE)

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 profit
or loss.

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

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

2.4 SUMMARY OF SIGNIFICANT ACCOUNTING

POLICIES (continued)

Initial recognition and measurement (continued)

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

All regular way purchases and sales of financial assets are
recognised on the trade date, that is, the date that the
Group commits to purchase or sell the asset. Regular way
purchases or sales are purchases or sales of financial assets
that require delivery of assets within the period generally
established by regulation or convention in the marketplace.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
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2.4 SUMMARY OF SIGNIFICANT ACCOUNTING 24 EAE:HHEHEE)

POLICIES (continued)

Subsequent measurement

The subsequent measurement of financial assets depends
on their classification 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
profit or loss when the asset is derecognised, modified or
impaired.

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 profit or loss and computed in the same
manner as for financial assets measured at amortised cost.
The remaining fair value changes are recognised in other
comprehensive income. Upon derecognition, the cumulative
fair value change recognised in other comprehensive
income is recycled to profit or loss.

Financial assets 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 definition of equity under HKAS
32 Financial Instruments: Presentation and are not held for
trading. The classification is determined on an instrument-
by-instrument basis.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

2.4 SUMMARY OF SIGNIFICANT ACCOUNTING

POLICIES (continued)

Subsequent measurement (continued)

The subsequent measurement of financial assets depends
on their classification as follows: (continued)

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

Gains and losses on these financial assets are never
recycled to profit or loss. Dividends are recognised as
revenue when the right of payment has been established,
it is probable that the economic benefits associated
with the dividend will flow to the Group and the amount
of the dividend can be measured reliably, except when
the Group benefits from such proceeds as a recovery
of part of the cost of the financial 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.

Financial assets at fair value through profit or loss

Financial assets at fair value through profit or loss are
carried in the consolidated statement of financial position at
fair value with net changes in fair value recognised in profit
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
revenue when the right of payment has been established,
it is probable that the economic benefits associated with
the dividend will flow to the Group and the amount of the
dividend can be measured reliably.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
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2.4 SUMMARY OF SIGNIFICANT ACCOUNTING 24 EAE:HHEHEE)

POLICIES (continued)

Subsequent measurement (continued)

The subsequent measurement of financial assets depends
on their classification as follows: (continued)

Financial assets at fair value through profit or loss (continued)

A derivative embedded in a hybrid contract, with a financial
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 definition of a derivative; and the
hybrid contract is not measured at fair value through profit
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
flows that would otherwise be required or a reclassification
of a financial asset out of the fair value through profit or loss
category.

A derivative embedded within a hybrid contract containing
a financial asset host is not accounted for separately. The
financial asset host together with the embedded derivative
is required to be classified in its entirety as a financial asset
at fair value through profit or loss.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

2.4 SUMMARY OF SIGNIFICANT ACCOUNTING

POLICIES (continued)

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

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

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

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

Continuing involvement that takes the form of a guarantee
over the transferred asset is measured at the lower of the
original carrying amount of the asset and the maximum
amount of consideration that the Group could be required
to repay.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
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2.4 SUMMARY OF SIGNIFICANT ACCOUNTING 24 EXGTTHEMEE)

POLICIES (continued)

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

General approach

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

At each reporting date, the Group assesses whether
the credit risk on a financial instrument has increased
significantly since initial recognition. When making the
assessment, the Group compares the risk of a default
occurring on the financial instrument as at the reporting
date with the risk of a default occurring on the financial
instrument as at the date of initial recognition and considers
reasonable and supportable information that is available
without undue cost or effort, including historical and
forward-looking information. The Group considers that
there has been a significant increase in credit risk when
contractual payments are more than 30 days past due.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

2.4 SUMMARY OF SIGNIFICANT ACCOUNTING

POLICIES (continued)

General approach (continued)

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.

For debt investments at fair value through other
comprehensive income, the Group applies the low credit risk
simplification. At each reporting date, the Group evaluates
whether the debt investments are considered to have low
credit risk using all reasonable and supportable information
that is available without undue cost or effort. In making that
evaluation, the Group reassesses the external credit ratings
of the debt investments. It is the Group’s policy to measure
ECLs on such instruments on a 12-month basis. However,
when there has been a significant increase in credit risk of
debt investments since origination, the allowance will be
based on the lifetime ECL.

A financial asset is written off when there is no reasonable
expectation of recovering the contractual cash flows.

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 net investments in
sublease which apply the simplified approach as detailed
below.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
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31 March2023 —E=_=F=A=+—H

2.4 SUMMARY OF SIGNIFICANT ACCOUNTING 24 EAX2:HEHMEE)

POLICIES (continued)

General approach (continued)

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

Stage 1 -

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

Stage 2 -

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
Simplified approach

For trade receivables and net investments in sublease that
do not contain a significant financing component or when
the Group applies the practical expedient of not adjusting
the effect of a significant 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
specific to the debtors and the economic environment.

For trade receivables and net investment in sublease
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.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

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, and
loans and borrowings and payables at amortised cost, 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, financial liabilities included in other payables and
accruals, lease liabilities, interest-bearing bank and other
borrowings and unsecured notes.

Subsequent measurement

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

Financial liabilities at fair value through profit or loss

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

Financial liabilities are classified as held for trading if they are
incurred for the purpose of repurchasing in the near term.
This category also includes derivative financial 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
classified 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 profit or loss does not
include any interest charged on these financial liabilities.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
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2.4 SUMMARY OF SIGNIFICANT ACCOUNTING 24 EAE:HHEHEE)

POLICIES (continued)

Subsequent measurement (continued)

Financial liabilities at fair value through profit or loss
(continued)

Financial liabilities designated upon initial recognition as at
fair value through profit or loss are designated at the initial
date of recognition, and only if the criteria in HKFRS 9 are
satisfied. Gains or losses on liabilities designated at fair
value through profit or loss are recognised in profit 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 reclassification to profit or loss.
The net fair value gain or loss recognised in profit or loss
does not include any interest charged on these financial
liabilities.

Financial liabilities at amortised cost (loans and borrowings)

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

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

2.4 SUMMARY OF SIGNIFICANT ACCOUNTING

POLICIES (continued)

Subsequent measurement (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 specified debtor
fails to make a payment when due in accordance with the
terms of a debt instrument. A financial guarantee contract
is recognised initially as a liability at its fair value, adjusted
for transaction costs that are directly attributable to the
issuance of the guarantee. Subsequent to initial recognition,
the Group measures the financial guarantee contracts at the
higher of: (i) the 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 notes and convertible notes

If the conversion option of convertible notes and early
redemption option of unsecured notes and convertible notes
exhibits 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 included in financial
assets/liabilities at fair value through profit or loss. 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 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 profit or loss.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
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2.4 SUMMARY OF SIGNIFICANT ACCOUNTING 24 EAE:HHEHEE)

POLICIES (continued)

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

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

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

Repurchase of the Company’s own equity instruments is
recognised and deducted directly in equity. No gain or loss
is recognised in profit or loss on the purchase, sale, issue or
cancellation of the Company’s own equity instruments.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

2.4 SUMMARY OF SIGNIFICANT ACCOUNTING

POLICIES (continued)

Own equity instruments which are reacquired and held
by the subsidiaries of the Group (treasury shares) are
recognised directly in equity at cost. No gain or loss is
recognised in profit 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.

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

For the purpose of the consolidated statement of financial
position, cash and cash equivalents comprise cash on hand
and at banks, including term deposits, and assets similar in
nature to cash, which are not restricted as to use.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
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2.4 SUMMARY OF SIGNIFICANT ACCOUNTING 24 EAE:HHEHEE)

POLICIES (continued)

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

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

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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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

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 financial 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 profit nor taxable profit or loss; and

° in respect of taxable temporary differences associated
with interests 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.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
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31 March2023 —E=_=F=A=+—H

2.4 SUMMARY OF SIGNIFICANT ACCOUNTING

POLICIES (continued)

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

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

o in respect of deductible temporary differences
associated with interests 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 profit 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 sufficient taxable
profit will be available to allow all or part of the deferred tax
asset to be utilised. Unrecognised deferred tax assets are
reassessed at the end of each reporting period and are
recognised to the extent that it has become probable that
sufficient taxable profit will be available to allow all or part of
the deferred tax asset to be recovered.

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

2.4 SUMMARY OF SIGNIFICANT ACCOUNTING

POLICIES (continued)

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.

Where the grant relates to an asset, the fair value is credited
to a deferred income account and is released to profit or
loss over the expected useful life of the relevant asset by
equal annual instalments or deducted from the carrying
amount of the asset and released to profit or loss by way of
a reduced depreciation charge.

Revenue from contracts with customers

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

When the consideration in a contract includes a variable
amount, the amount of consideration is estimated to which
the Group will be entitled in exchange for transferring
the goods or services to the customer. The variable
consideration is estimated at contract inception and
constrained until it is highly probable that a significant
revenue reversal in the amount of cumulative revenue
recognised will not occur when the associated uncertainty
with the variable consideration is subsequently resolved.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
81 75 ¥R Y oE ()

31 March2023 —E=_=F=A=+—H

2.4 SUMMARY OF SIGNIFICANT ACCOUNTING 24 EAE:HHEHEE)
POLICIES (continued)

Revenue from contracts with customers (continued) EEEHWA (&)

When the contract contains a financing component which WELHBIERARFIRE—FULE@ERE
provides the customer with a significant benefit of financing PEESEMIRBIEAMEN=HRE
the transfer of goods or services to the customer for more o - B AR B & R A& KRGk
than one year, revenue is measured at the present value of BRASEEERF ZENBELRERSH
the amount receivable, discounted using the discount rate RLEBEIA RBLIRZAIRERTE o WEH)
that would be reflected in a separate financing transaction BIEREASEE —FU LERBEF =R
between the Group and the customer at contract inception. BEMKD - BIBEZEOERNWAERRE
When the contract contains a financing component which BRIBERMNEEZENETHMEHF S A
provides the Group a significant financial benefit for more ¥ HRBEPNREAEE R RBEY
than one year, revenue recognised under the contract HER—FHUTHELN - THERR
includes the interest expense accreted on the contract BERONTEEREEMNBREENE
liability under the effective interest method. For a contract 15 BERBEREFAHR B EREITH
where the period between the payment by the customer o

and the transfer of the promised goods or services is one
year or less, the transaction price is not adjusted for the
effects of a significant financing component, using the
practical expedient in HKFRS 15.

(a)  Sale of pharmaceutical and health food products (@) HEEZELRERDE®
Revenue from the sale of pharmaceutical and health REHEBENRERMERAUK
food products is recognised at the point in time when ARBEEHRERER P AR
control of the asset is transferred to the customer, FARBARNEBERRER MEM
generally on delivery of the pharmaceutical and health ) BERR ©

food products.

Some contracts for the sale of pharmaceutical and ﬁé’ﬁﬂﬁ—@;ﬂ%& mEmMINETE
health food products provide customers with rights HmEFREER $ c RERESIE
of return. The rights of return give rise to variable AERAE -

consideration:
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

2.4 SUMMARY OF SIGNIFICANT ACCOUNTING
POLICIES (continued)

Revenue from contracts with customers (continued)

(@)

©)

()

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 obtain
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 is recognised when the services are rendered
in accordance with the terms of the agreement.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
81 75 ¥R Y oE ()

31 March2023 —E=_=F=A=+—H

2.4 SUMMARY OF SIGNIFICANT ACCOUNTING
POLICIES (continued)

Revenue from contracts with customers (continued)

(@)

(€

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
benefits provided by the Group.

Provision of asset management services

Management fee income comprises of base
management fees, asset management fees, project
management fees and development management
fees which are recognised over time; and lease
fees, acquisition fees and promote fees which are
recognised at point in time.

Base management fees and asset management
fees derived from management of property leasing
business are determined based on net equity invested
in the investment vehicles and the operating income of
the related investment vehicles, respectively.

Project management fees are recognised over the
scheduled period on a straight-line basis because the
customer simultaneously receives and consumes the
benefits provided by the Group.

Development management fees are earned
on a straight-line basis in accordance with the
relevant project construction cost across the entire
construction period.

Lease fees relate to fees earned in consideration of
the leasing services for the property leasing business
of customers.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

2.4 SUMMARY OF SIGNIFICANT ACCOUNTING
POLICIES (continued)

Revenue from contracts with customers (continued)

()

®

Provision of asset management services (continued)

Acquisition fees relate to fees earned in relation to the
acquisition of properties by customers. The acquisition
fees are determined based on the acquisition cost of
the properties and are recognised when the services
have been rendered.

Promote fees relate to fees earned when the returns
of the property development projects and property
leasing business of customers exceed certain specified
hurdles. Promote fees are recognised on the date that
the Group’s right to receive payment is established.

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

Revenue from other sources

0)

i)

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;

Dividend income is recognised when the shareholder’s
right to receive payment has been established, it is
probable that the economic benefits associated with
the dividend will flow to the group and the amount of
the dividend can be measured reliably; and

Income from the sale of listed securities is recognised
on the trade date.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
81 75 ¥R Y oE ()

31 March2023 —E=_=F=A=+—H

2.4 SUMMARY OF SIGNIFICANT ACCOUNTING 24 EAE:HHEHEE)

POLICIES (continued)

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).

Cost to fulfil a contract

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

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

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

(c) The costs are expected to be recovered.

The capitalised contract costs are amortised and charged
to profit or loss on a systematic basis that is consistent with
the transfer to the customer of the goods or services to
which the asset related. Other contract costs are expensed
as incurred.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

2.4 SUMMARY OF SIGNIFICANT ACCOUNTING

POLICIES (continued)

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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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
81 75 ¥R Y oE ()

31 March2023 —E=_=F=A=+—H

2.4 SUMMARY OF SIGNIFICANT ACCOUNTING 24 EAX2:HEHMEE)

POLICIES (continued)

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 in exchange 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 trinomial model, further details of
which are given in note 35 to the financial statements.

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

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.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

2.4 SUMMARY OF SIGNIFICANT ACCOUNTING

POLICIES (continued)

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

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

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

The dilutive effect of outstanding options is reflected as
additional share dilution in the computation of earnings per
share.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
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31 March2023 —E=_=F=A=+—H

2.4 SUMMARY OF SIGNIFICANT ACCOUNTING 24 EAXSHHEEMEGE)

POLICIES (continued)

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 profit or loss as they become payable in
accordance with the rules of the MPF Scheme. The assets
of the MPF Scheme are held separately from those of the
Group in an independently administered fund. The Group’s
employer contributions vest fully with the employees when
contributed into the MPF Scheme.

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.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

2.4 SUMMARY OF SIGNIFICANT ACCOUNTING

POLICIES (continued)

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
financial 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 profit or 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 profit or loss is also recognised in
other comprehensive income or profit or loss, respectively).
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
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31 March2023 —E=_=F=A=+—H

2.4 SUMMARY OF SIGNIFICANT ACCOUNTING 24 EAX2:HEHMEE)

POLICIES (continued)

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 exchange rates that approximate
to those prevailing at the dates of the transactions. 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 profit 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
flows, the cash flows of overseas subsidiaries are translated
into Hong Kong dollars at the exchange rates ruling at the
dates of the cash flows. Frequently recurring cash flows 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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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

SIGNIFICANT ACCOUNTING JUDGEMENTS
AND ESTIMATES

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

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

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 14 to the financial statements.

Impairment and reversal of impairment of non-
financial non-current assets (other than goodwill)

The Group assesses whether there are any indicators of
impairment and reversal of impairment of all non-financial
non-current assets (including right-of-use assets) at the end
of each reporting period.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
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3. SIGNIFICANT ACCOUNTING JUDGEMENTS 3. E RSt ¥Rt (&)

AND ESTIMATES (continued)

Impairment and reversal of impairment of non-
financial non-current assets (other than goodwiill)
(continued)

Where an indication of impairment or reversal 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 (“CGU”)
to which the asset belongs. The calculation of fair value less
costs of disposal is based on available data from binding
sales transactions in an arm’s length transaction of similar
assets or observable market prices less cost for disposing
of the asset. When value in use is calculated to assess for
impairment, management applies assumptions to prepare
cash flow forecast, i.e., discount rate, growth rate for the
asset or CGU to calculate the present value of those cash
flows.

- Property, plant and equipment

Given that external sources of information and evidence
from internal reporting indicates that the economic
performance of some assets or CGUs are better than
expected while some CGUs continue to underperform,
the directors of the Company performed impairment
tests of the property, plant and equipment or related
CGUs to determine their recoverable amounts. The
recoverable amount of an item of property, plant and
equipment or a CGU is calculated as the higher of its
fair value less costs of disposal and value in use, the
calculations of which involve the use of estimates.
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NOTES TO FINANCIAL STATEMENTS (CONT|NUED)

31 March2023 —E=_=F=A=+—H

SIGNIFICANT ACCOUNTING JUDGEMENTS 3. EX
AND ESTIMATES (continued)

B A B R A5 ()

FERMFRDEE BB ZBERR
EED (%)

Impairment and reversal of impairment of non-
financial non-current assets (other than goodwill)
(continued)

Interests in joint ventures

As at 31 March 2023, the carrying value of the Group’s
interests in joint ventures was HK$3,638,403,000
(2022: HK$2,797,739,000), which are stated in the
consolidated statement of financial position at the
Group’s share of net assets under the equity method
of accounting, less any impairment losses. The Group
has assessed at the end of each reporting period
whether there is any indication that the carrying
amounts of interests in joint ventures is impaired.
Given that the there are external source of information
that indicate impairment may exist, the directors of the
Company has performed an impairment assessment
of its interests in joint ventures using fair value less
costs of disposal which is dependent on the fair
value of the investment properties and the expected
market prices of the properties under development
and properties held for sale held by respective joint
ventures, which are estimated 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.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
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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.

OPERATING SEGMENT INFORMATION

For management purposes, the Group is organised into
business units based on their products and services and
has five 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;

(c) 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 finance, investment in debt and other
securities which earns interest income and managing
assets on behalf of the Group’s capital partners via
investment vehicles.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

OPERATING SEGMENT INFORMATION
(continued)

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

Intersegment sales and transfers are transacted with
reference to the selling prices used for sales made to third
parties at the then prevailing market prices.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
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31 March2023 —E-_=¥¢=A=+—H

4. OPERATING SEGMENT INFORMATION 4., BETEERRA)
(continued)
Property development Property investment Fresh markets Pharmaceutical Treasury management Elimination Total
NEER ES v i EER BEEE it | 3t
202 2022 2023 2022 2023 202 2023 202 2023 202 2028 2022 2028 2022
Z§-cf C¥Cof ZgIZE CRocf C§ocE CBoof CPCZE C§oCf C§osE Soof PCZE CBoCf CRISE CEoC

HKSO0  HKSO00  HKSO0  HKBOO0  HKSO0D  HKGOOD  HKSOO0  HKSOOD  HKSOD0  HKSOD  HKSOD  HKSOOD  HKSOO0  HKSOO
TEr  TAn TR TAn TR TEr TEn TAm  TEn  TEr  TEr TEn TEn TR

Segmentrevenue KA

(note 5): (Hfits) :
Sales to evtemal HETH
customers B 2140165 418,564 9,934 16,742 657,661 676,090 701,018 538,940 94,680 205,705 - - 3603458 1856041
Itersegment sdes ~ AEE
#E - - 15,621 13,083 - - 2,009 1859 - - (17,630) (14,942) - -
Qtherincome AfhA 40,728 19,578 15,364 44226 9,22 3,567 - - 357 816 - - 65,741 68,267
Total b 2,180,893 438,142 40919 74,051 666,953 679,677 703,027 540,799 95,037 206,581 (17,630) (14942) 3,669,199 1924308
Seqmentresults  AEEE W% 2060 05 5G4 1357 6086 189 @O (%80 08194 - - mm s
Reconcilation: 5
Bank nterestincome 3547718
WA 21,020 451
Finance costs HERL (288,359 (207605)
Farvalelosseson  RAFIE
financiel assets AB#Z

dfarvdetough  SREE
proft orloss, net PN
EB3E 13080 (@360
Gainfoss) oncisposel i EHER
of subsidares, net &K

&/(&

B)FR (1769 36404
Corporate and PEREA
unalocatedincome ~~ BMAR
and expenses By (52407 (116580
Profitfloss) before tax. B8 FE#

i/

(&8 %28 (194209)
Income tax crecit/ i
(expense) 58/

() 526 (68,464
ProftJoss)for e year  AE

i/

(B8 975 (252763
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
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31 March2023 —E-_=%=A=+—H

4. OPERATING SEGMENT INFORMATION 4, RETBWERE)
(continued)
Property development Property investment Fresh markets Pharmaceutical Treasury management Corporate and others Total
NEER NERE i BER HEER DAREH &5
2023 2022 2023 2022 2023 2022 2023 2022 2023 2022 2023 2022 2023 2022
—g-cf -E--fE CBoE CECo s St Sl “E-cE -F-CE CECZE CECC “B-cE -F--F CECcE CEoC
HK$'000 HK$'000 HK$'000 HK$000 HKS$'000 HK$000 HKS$000 HK$ 000 HKS$000 HK$'000 HK$'000 HK$000 HK$'000 HK$000
ThR Tin TR Tin TR Thn Thn Tin ThR Tin ThR Tin TR Th
Other segment EAEE
information: H:
Depreciation & 5 8 14,006 15,930 252 38599 137 76,769 - - 33,534 20882 147,208 161,188
Wrte-down of RANE
properties underthe B
development 30,183 s = - - - - - - - - - 30,183 -
Wite-down of HELED
properteshedfor — E2HE
sdle 44,150 = o : - - - - - - - - 4,150 -
Impaiment on francial £ BAER
assefs, net E5E - - - - 5974 43850 5,854 5131 26,743 246,91 - - 38,571 266,932
mpementijeversal 7% K&
of impaiment)on Rz
ftems of property, EiE/
plnt and (HlE%
exupet ) = = 3 - - L I k) - - - SR R
Ganondsposalof  HEREH
investment propertes ~ £24i& = = (78 (8,169 = = = S = = = = (782) 8,169)
Loss/{gain) on disposal ~ HiEHE -
of property, plntend BB RE
equipment, net EE
B/
B8 - = 5 = (18) 5577 (287) 8 = - - 1 (305) 6,356
Captelexpenditure” AR - - 2 50,563 19,126 19,300 12,700 4312 o - 28,991 49341 60837 170516
Farvalelosseson  RAFIEF
fnancia nstruments~~ AB# 2
afarvaethough  $BIE
proft orloss, net JATHE
BiELE - - - = o = o - 0 - 13,087 93,606 13,087 93,606
Lossonmodficaton ~ B3TRAT
ofdebtinstuments ~ ESFAZ
atfarvaethough  H2EN
other comprehensiie %2 %
income, net b))
BEE - = o = o = 0 - 6,790 - - - 6,79 -
Fairvalelosseson  Fil# A
owned investment 124
properties, net TEEE
7 - - 4,997 83,456 - - - - - - - - 4997 83,456
Farvduglosseson  ATEE
sub-eased IEYA
ivestment AT
properes 34 - - - - mw oa - - - - - SR 01
Interests in joint BELE7
ventures |3 2434782 1933475 1,103,447 751,008 100,174 113,166 - - - - - - 3638408 2797739
Iterests inassociates ~ BERTZ
s . - . = c T ) 34 B 18957 - - a2
lomnsandinterest ~ EMEHR
receivables flg 12,583 99,952 - - 2,218 13,041 - - 271,598 362,699 - - 312459 475,692
Shareofpiofisand TR
losses of; BE:
Jontvenues SEAE TN U0 RAME (1635 Wy s - - - - - SopnsY E51
Assocites BYAT - - - - - - pMy (152 @) 54) - N

*

AERRAXBHABREDENRYE - BE KRG
A (T BEABHAEREEEZHERT) -

Capital expenditure consists of additions to investment  *
properties and property, plant and equipment (excluding the
additions of leased buildings included in right-of-use assets).

TECCFFR AREEERRH
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

B 75 R 2R P R ()

31 March2023 —E-_=%=A=+—H

(continued)

Geographical information

(@) Sales to external customers

4. OPERATING SEGMENT INFORMATION

=
A

E0BER(F)

B &R

(a) HETIHIREE

2023 2022

—E-=H —Eg-=
HK$’000 HK$’000
FET FET
Hong Kong BB 2,851,790 882,624
Mainland China F B A i 693,746 929,120
Macau SR P 54,082 40,554
Others Hb 3,840 3,743
3,603,458 1,856,041

The revenue information above is based on the

locations of the customers.

(b) Non-current assets

A E WA E B TR P R w4

4 oo

(b) FRBEE

2023 2022

—_=E2-= —=ET-=
HK$°000 HK$’000
FET FHET
Hong Kong BB 7,621,406 6,753,096
Mainland China FR R A 3,023,311 3,341,909
Macau BT 10,687 20,068
10,655,404 10,115,073

The non-current asset information above is based
on the locations of the assets and excludes financial
instruments and deferred tax assets.

Information about major customers
During the years ended 31 March 2023 and 2022, no
revenue from transactions with a single external customer

amounted to 10% or more of the Group’s total revenue.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
81 75 ¥R Y oE (4D

31 March2023 —E-_=%=A=+—H

REVENUE, OTHER INCOME AND GAINS, 5. WA - Etik AR W& F5E
NET
An analysis of the Group’s revenue is as follows: AEEBZWADFTAT -
2023 2022
—g=-= —F-=
HK$’000 HK$’000
FERT FHETT
Revenue WA
Revenue from contracts with customers HKEEFEH.Z A
Sale of properties HEY 2,140,165 418,564
Sale of goods HEEM 815,674 621,663
Commission income from agricultural produce ~ &ZEERERRHHHZ
exchange markets =N 94,915 94,909
Agricultural produce exchange markets REMX S MBEER
ancillary services 7% 97,576 101,389
Asset management fee BEERES 17,011 30,777
3,165,341 1,267,302
Interest income FILEHA
Interest income from treasury operation M EER 2 M BWA 81,039 143,788
Revenue from other sources H A A2 WA
Sub-licensing fee income A FEHBA 163,909 192,891
Gross rental income from investment property REMFELKERE 218
operating leases el A 196,539 220,920
Dividend income from financial assets TRMEEZREWA 8,525 39,737
Loss on disposal of financial assets at fair value & EAF AT ABE
through profit or loss, net LEMEEZE
BEE (11,895) (8,597)
357,078 444,951
3,603,458 1,856,041
“ECCFFR EREEBRAA



NOTES TO FINANCIAL STATEMENTS (CONTINUED)
5 75 R A< M = (48)

31 March2023 —E-_=%=A=+—H

5. REVENUE, OTHER INCOME AND GAINS, 5. WA - Hfblg A R Wz %8R (&)

NET (continued)

Revenue from contracts with customers REEFEHZWA

() Disaggregated revenue information (i) DIHFBAER
For the year ended 31 March 2023 BE-E-_=f=A=t+—HILEE

Property Pharm- Fresh Treasury

Segments development aceutical markets management Total
78 NERR BER #Hm HEER @t

HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
TR TR TR TR TERT

Type of goods or services ERRKEY
- Sale of properties - hEME 2,140,165 = = = 2,140,165
- Sale of goods -HEER = 701,018 114,656 = 815,674
- Commission income from agricuttural - E22ERR 5
produce exchange markets HZRERA - = 94,915 = 94,915
- Agricultural produce exchange - REGRHTHR
market ancilary services ER% = = 97,576 = 97,576
- Asset management fee -EEERE - - - 17,011 17,011
Total revenue from contracts REEPENZ
with customers LON = 2,140,165 701,018 307,147+ 17,011 3,165,341
Geographical markets WENG
Hong Kong B 1,971,145 512,180 99,042 17011 2,600,278
Mainland China HERH 169,020 130,916 207,205 - 507,141
Macau P - 54,082 - - 54,082
Others it - 3,840 - - 3,840
Total revenue from contracts REEFEHIZ
with customers LON 2,140,165 701,018 307,147+ 17,011 3,165,341

Timing of revenue recognition LN ik

Goods/senvices transferred at EX-inRaErs
a point in time /R 2,140,165 701,018 209,571 4,578 3,055,332
Services transferred over time BEERER R = = 97,576 12,433 110,009

2,140,165 701,018 307,147* 17,011 3,165,341
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

REVENUE, OTHER INCOME AND GAINS,

NET (continued)

Revenue from contracts with customers

L'ON

B RS IR MY AL

(%)

31 March2023 —E-_=%=A=+—H

H o W A K W sk 3 B (4R

REEFEHZWA ()

(continued)
() Disaggregated revenue information (continued) (i) DHFBAERE
For the year ended 31 March 2022 —E-__F=ZA=1+—HIEE
Property Pharm- Fresh Treasury
Segments development aceutical markets  management Total
L NELR BER fm YEER b
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
T T THT T TAL
Type of goods or services ERBREER
- Sale of properties - HEME 418,564 = = = 418,564
- Sale of goods -HEEm - 538,940 82,723 - 621,663
- Commission income from -BERERRS
agricultural produce exchange 521 %Hﬁl/\
markets - - 94,909 - 94,909
- Agricultural produce exchange -BERRHTEE
market ancillary services ER% - - 101,389 = 101,389
- Asset management fee -BEERE - - - 30,777 30,777
Total revenue from contracts REZFPEHZKA
with customers ek 418,564 538,940 279,021~ 30,777 1,267,302
Geographical markets WEmS
Hong Kong B - 395,992 71,294 30,777 498,063
Mainland China HEA 418,564 98,651 207,727 - 724,942
Macau 2P - 40,554 - - 40,554
Others Hth - 3,743 - - 3,743
Total revenue from contracts REEFEHZ
with customers Ot 418,564 538,940 279,021* 30,777 1,267,302
Timing of revenue recognition WARER M
Goods/services transferred X -ANBERE
at a point in time m/ R 418,564 538,940 177,632 18,008 1,153,144
Services transferred over time R REY RE - = 101,389 12,769 114,158
418,564 538,940 279,021~ 30,777 1,267,302
“=EFR EXREEBERAA
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31 March2023 —E-_=%=A=+—H

5. REVENUE, OTHER INCOME AND GAINS, 5. WA - bl A K Wz % 88 ()
NET (continued)
() Disaggregated revenue information (continued) (i) DHFBAERGE
* Sub-licensing fee income and gross rental income from * REREMELEHENHBRA
investment property operating leases of HK$163,909,000 KB e W A5 51163,909,0007%
(2022: HK$192,891,000) and HK$186,605,000 (2022: (=T = =% : 192,891,000 7T)
HK$204,178,000), respectively, that were attributable 186,605,000 (=T =4 :
to the fresh markets segment of the Group were not 204,178,000 7o) FE(h A& B M H T
included in the above disclosure. DEEWES A LMEEA -
The following table shows the amounts of revenue THRETARE BT AREHY
recognised in the current reporting period that were ZEHEENEERKRALE
included in the contract liabilities at the beginning of
the reporting period:
2023 2022
—Eg:—-= T
HK$’000 HK$’000
TET FHET
Revenue recognised that was included WMEBYTARHAGBY
in contract liabilities at the beginning EHERBA -
of the reporting period:
Sale of goods HEEM 9,240 9,991
Sale of properties HEWE 613,794 389,427
623,034 399,418
The remaining performance obligations (unsatisfied WNZZE_=F=A=+—HBRZT__F
or partially unsatisfied) as at 31 March 2023 and 31 A=+ AR EERERBEBA R
March 2022 regarding the sale of goods and service TREAE ECRERSE 5 RERK) EHAH
income are expected to be recognised as revenue R—FAERBEA °
within one year.
The amount of unsatisfied performance obligation HE— =F=A=+—RHAKkRZ=T=_=
regarding sales of properties principally comprises F=R= ‘f‘— H: BALSEWEARENX
the balance of contract liabilities, which are expected BHEITSRIEREANEEHREE B
to be recognised in one to two years as of 31 March HEN—EMERNER -

2023 and 31 March 2022.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

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

(i)

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.

B RS IR AR MY AL ()

31 March2023 —E-_=%=A=+—H

5. WA - bR A K s 88 (&)

(i)

BREE

AEBRABEETHEBEERS RN
T

HERm

BHEERZXNEMEREX - WY
R—RERNEATEZ120KRA Z
Hl - R, —RARENK - &

FANARBPREAHTRRME
ZREHE - EHRIEEARS -

HEY%E
BHOREDIRETRBRINEN
BEBRXEN, HAEEERER -

B HERYRLERE

#)E (E T BE B2 £ AR 755 0 By ] 1 22
B o

N
Ray

EREMXSMSEZHEKRA

i

AR AE TR AR 2 B R A
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
81 75 ¥R Y oE ()

31 March2023 —E-_=%=A=+—H

5.

REVENUE, OTHER INCOME AND GAINS,
NET (continued)

(i)

Performance obligations (continued)

Asset management services

For base management fees, asset management
fees, project management fees and development
management fees, the performance obligation is
satisfied over time as services are rendered. For
acquisition fees, lease fees and promote fees, the
performance obligation is satisfied at a point in time
upon the successful acquisition of properties, carrying
out leasing services and reaching the performance
target, as the customers only receive and consume
the benefits provided by the Group upon successful
acquisition, provision of leasing services and reaching
or exceeding certain internal rate of return target,
respectively.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
81 75 ¥R Y oE (4D

31 March2023 —E-_=%=A=+—H

REVENUE, OTHER INCOME AND GAINS, 5. WA - EARKZFEGE)

NET (continued)

ANEE 2z B A K W1 % 5 o AT 40

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

follows: T
2023 2022
—E-= —E-—
Notes HK$’000 HK$’000
P aE FHET FHET
Other income H g A
Bank interest income SRITFBUA 21,020 4,511
Property management fee income MIEERBIRA 10,527 9,629
Forfeiture of deposits from customers BWREFEe 14,920 2,027
Government subsidies* BT Bh 9,606 2,166
Compensation from a litigation FAHREEE
judgement 43 - 48,572
Rental income from other properties Hin¥zHe
WA 53,904 55,170
Others Hb 24,151 15,233
134,128 137,308
Gains, net W5
Gain on modification/termination B3 EIEHES
of lease contracts 2492 Wz 627 -
Gain on disposal of subsidiaries, net HEHBRFZW
R RE 38 - 36,404
Gain on disposal of a joint venture HE—HaEhE
2 Was 14,551 -
Gain on disposal of investment HEREYHE 2K
properties, net =R 782 8,169
Gain on disposal of property, HEME - BER
plant and equipment, net B W FEE 305 =
Gain on early redemption of RREREERE
unsecured notes B2 W 11,544 S
27,809 44,573
Other income and gains, net H YA KWz
FER 161,937 181,881
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
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31 March2023 —E-_=%=A=+—H

5. REVENUE, OTHER INCOME AND GAINS, 5. WA - bl A K Wz % 88 ()

NET (continued)

B i * RBE-_T_=F=A=+—HItEE -
rentessnton PRO govemmant autolies of HKES 506,000 (2052 BT AT RS B o 3 S BT
HK$2,166,000) granted to the Group by the local governmental 1%;%%&_7‘_2 B R EH§9@06,000;§E
authority in Mainland China for the business support on its gf%?*ﬁ :\2'166'0097%73) ' L\Mlﬂ%ﬁ
investments in an agricultural produce exchange market in Ei":F' BRLREARERRHTIBZXBX
Mainland China. e
The Group has complied with all attached conditions before 31 AEEER T _=FR-_FT=-_F=A
March 2023 and 2022 and recognised these grants in profit =+—HAETREMRSGRE RSB
or loss as “Other income and gains, net” in the respective METHEEREP 2SR ERAIH
accounting periods. U A R Mg F 5E ] o

6. PROFIT/(LOSS) BEFORE TAX 6. BRBIADER (E18)

The Group’s profit/(loss) before tax is arrived at after REBZBRB AR, (EBE)E MK/

charging/(crediting): Gt A) :

2023 2022

—E-=F —E -
Notes HK$°000 HK$’000
BsE FET FHETT

Cost of services provided TR AR TS K AR 182,407 215,797

Cost of properties sold HEMEAR 1,741,660 352,932

Cost of inventories recognised as an expense &2 5 5 Sz #Y

(including allowance for obsolete FERA(R
inventories of HK$2,965,000 (2022: $£2,965,0007%8
HK$4,970,000)) T(ZE -
4,970,000/ 7T)
ZREFERE) 461,598 379,530

Depreciation of owned assets BEREENE 13 62,750 94,092

Depreciation of right-of-use assets FRAEEENE  13,15(0) 84,458 67,096

Auditor’s remuneration ZERT RN 2 11,740 11,740

Research and development costs B Ak AN 1,897 1,302

Lease payments not included in the WA AHEBE

measurement of lease liabilities FFEMEENK 15() 17,813 12,673

COVID-19-related rent concession REEEAZ

from lessors COVID-19#8F
SRR 15(c) (774) (1,960)
Employee benefit expense (including EERMAX
directors’ remuneration (note 8)): (BREESM2
(F3E8)) -
Wages and salaries**** IERFHae 343,674 344,122
Equity-settled share option expense iR EE 2
FEARHERA X 4,646 1,139
Pension scheme contributions**** RIKEETE
PR 12,987 12,438
Less: Amount capitalised B BAR e (11,651) (5,827)
349,656 351,872
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31 March2023 —E-_=%=A=+—H

PROFIT/(LOSS) BEFORE TAX (continued) 6. BRBIADEF(E8) (&)
The Group’s profit/(loss) before tax is arrived at after AEBZBBADER,(BR) SR,/
charging/(crediting): (continued) GEA) = ()
2023 2022
—E-= B2 F
Notes HK$’000 HK$'000
B sE BT FHL
Direct operating expenses (including WHIRBYMEEE 2 BRK
repairs and maintenance) arising from EER(BREEER
rental -earning investment properties™* &%) 271 679
Fair value losses on sub-leased investment 2 IR E Y% 2 A F(E
properties™* EE™ 14, 15(c) 157,907 101,371
Loss/(gain) on disposal of subsidiaries, net &M B A A 2 &8,/ (I
) F 8 38 1,769* (36,404)
Gain on disposal of a joint venture, net™  HE—H& & E 2
B (14,551) =
Gain on disposal of investment properties, &R E Y 7 Wk FEE
net™ (782) (8,169)
Loss/(gain) on disposal of property, plant ~ HEWE - BER&ZEZ
and equipment, net B8/ (W) F8 (305)** 6,356
Gain on early redemption of unsecured REBEOERANRE 2
notes*™ Wz (11,544) =
Impairment/(reversal of impairment) losses  #1% * BiE KR EEE 2
on items of property, plant and WE,/ CRERR)ER
equipment, net* HEE 13 25,932 (6,395)
Loss on disposal/redemption of debt HeE TEEEATFEFALR
investments at fair value through other thEERE 2 EREEL
comprehensive income, net* BERE 20,628 181,647
Foreign exchange differences, net HNE RS RR 3,133* (7,043)**
Loss/(gain) on modification/termination of &3] /KR IFHEAHZ
lease contracts BB/ () 15(c) (627)* 14,345
Loss on modification of debt investments €3 A FEF AEMEE
at fair value through other Wz BEBERE 2 EE
comprehensive income* 6,790 -

Impairment losses of financial assets, net: & Bl & E R BEEBFE
Debt investments at fair value through BATFEF AR MK

other comprehensive income, net ZERRE T 19 26,030 215,230
Other receivables, net HiEWRIBFE 24 483 31
Trade receivables, net FEW R FF R 22 9,890 7,382
Loans and interest receivables, net FEWE K F 855 23 2,168 34,289

38,571 256,932
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31 March2023 —E-_=%=A=+—H

6. PROFIT/(LOSS) BEFORE TAX (continued) 6. BRBIADRR(F18) (&)
* These expenses are included in “Other expenses” on the * ZEBRAAGAEEREMEmKER
face of the consolidated statement of profit or loss and other [HMZERAIET -
comprehensive income.
**  The gain is included in “Other income and gains, net” on the > ZWEHAGEBERRAMEEEERKRIE
face of the consolidated statement of profit or loss and other MU Rz FREIET o
comprehensive income.
»*  Theses expenses are included in “Cost of sales” on the face o ZEBRGAGABEZREMEERER
of the consolidated statement of profit or loss and other [HERAIET -
comprehensive income.
=% \Wage subsidies of HK$16,705,600 (2022: Nil) granted from the o PR IRESTE MR EEIATE AR
Employment Support Scheme under Anti-Epidemic Fund for REXNEEZZE=-_—_FRAAELATEN
the use of paying wages of employees from May to July 2022 T&E#AE16,705,6008 T(Z =4 :
were received during the year ended 31 March 2023. These BIEREE_T_=F=A=+—HILHF
subsidies were recognised in profit or loss and offset with the EAWE - ZEmMAR B ERILEH
employee benefit expenses. The purpose of the funding was to REBAFAZMEE HLEESHEHT
provide financial support to enterprises to retain their employees BEEREVERYIE  UWRBREEHE
who would otherwise be made redundant. Under the terms of WEES < RIBFBGRK - AEBEMEY
the grant, the Group was required not to make redundancies HATBHE  WEABFBESARIN
during the subsidy period and to spend all the funding on paying BB T E o 3% 58I & &) R ERK A G
wages to the employees. There were no unfulfiled conditions or HARIER -
contingencies relating to this grant.
==+ There are no forfeited contributions that may be used by e KEBIEAREETSBBHEOLU A EFUA
the Group as the employer to reduce the existing level of AR IR A HFOKF o
contributions.
7. FINANCE COSTS 7. BERAK
An analysis of finance costs is as follows: BEKADITIT
2023 2022
—EgE-= T
HK$’000 HK$’000
FET FHEIT
Interest on bank and other borrowings RITERREMEERN S 299,131 195,610
Interest on lease liabilities HEAENE 44,719 42,575
Interest on unsecured notes EEAEEA 19,826 23,049
Interest on convertible notes ARRERFE - 8,436
363,676 269,670
Less: Interest capitalised B BARERE (75,317) (62,065)
288,359 207,605
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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”)
issued by the Stock Exchange, section 383(1)(a), (b), (c) and

31 March2023 —E-_=%=A=+—H

8. EEMe

(f) of the Hong Kong Companies Ordinance and Part 2 of OESHFRLAT
the Companies (Disclosure of Information about Benefits of

Directors) Regulation, is as follows:

AEEESWS BB M2 BB
ABRGMBRAREZESFEMHRATLEHR
Al - BB R REBHIZE383(1)@) ~ (b) * (o)
EkOGERARI(BEBEESHEER) RHIE

2023 2022
—EC-=F —Eg-=

HK$’000 HK$’'000

FHExT FHET

Fees we 627 747
Other emoluments for executive directors: HITES 2 EMENS -

Salaries, allowances and benefits in kind e R REYI=E 35,727 28,824

Performance-related bonuses* RIBIE4T” 3,162 3,893

Pension scheme contributions RIREETEIH K 81 72

38,970 32,789

39,597 33,536

Certain executive directors of the Company are entitled to bonus
payments which are determined with reference to the Group’s
operating results, individual performance of the directors and

comparable market practices during each of the years.

“ECCFFR
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31 March2023 —E-_=¥¢=A=+—H

8. DIRECTORS’ REMUNERATION (continued)

The remuneration paid to executive directors and

EEME (@)

REAXNTHTEZRBIIFNTES

independent non-executive directors during the year was as ZBeaT -
follows:
Salaries,
allowances  Performance- Pension
and benefits related scheme Total
Fees in kind bonuses  contributions  remuneration
§é 28 Bire
we  REWAG FREA HE:E Wemas
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
TARL TER TARL TAR TER
2023 ZEC=E
Executive directors: HTES:
Mr. Tang Ching Ho, the Chairman and BENRE(ARAERER
Managing Director of the Company (‘M. EZOLE [H5E)
Tang') 120 21,876 2,598 45 30,639
Ms. Yau Yuk Yin HERRL - 6,171 416 18 6,605
Ms. Stephanie StephanieZ T = 1,680 148 18 1,846
120 35,727 3,162 81 39,090
Independent non-executive directors: BUFHITES
Mr. Wong Chun, Justein TEEE 27 = = = 217
Mr. Siu Kam Chau ELE 140 = = = 140
Mr. Chan Yung RERE 150 - - - 150
507 - - - 507
627 35,727 3,162 81 39,597
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31 March2023 —E-_=%=A=+—H

DIRECTORS’ REMUNERATION (continued) EEMS (&)
Salaries,
allowances  Performance- Pension
and bengfits related scheme Total
Fees inkind bonuses contributions ~ remuneration
gt 25 i
we  REDHE FRIT HE5 Wehs
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
THr FhL THL THr FhL
2022 —E-C-F
Executive directors: HiTES:
Mr. Tang il e 240 21,447 1,787 3% 23510
Ms. Yau Yuk Yin BERLL - 5,906 40 18 6,334
Ms. Stephanie StephanieZ T - 1471 1,696 18 3,185
240 28,824 3,893 72 33,029
Independent non-executive directors: BUNITES
Mr. Wong Chun, Justein E- 5 217 - - - 217
Mr. Siu Kam Chau BiLE 140 = = = 140
Mr. Chan Yung RAEXE 150 - - - 150
507 - - - 507
747 28,824 3,893 72 33,536

There were no other emoluments payable to the
independent non-executive directors during the year. (2022:

Nil)

There was no arrangement under which a director waived or
agreed to waive any remuneration during the years ended

31 March 2023 and 2022.

FRBELMEMNB L IENITES Z M
(ZFE==F : 8|) -

BE T —FR-_T-_—_F=ZA=+—
BILFE  WEBFRESRERETH
e 2 ZHE -
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

B RS R IR MYEE (48)
31 March2023 —E-_=%=A=+—H

9. FIVE HIGHEST PAID EMPLOYEES

9. BERLEEREHES

The five highest paid employees during the year included FABhEERFEEFIMEBE(ZZT_Z

two (2022: two) directors, details of whose remuneration are
disclosed in note 8 above. Details of the remuneration for

F:MB)REF  HMEFBERLEX
ffiFEsiEE - FABR T =BT

the year of the remaining three (2022: three) non-director, —HRIEEERFEECHEFBN
highest paid employees are as follows: ™~
2023 2022
—E-= —E -

HK$’000 HK$’000

FExT FHET

Salaries, allowances and benefits in kind e R REYFE 7,681 6,764

Discretionary bonuses E’] IBIEAL 8,274 9,997

Pension scheme contributions RREFHEIHRK 54 54

16,009 16,815

The number of non-director, highest paid employees whose MeBR TYEB IFESHESFHEEA
remuneration fell within the following bands is as follows: BT

Number of employees
EEAE
2023 2022
—E-=F —E -

HK$4,000,001 to HK$4,500,000 4,000,001 7T & 4,500,000 7T 1 2

HK$4,500,001 to HK$5,000,000 4,500,0017% 7T £ 5,000,0007 7T 1 -

HK$7,000,001 to HK$7,500,000 7,000,001/ 7T 27,500,000/ 7T 1 -

HK$7,500,001 to HK$8,000,000 7,500,001 7T £ 8,000,000/ 7T - -

HK$8,000,001 to HK$8,500,000 8,000,001 7T 8,500,000/ 7T - 1
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

10. INCOME TAX

Hong Kong profits tax has been provided at the rate
of 16.5% (2022: 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 profits tax rates regime. The first
HK$2,000,000 (2022: HK$2,000,000) of assessable profits
of this subsidiary was taxed at 8.25% and the remaining
assessable profits 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

B #5 ¥R R P = ()

31 March2023 —E-_=%=A=+—H

10. FR5%

BEBNERIBBEFREEBELE G
ERBRFIEME16.6%(ZT ==
16.5%)EH#EE - EASEB —EHE A
BIBRIN  ZARAFE ZRAERE X
FIEZER - ZM B AR EZ%2,000,000
BT (ZZT = —4 : 2,000,000/ T) K &
R F328.25% M B R - B2 T IERR
i B A1) 32 16.5% M Bl KB - bR
RSN IR AR B E ERTER
R/BEERERZMETE - PR L
BE (LB ER ) B E IR EE =
MESERREBRE 2 HE MG o Tib
BERESREEEE  RETREEED
BiEMSETETRR) ©

appreciation value, with certain allowable deductions.

2023 2022
—E-= —EF_-—
HK$°000 HK$’000
FHET FHT
Current — Hong Kong BVER - &%
Charge for the year FARZ 14,324 4,067
Current — Mainland China BNVER — R B ib
Charge for the year FAMY 26,823 95,858
LAT T HbIB{ER 8,464 28,863
Current — other jurisdiction BNER — HAh el AR
Charge for the year FAMY 282 377
Overprovision in prior years BEFEBERE (15,192) (15,769)
34,701 113,396
Deferred (note 33) EE (MI5E33) (35,227) (54,932)
Total tax charge/(credit) for the year FARBERS
(x4 (526) 58,464

TECCFFR EAREEERRA



NOTES TO FINANCIAL STATEMENTS (CONTINUED)

B RS R IR MYEE (48)
31 March2023 —E-_=%=A=+—H

10. INCOME TAX (continued)

A reconciliation of the tax charge/(credit) expense applicable
to profit/(loss) before tax at the statutory/applicable rates
for the jurisdictions in which the Company and the majority
of its subsidiaries are domiciled to the tax expense at the
effective tax rate is as follows:

10. FriS%i ()

BARRBREREBDHIE R R NE AR
B 2RE,/ ARG E 2 RS,
(BR)ERZHEAEMS(ER) BRER
MERFEZRBFEX 2 HHRAT

2023 2022
—EgE=-= —E -
HK$’000 HK$’000
FERT FHEIT
Profit/(loss) before tax B ADE A, (B18) 98,228 (194,299)
Tax at the statutory/applicable tax rates of BRARBERBEERZ
different countries/jurisdictions A/ BAMETE
AL 15,424 (30,407)
Adjustments in respect of current tax of previous — #t bA 7 HA RS BN HATR 18 ~
periods FE (15,192) (15,769)
Adjustments in respect of deferred tax of FAFHFEERE 2
previous periods T (485) 62)
Profits and losses attributable to joint ElIEEaFEREE N
ventures and associates i F R (52,764) (70,045)
Income not subject to tax BARBUA (21,486) (80,384)
Expenses not deductible for tax PRIHR AR IR 2 F 2 31,374 122,964
Tax losses utilised from previous periods A ARHIRE 2 RIEEE (18,860) (18,804)
Tax losses not recognised RERRIEEE 45,416 94,742
Deductible temporary differences not recognised > #& 52 AT F0 8 £ B 14 = 48 8,783 34,453
LAT provided T IR E R 8,464 28,863
Tax effect on LAT THIREM B E (2,116) (7,216)
Others H A, 916 129
Tax charge/(credit) at the Group’s effective rate  IEAREBERER RAE 2
BiIAR X (H %) (526) 58,464

For the year ended 31 March 2023, the weighted average
applicable tax rate was 15.7% (2022: 15.6%). The change
in the weighted average applicable rate was resulted from
changes in the profitability of the Group in the respective
jurisdictions.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

B RS IR AR MY AL ()

31 March2023 —E-_=%=A=+—H

10. INCOME TAX (continued) 10. Fr&H (&)
For the year ended 31 March 2023, the share of tax charge HE-_T-_-"F=HA=+—HIEFE &
attributable to joint ventures amounted to HK$27,116,000 B ERMTEIES H27,116,0008 T (=
(2022: HK$52,698,000) is included in “Share of profits and T — —4F : 52,698,000/ 7T) st A4RB 1B
losses of joint ventures” in the consolidated statement of mhHEMEENRERZ(EBEEEEER
profit or loss and other comprehensive income. MR EE] -
DIVIDENDS 11. RE
2023 2022
—E-=HF —E-—
HK$°000 HK$’000
FHExT FHATT
Interim — Nil (2022: Interim — HKO.1 cent) HE - F - pE -
per ordinary share R BAR0. 18 = 16,658
Less: Interim dividend related to treasury B : E2RF R ARSI A ATENY
shares attributable to the owners of EFR O EEE R HR S
the parent - (1,129)
Less: Interim dividend related to treasury A BRI AR AR R (L T AR
shares attributable to the non- AR B B
controlling shareholders - (587)
- 14,942
2022 final — Nil (2022: 2021 final — TR FRH-&
HKO.2 cent) per ordinary share (ZB—=F: ZF=-—%F
REA - FARE@ARO0. 27 1L) - 33,315
Less: Final dividend related to treasury B BEEAREREA ARG
shares attributable to the owners of EFRO BB RARE
the parent - (2,259)
Less: Final dividend related to treasury R BRI AR AR R (L T AR
shares attributable to the non- D AE AR R B B
controlling shareholders - (1,175)
- 29,881
- 44,823

—EoSEEH  ERER
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
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31 March2023 —E-_=%=A=+—H

11.

12.

DIVIDENDS (continued)

Subsequent to the end of the reporting period, the board of
directors of the Company has recommended the payment
of a final dividend of HK0.04 cent per share (2022: did
not recommend the payment of a final dividend), totally
approximately HK$6,142,000, for the year ended 31 March
20283 (2022: Nil) to the shareholders of the Company,
which is subject to the approval of the Shareholders of the
Company.

EARNINGS/(LOSS) PER SHARE
ATTRIBUTABLE TO ORDINARY EQUITY
HOLDERS OF THE PARENT

The calculation of the basic earnings/(loss) per share
amount is based on the profit/(loss) 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 amount presented for the year ended 31 March 2023
in respect of a dilution as the impact of the outstanding
share options issued by CAP had no dilutive effect on the
basic earnings per share amount presented.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

12. EARNINGS/(LOSS) PER SHARE
ATTRIBUTABLE TO ORDINARY EQUITY
HOLDERS OF THE PARENT (continued)

No adjustment has been made to the basic loss per share
amount presented for the year ended 31 March 2022 in
respect of a dilution as the impact of the outstanding share

B RS IR AR MY AL ()

31 March2023 —E-_=%=A=+—H

12. BAREERERFEARGS

BREF,(&8) (&

MBE T -_—_F=ZA=+—HILFE
2INEBRERNSBEL EREEELA
2 REARTEERERAEITZHARITE
B R TRREBEFZINEREAR

options and convertible notes issued by CAP either had no
dilutive effect or had an anti-dilutive effect on the basic loss
per share amount presented.

The calculations of basic and diluted earnings/(loss) per

FEReBRYTESSTEIRBETE

BRERREERT](BR) < E R

share are based on: ® -
2023 2022
B = —=E_—
HK$°000 HK$’000
FHET FET
Earnings B
Profit/(loss) attributable to ordinary equity holders PR UASHE &G IR E A | #5%
of the parent, used in the basic and diluted &,/ (BB) 28 A
earnings/(loss) per share calculations TR ERSE ARG
s Fl (B 18) 12,784 (305,226)
Number of shares
gl 4=
2023 2022
—E-= —EF_—
’000 000
T’ T %
Shares [iigvy
Weighted average number of ordinary B BITEBRINETHE
shares in issue 15,970,602 16,564,945
Less: Weighted average number of B ETERR D D8R
treasury shares (1,716,749) (1,716,749)
Weighted average number of ordinary shares AU EERERREE
used in the basic and diluted earnings/(loss) ABH,/ (Ei18) 2 Lk
per share calculation TIREFIH &R 14,253,853 14,848,196
“ECCFFR EREEFRAA

249



NOTES TO FINANCIAL STATEMENTS (CONTINUED)
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31 March2023 —E-_=%=A=+—H

13. PROPERTY, PLANT AND EQUIPMENT 13. ¥13% - BERRE
Owned assets Right-of-use assets
HEEE RREEE
Furniture,
fixtures
Leasehold ~ Plantand  and office Motor ~ Computer Leasehold
Buildings  improvements  machinery  equipment vehicles  equipment Total land  Buildings Total Total
G 2ER%
By HENEEE BEREE LIRE hE EERE &t EEtg | 52 it 3t

HK$000 HKS000  HKS'000  HKS000  HKS000  HKS'000  HKS'000  HKS'000  HKS000  HKS000  HK$'000
TR TER ThR TR TR TRn  TEn TR TERL ThR TR

31 March 2023 S o
At 31 March 2022: WoBoo#=f=+-R:
Cost wA 888,014 24647 101,255 90,110 12,187 53360 1360573 430604 225877 665481 2035054
Accumulated depreciation and impairment ZIEREE (162,236) (206,836) (50,668) (51,617) [1,131) (39442  (518530) (118335  (109,001)  (228286)  (746,766)
Net canying amount R 125,778 17811 50,587 38493 4,456 19918 85043 31269 5976 43245 1,268288
At 31 March 2022 and at 1 Apr 2022, net of RZF-_%=A=1-H
acoumulated depreciation and impaiment R-E--ERmA-B-

MRZHHERAE 725,778 17811 50,587 33,493 4,456 13918 85,048 321269 115076 43745 1,288,288
Addions 7E 1062 6816 5308 19,883 1,044 5317 40430 z 79,360 930 119810
Depreciation provided during the year FRfERE (23411) [9.247) (0569 (14115 (1,269 (BA51)  (62750)  (22840)  (61618) (34458  (147,208)
mpaiment, net HEE (7419) (109) : (16) S - (54 (15189) (3203) (18388 (25932
Disposal and wite-0f LE R (1,069) (1,610) 819) (1,079) (145) - W = (4,051) (4,051) 8779
Lease modffication/revision of a lease tem HEGY/ BaES o S S c o o o o (13479 (13473 (18413
Transferfrom investment properties sRELEnE 697 = = = = = 697 80,852 = 89,852 90,549
Transferto propertes held for sale BETRENENE (13,39) = = = = - (1336 (328M) = (328M) (46,267
Transferto assets held for sale EATREIEAE (1,168) = = = = - (1168 (46789) = (46785 (47,959
Exchange realignment Bz (5,084) (923) S (2,552 (249) (33 (0,149 (2,085) 2,157) (4,242 (13,385)
At 31 March 2023, net of accumulated RZBZ=%=§
deprecition and impaiment =R REH

HERAE 676,010 12,738 45533 40614 4743 19800 793447 1355 110854 402200 1,195,656
At 31 March 2023: W-F2=%=4

=1+-A8:
Cost 2t 867,560 219380 105725 92,652 11,545 5646 1352508 448021 8815 706842 2149350
Accumlated depreciaton and impaiment Z:HERAE (191,550) (206642) (60199  (52,039) (6802 (41837  (559061)  (156672)  (7961) (394633  (9636%4)
Net canying amount FESE 676,010 12738 4553 40614 4743 13800 793447 291355 110854 402200 1,195,656
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
o 75 R A< M = (48)

13. PROPERTY, PLANT AND EQUIPMENT

31 March 2023

T_=F=A=+—8

=

13. W% - BER&RE &)

(continued)
Owned assets Right-of-use assets
BREE fEREaE
Fumiture,
fixtures
Leasehold Pntand  and office Motor ~ Computer Leasehold
Buidings  improvements  machinery  equipment vehicles  equipment Total land Buidings Total Total
G- £2R
BF BENERE RRREE BOEHA ERT & BEDH g a3t &t
HK$'000 HK$'000 HK$'000 HK$'000 HK§ 000 HK§ 000 HKS'000 HK$'000 HK$'000 HK$'000 HK$000
TR TR ThRL Tin Tin Tin TiEn TR T TR ThRL
31 March 2022 RS-
At 31 March 2021 R-E--%ZA=1-R:
Cost A 888,378 21312 100,580 76,69 13,164 51516 1,351,646 426343 26018 652361 2,004,007
Accumulated depreciaton and impaiment SiERAE (155663 (62873 (@137 (39634 7293 (1819 (386 (04538 (147570 (2108 (69076Y)
Net carrying amount e 132,115 58439 59,207 37,062 5871 19,697 912991 321,801 8448 400265 1313246
At31 March 2021 and at 1 Apri 2021, net of RZ3=-%=f=1-BR
accumulated depreciation and impairment Z3--EMA-R Mk
ZiMERAR 13,115 58439 59207 37,062 5871 1067 9209t 1807 BME 025 1313246
Addtions HE 2610 6,487 926 18872 616 1513 31,084 35,575 96,498 132,073 163,157
Depreciaton provided durng he year ERfERE 5760 (36490) 039 (13247 (1699 758 @409 (18670 G424 6706 (161189)
Reversal o impaiment/(impaiment) RERD/(AE) 20,086 (1,266) = (174) = M) 18,575 2,044 (14,224) (12,180) 6,3%
Disposal and wite-off HERHH = (897) (177) (5.354) (é88) = (6916) = = = 6916)
Lease modifcation/fevison of alease tern RELH/BUES - - - - - = = = 5760 5760 5,769
Transfer to investment properties ERzRENE (169 8,920) - - - - (9,089 (6.200) - 6,200 (15,289)
Transferto properties held fo sale ERERELENE (6477) = = = = = B4 (15899 = (15898 (22370)
Revaluation E1 ) = = = = = ) (1539 = (1,533 (1,575)
Exchange realignment EiAg 275 458 - 1334 166 37 5000 1,141 909 2050 7059
At 31 March 2022, net of accumulated R-E--%§=f=t-8-
depreciation and impairment MRZHAERAE 25,118 17811 50,587 38493 4456 13918 851,043 321269 115,976 131245 1288288
At 31 March 2022: RZZF=A=1-R:
Cost A 888,014 24,647 101,255 90,110 12,187 53360 1,369,673 439604 25871 665481 2,035,054
Accumulated depreciaton and impaiment ZitfERER (162236 (0683 (0668 (GIGIT) [ (M2 BI8S%) (1183 (109001 (2826  (746766)
Net carrying amount e 5,118 17811 50,587 38,493 4456 13918 851,043 321,269 115,976 137245 1288288
“ECZFEFR RAREEARRXAA
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
81 75 ¥R Y oE ()

31 March2023 —E=_=F=A=+—H

13. PROPERTY, PLANT AND EQUIPMENT 13. ¥ - BEKRE(E)

(continued)

At 31 March 2023, certain of the Group’s owned buildings
with an aggregate carrying amount of HK$251,075,000
(2022: HK$335,875,000) and leasehold land, which is
included in right-of-use assets, with an aggregate carrying
amount of HK$286,321,000 (2022: HK$134,846,000)
and furniture and equipment of HK$2,463,000 (2022:
HK$3,340,000) were pledged to secure general banking
facilities granted to the Group (note 32).

As at 31 March 2023, as mentioned in note 3 to the financial
statements, there were external sources of information and
evidence available from internal reporting that indicates the
economic performance of some assets or CGUs are better
than expected while some CGUs continue to underperform.
Accordingly, impairment test of the property, plant and
equipment or related CGUs have been performed. For the
purpose of impairment assessment of property, plant and
equipment, each individual retail store or manufacturing
plant is identified as a separate CGU.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

13. PROPERTY, PLANT AND EQUIPMENT

(continued)

For the year ended 31 March 2023, as a result of the
impairment assessment, impairment losses of HK$109,000,
HK$16,000, and HK$6,641,000 were recognised based
on value in use in respect of the leasehold improvements,
furniture, fixtures and office equipment, and buildings
included in right-of-use assets, respectively (2022:
impairment losses of HK$1,796,000, HK$174,000,
HK$71,000 and HK$14,224,000 were recognised based
on value in use in respect of the leasehold improvements,
furniture, fixtures and office equipment, computer
equipment and buildings included in right-of-use assets,
respectively), of certain leased retail stores which continued
to underperform during the year ended 31 March 2023 and
were therefore partially impaired (2022: fully impaired). As
at 31 March 2023, the aggregated recoverable amount of
the assets of these retail stores for which impairment losses
have been recognised during the year was HK$6,663,000
(2022: Nil). In addition, a reversal of impairment of
HK$3,438,000 was recognised based on value in use in
respect of the buildings included in right-of-use assets of
certain leased retail stores which performed better than
expected during the year ended 31 March 2023. As at 31
March 2023, the aggregate recoverable amount of these
retail stores was HK$3,438,000. The discount rate applied
to the cash flow projections for the above impairment
assessments was 12% (2022: 12%).

BA R IR MY AL (48)

31 March2023 —E=_=F=A=+—H

13. W% - BEKHRE(E)

HEZZT--"F=HA=1+—HI1EFE -
ITRER R - K'Elﬂﬁzﬁﬁﬁf‘ffﬁf?f%
BRBEZS_=F=-A=1+—HLLFE
RERENE THETEEHNEREE
EMBREMHEMEERE KM KE
EMAEREARBFRAREEED
711109, ooo,%%syz + 16,000/ 7T }%.6,641,000
Br(ZE=—= %;z@ﬁﬁfﬁfﬁﬁdm)\ﬁ
Fﬁﬁiééf?mﬂi%%%ﬂl& A
MAEFZE  BHEK ﬁuwﬁﬂﬁwmﬁ
5 R E5181,796,0007%8 7T * 174,000/ 7T *
71 ooo;‘%ﬁ&m,zm,ooo;‘%ﬁ) 30 A I
DRE(CETEZZF : BERE) - ¥
:E::i:ﬂ:+—a*¢waﬁ%ﬁ
EEENZETEEHEEN TR EBEE
/46,663,000 TL(Z T = — 4 : ##) o It
SN BEZEZ=F=ZA=1T—HBLHF
=R ZK%IE&W@E@%%E@W&%
mETHESEERNEREEEME
B 18 F 1 528 (B # [81 3,438,000/& 7T ° H"
T =F=HA=1+—H %STEEH
9 ] U [B] 48 %8 453,438,0008 7T © @A
FiREFEORESREEANMRES
12%(ZFZZF : 12%) °
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
81 75 ¥R Y oE ()

31 March2023 —E=_=F=A=+—H

13. PROPERTY, PLANT AND EQUIPMENT 13. ¥ - BEKRE(E)

(continued)

For the year ended 31 March 2023, as a result of
the impairment assessment, impairment losses of
HK$7,419,000 and HK$15,434,000 (2022: impairment
losses of HK$3,430,000 and reversal of impairment loss of
HK$1,695,000) 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
(2022: decrease/increase) in the respective recoverable
amount of those retail stores for the year ended 31 March
2023. As at 31 March 2023, the aggregated recoverable
amount of these assets was HK$239,900,000 (2022:
HK$193,400,000) which was determined based on the
fair value less costs of disposal under direct comparison
approach determined by an independent professional
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.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

13. PROPERTY, PLANT AND EQUIPMENT 13.
(continued)

In addition, for the year ended 31 March 2023, reversal
of impairment losses of HK$249,000 was recognised in
respect of leasehold land (2022: reversal of impairment
losses of HK$23,516,000, HK$530,000 and HK$349,000 in
respect of the owned buildings, leasehold improvements and
leasehold land, respectively) of the Group’s manufacturing
plants due to the increase (2022: increase) in the
recoverable amounts which belongs to the pharmaceutical
segment. As at 31 March 2023, the aggregated recoverable
amount of the Group’s manufacturing plants for which
impairment losses have been reversed during the year was
HK$374,000,000 (2022: HK$376,000,000). The recoverable
amounts were determined based on the fair value less costs
of disposal under depreciated replacement cost approach
determined by an independent professional 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.

Below is a summary of the valuation technique used and the

BA R IR MY AL (48)

31 March2023 —E=_=F=A=+—H

M - BE KRR E &)

o KREBEREBEE T -_=F=/A=
T—HLEFERLEEREHAE iﬁﬂﬁ@m
BB B 18 B 21 249,000 T (T = —
REEETFT HEWERERHEELH
MR REE BB 5 523,516,000/8 7T
530 00078 7t 349,000/ T © RE 25
Bz AW BB M =T ==
ij]l]) R-ZE-_=F=A=+—H  F
NEREBREBENAEBEEREDN
A Uy [B] 48 %8 4 374,000,000/8 L (=T ==
& : 376,000,000/ 7T) ° AJ UK [E S BB TR
BATERDEXKANEABILIEESER
HEMETECMERBRRAEZET 5Tk
Hh B EAR R R Y 2 B B BIEAS LA R E A
TT&“EW@)\%@F Bt - AFEFER
ANFEBRTSERE=IE -

I E - BB M@ RA 2 G E

key input to the valuation of property, plant and equipment: FEREETEEGAEE -
Valuation technique Significant unobservable input Range
EERE EXATAEERAYE #E
2023 2022
—E-ZE —E-CF
Commercial properties Direct comparison method Price per square foot HK$8,000 to HK$9,000 to
HK$128,000 HK$137,000
ik BELRE SYHRER 8,000;& T2 9,000 &
128,000/ 1T 137,000/ 7T
Manufacturing plants Depreciated replacement Construction cost per HK$30,585 HK$28,329
approach square metre
EERRE FERRA FYRBERA 30,5857 1T 28,3207 7T

“ECCFFR O EARKEEERR

il

255



NOTES TO FINANCIAL STATEMENTS (CONTINUED)

B RS R IR MYEE (48)
31 March2023 —E-_=%=A=+—H

13. PROPERTY, PLANT AND EQUIPMENT
(continued)

A significant increase/(decrease) in the price per square
foot in isolation would result in a significantly higher/(lower)
recoverable amount of the property, plant and equipment.

A significant increase/(decrease) in the construction cost

13.

Y3 - BB KR (&)

SFHREREBAEEN, (R &
B - B KRG TRE S BAME L
7/ (FE8) « I RRER A EBAR
#I/ () REBNE - BERREZ

per square metre in isolation would result in a significantly
higher/(lower) recoverable amount of the property, plant and

AT Bl & AR LA (R -

equipment.
14. INVESTMENT PROPERTIES 14. REY*
2023 2022
—s=-= —E-=
Notes HK$’000 HK$’000
B aE FERT FHET
Carrying amount at beginning of year FYIREE 4,280,012 4,643,205
Additions NE 199,914 321,689
Disposal of subsidiaries HEHB A F 38 (48,800) (535,320)
Disposals e (25,752) (35,802)
Accrued rent-free rental income ZiteHAS WA (262) (147)
Transfer from/(to) property, #Ea/(B)Y
plant and equipment E L 13 (90,549) 15,289
Transfer to properties under development B ERRPYE = (3,205)
Lease modification MEEN (32,633) (70,363)
Net losses from fair value adjustments BEMEZRATFE
for owned properties FHEEEFE (4,997) (83,456)
Net losses from fair value adjustments SEMEZ ATFE
for sub-leased properties FEBEFE (157,907) (101,371)
Exchange realignment BEE 54, 8 B (239,911) 129,493
Carrying amount at end of year FREEME 3,879,115 4,280,012
Included in assets classified as held for sale st AN A EL
BECEE 28 (44,100) (52,300)
Included in assets of a disposal company FA—REEERT
L EE 28 (71,000) =
Investment properties as stated in the R=ZA=+—B8z2
consolidated statement of financial RE BRI E
position as at 31 March FIER 2B 3,764,015 4,227,712

256 Wang On Group Limited Annual Report 2023



14.

NOTES TO FINANCIAL STATEMENTS (CONTINUED)

INVESTMENT PROPERTIES (continued)

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

The investment properties were revalued by LCH (Asia-
Pacific) Surveyors Limited, RHL Appraisal Limited and Asset
Appraisal Limited, independent professionally qualified
valuers, at 31 March 2023 and 2022, respectively. The
finance 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
finance department holds discussion with the independent
valuers to verify major inputs to the independent valuation
reports. The finance department also assesses property
valuation movements by comparing to the prior year
valuation reports.

The investment properties are leased to third parties under
operating leases, further details of which are included in
note 15 to the financial statements.

At 31 March 2023, the Group’s investment properties with
an aggregate carrying value of HK$2,121,881,000 (2022:
HK$1,991,979,000) and certain rental income generated
therefrom were pledged to secure the Group’s general
banking facilities granted to the Group (note 32).

As at 31 March 2023, certain investment properties of the
Group situated in Mainland China, with an aggregate carrying
amount of HK$411,849,000 (2022: HK$475,418,000),
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.

At 31 March 2023, the Group's investment properties
included right-of-use assets with an aggregate carrying
value of HK$565,156,000 (2022: HK$573,781,000)

BA R IR MY AL (48)

31 March2023 —E=_=F=A=+—H

14. REWHE(E)

AEBZRENEBRUNBENRTEA
WerEE - IX  F% TEVERURE
EmRX ST o

&ﬁ%%ﬁﬁiﬁiAﬁﬂﬁ@%ﬂ%ﬁ
AEMBRAR - KFTTHEEBERA

T&¢ﬂL§F%@@ﬁﬁﬁ@ﬁﬁ%%
CECCER-E-_F=A=+—H#
T8, - MEHRE — /A - ZEE
BHREMS B IAEMNEEETS
B WEERARRSREREER - 3t
PEAR FEMBREETII AR BEE
B EME T EREF RERTTFRAN

Rt - REMEMKR - MHHSRBT
HEMERMN R - WEZEBILGEREH

ERBA - BTSRRI SEE - —
RSN BBETI -

REMFRREEHOBTE=T7 - Hitst
BEEN I RKRIEES ©
R-Z-=F=A=+—H  AFEKH

#8{EF32,121,881,0008 L (=T ==
1,991,979,000%870) 2 I EMZE - REFT
EEZETHESRABERIEALASEE
B—RIRTTREE 2 B R (FF5E32) ©

RZZE-_=F=ZA=+—H8 ' ~EBUR
Fp B0 (A 3 BR T 42 (B A 411,849,000 7T (—
T — — 4 475,418,000/ T) K& TIRE
MESEFEUAEEZSEMBAREE
AMAYERE - ARRIEERAE ' A%
B XIS AR AT B AR R
BIE - BAEEGEETKZSREYE
HIFTEREERT o

RZZEZ=F=A=+—H  ~EBZ&
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
81 75 ¥R Y oE ()

31 March2023 —E-_=%=A=+—H

14. INVESTMENT PROPERTIES (continued) 14. REWE(E)

For the years ended 31 March 2023 and 2022, the fair value REEZZT_=FR-T-__F=A=+
measurements of all investment properties of the Group —HIEFE  AEEREREMENLF
were categorised within Level 3 of the fair value hierarchy B ERATFEESATIERE-ERE
and details of their movements are disclosed above. BEFFIFN L URE o

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

Fair value measurement
using significant
unobservable inputs (Level 3)

RKAEATTBEERRAGEZ
AFEFE(E=RE)
2023 2022
—g=-= —F-=
HK$’000 HK$’000
FERT FAETT
Recurring fair value measurement for: KEMATETS :
Commercial properties [EEXZES 276,540 395,938
Industrial property T 71,000 86,000
Residential properties FEWE 44,100 52,300
Retail properties TEMHE 554,100 567,370
Agricultural produce exchange markets BREMR TS 2,933,375 3,178,404
Carrying amount at end of year FAREAEE 3,879,115 4,280,012
Included in assets classified as held AN BEARELEZ
for sale and assets of a disposal company BER—HHERTZ
(note 28) &= (fizE28) (115,100) (52,300)
Investment properties as stated in R=A=+—RB3ER
the consolidated statement of REMBARREKZIZE
financial position as at 31 March JES 3,764,015 4,227,712
During the year, there were no transfers of fair value FRN - AFEAENERE—EBRE_E

ZEEE  TEEE-EHAREL(Z
T__FE) e

measurements between Level 1 and Level 2 and no
transfers into or out of Level 3 (2022: Nil).
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14. INVESTMENT PROPERTIES (continued)

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

NOTES TO FINANCIAL STATEMENTS (CONTINUED)

Valuation techniques

X
KfhE

Significant unobservable inputs

BA R IR MY AL (48)

31 March2023 —E-_=%=A=+—H

14. REYZE(H)

MREY R GEMRA 2 EEE
T2HABE

Range or weighted average

HER & EATUBEGANE HENMETS

2023 2022

—BC=F —E-C
Commercial properties Direct comparison method Price per square foot HK$21,900 to HK$17,000 to
HK$87,000 HK$96,000
BENE HELBRA Y HRER 21,9008 T2 17,0007
87,000/ 1T Z096,000%87T
Industrial property Direct comparison method Price per square foot HK$3,295 HK$3,992
IxM% BELBRA FYHRER 3,295 7T 399247
Residential properties Investment method and direct Estimated rental value per square HK$7 to HK$8 to
comparison method foot and per month HK$36 HK$25
FEm% RELRERLEE ST AREANEER TATE36HET 8B E2HT
Capitalisation rate 1.7% to 4.9% 2.5% t0 5.4%
YN & 1.7%Z4.9% 2.5%%5.4%
Price per square foot HK$5,565 to HK$6,071
HK$12,552 to HK$14,069
BEARER 5,565/ L 2 6,071BLE
12,5528 10 14,0097 7T
Retail properties Investment method Estimated market rent per square HK$77 to HK$91 to
foot and per month HK$427 HK$422
TENZX RE fEEETHREATHESE TTERE4TEL  NATE422ET
Capitalisation rate 6.5% 6.5%
ERfL® 6.5% 6.5%
Agricuttural produce Direct comparison method and Price per square foot HK$355 to HK$384 to
exchange market investment method HK$360 HK$389
REMRX S5 BEUBARRE® FYHRER 3B5ETEI60ET  384ETEBIETL
Estimated rental value per square HK$132 to HK$143 to
foot and per month HK$1,075 HK$1,131
A ETAREAREER 1328 E1,015% T 1438211818
Capitalisation rate 7% to 9% 7% t0 9%
BRE® 1%Z9% 7%Z9%
TECZFFR RREBARRXAF
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
81 75 ¥R Y oE ()

31 March2023 —E=_=F=A=+—H

14.

15.

INVESTMENT PROPERTIES (continued)

As at 31 March 2023, 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 significant 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 significantly
lower/(higher) fair value of the investment properties. A
significant increase/(decrease) in the price per square foot
in isolation would result in a significantly higher/(lower) fair
value of the investment properties.

LEASES

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 office properties generally
have lease terms of 2 to 6 years, while retail shops generally
have lease terms between 2 and 6 years. Other equipment
generally has lease terms of 12 months or less and/or is
individually of low value. Generally, except for certain leased
retail shops, 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
notes 13 and 14 to the financial statements.
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14.

15.

REWE(E)
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
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15. LEASES (continued)

(b)

Lease liabilities

The carrying amounts of lease liabilities (included under

31 March2023 —E-_=%=A=+—H

15. HE (&)

(b) HEEME

FAHERBEG AEMEMNTEAR

other payables and accruals) and the movements EETER) CREBEREFHNT -
during the year are as follows:
2023 2022
—E-=F —E -
HK$°000 HK$’000
FET FHIT
Carrying amount at beginning of year REY 2 EREEE 774,344 666,989
New leases MEE 238,876 314,371
COVID-19-related rent concessions KA A ZCOVID-19
from lessors 2B R % (774) (1,960)
Revision of a lease term arising MET Al sH AR &
from a change in the non-cancellable mE4 2 HEEE]
period of a lease (10,527) (1,145)
Accretion of interest recognised FNRERAFI S 0
during the year 44,719 42,575
Payments - (204,242) (198,426)
Lease modification MEEN (40,679) (49,104)
Exchange realignment M WS (1,667) 1,044
Carrying amount at end of year RERZEREE 800,050 774,344
Analysed into: DA -
Current portion mehE o 199,738 170,641
Non-current portion FERBEBD 600,312 603,703
Carrying amount at end of year RER EREE 800,050 774,344
Analysed into: DR
Within one year —FR 199,738 170,641
In the second year REZFR 159,154 170,324
In the third to fifth years, inclusive RE=FEFRF
(REEEMF) 279,173 240,691
Beyond five years AFE 161,985 192,688
800,050 774,344

The maturity analysis of lease liabilities is disclosed in

note 47 to the financial statements.

KM EE4T °

“ECCFFR

EREERRR

ME B IE 2B HI D M 35 B8 10 B 7% e

il
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

R R AR M T ()

31 March2023 —E-_=%=A=+—H

15. LEASES (continued) 15. #HE (&)
(c) The amounts recognised in profit or loss in relation to (c) BEERNBERERNESBHOT :
leases are as follows:
2023 2022
—E-=F —E -
HK$°000 HK$’'000
FERT FAT
Interest on lease liabilities HEAREMNE 44,719 42,575
Depreciation charge of right-of-use assets £ FEEEHEE A 84,458 67,096
Fair value losses on sub-leased SR EMEZ N T EEE
investment properties 157,907 101,371
Expense relating to short-term leases HREHHE AN
(included in selling and distribution GrAHE ko #HA%)
expenses) 8,180 3,762
Expense relating to leases of HEXEBEEAEHERH
low-value assets (included in A GIATHRAR)
administrative expenses) 1,075 897
Variable lease payments not included WA ABHEBEZGTEN
in the measurement of lease liabilities AEAENRGEIAEE
(included in selling and distribution &5 iER)
expenses) 8,558 8,014
COVID-19-related rent concession KA HHEAZCOVID-19
from lessors W=l iy ) (774) (1,960)
Impairment of right-of-use assets included st A¥I% -« BEK&EZ
in property, plant and equipment ERAEEERE 18,388 12,180
Loss/(gain) on modification/termination B RIEREEHZ
of lease contracts BB () (627) 14,345
Total amount recognised in profit or loss R iE=ER A SR 321,884 248,280
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

15. LEASES (continued)

(d)

(e)

(f)

Extension and termination options

The Group has leases with remaining lease terms
ranging from more than 1 year to 15 years (2022: 1
year to 16 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$26,851,000 and HK$8,558,000 (2022:
HK$27,942,000 and HK$8,014,000), respectively.

The total cash outflow for leases and future cash
outflows relating to leases that have not yet
commenced are disclosed in notes 39(c) and 41(b) to
the financial statements, respectively.

BA R IR MY AL (48)

31 March2023 —E=_=F=A=+—H

15. & (&)

(d)

(e)

)

BMERKILRER

REBENHEEREN T 1FEUALEETS
F(ZZE-—F AFER16F)NET
HE - B ERRKRIEEREZENE
ERE 8 TR E R RIERE
TE - EAEBEABEEETEEM
SARIEREBER  HEETHNE
FTABHE R IR ERE -

AREENR

AEBHELZREAZTEME %5
HEBREUAEEBZTEMEE
EREXBEAREMNATEHEER
BER - ZEHENRERESF
EEREcLTH  -HZEHER
FEREZAEROETE KA &
MERIE D A £26,851,0007%8
7T %.8,558,0008 L (ZE ==

27,942,000/ 7t %.8,014,000/8 7T) °

MEMR SR LA &8 E KRR

A EHEBEMNRRESRLE D BIH
TR B R M 5E39(c) 41 (b) °

TECCFFR EAREEERRA



NOTES TO FINANCIAL STATEMENTS (CONTINUED)
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31 March2023 —E-_=%=A=+—H

15. LEASES (continued)

15. HE ()

() Operating leases () ®KR&EHEE
The Group leases and sub-leases its investment AEEREKLEHEE 28 HHE M
properties and, temporarily, certain of its properties DHEEREYEREREHEESR
held for sale consisting of Chinese wet markets and FTRELEWE  REMLREELN
commercial properties in Hong Kong; and agricultural RRETSEREAEDEARLRF
produce exchange markets in Mainland China under NitHWBRERR MG - HE
operating lease arrangements. The terms of the B —RERKFAPE I NRELIIE
leases generally require the tenants to pay security BRTTMATESRANE - REBFR
deposits and provide for periodic rent adjustments BROSHARARBSKWABRE
according to the prevailing market conditions. The 414,352,000 (===
aggregate amount of sub-licensing fee income and 468,981,000/87T) * BEAFIBEHR
rental income recognised by the Group during the BTSSRI EES ©
year was HK$414,352,000 (2022: HK$468,981,000),
details of which are included in note 5 to the financial
statements.
At 31 March 2023, the undiscounted lease payments A—E_=ZF=ZA=+—H ' &&
receivables by the Group in future periods under non- ERIFHEMBEPFIE BB T HEL
cancellable operating leases with its tenants are as EHERNEKARBREERER
follows: ™
2023 2022
—g=-= —ET-=
HK$’000 HK$’000
FHET FHETT
Within one year —FR 443,185 407,501
After one year but within two years —F P EMFUAR 195,682 224,060
After two years but within three years MEA EB=F AR 36,223 80,105
After three years but within four years =F A FBEOFEAR 7,022 14,704
After four years but within five years ME FERFAR 3,082 6,372
After five years REUE 5,038 17,729
690,232 750,471
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

15. LEASES (continued)

The Group as a lessor (continued)

(i)

Finance leases

The Group sub-leased seven (2022: four) retail shops
to its franchisees under finance lease arrangements,
with the leases negotiated for terms ranging from less
than 1 year to 3 years (2022: 3 years). The terms of
the leases require the tenants to pay security deposits.

The carrying amounts of net investments in subleases
included in other receivables, and the movements
during the year are as follows:

B 75 R AR P R ()

31 March2023 —E-_=%=A=+—H

15. HE (&)

AEEERLEA G

(1)

BMEHEE

AEEREREREZES RS
(CB==F  mETEEHTE
BHEEA  BREEANTFED —
FEZF(ZB-_F:=%) &
WERESEEBMTHES -

FANHEREFAGIARMER
B REENREBMT

2023 2022
—E-=F —E-—
HK$’000 HK$’000
FERT FH&T
Carrying amount at beginning of year REYZ REE 12,595 4174
Additions arising from new subleases FHEEACZAE 3,755 11,381
Accretion of finance income FAHERHBLE WAL N
recognised during the year 289 210
Proceeds from subleases DHEEMSFIA (4,128) (3,170)
Carrying amount at end of year RERZ FHEE 12,511 12,595
2023 2022
—E-=HF T
HK$’000 HK$’000
FERT FH&T
Analysed into: DA -
Current portion ENED 5,205 3,502
Non-current portion EmBNE D 7,306 9,093
12,511 12,595

TEEFR RREE

i)
i
=
>
Bl
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

B G FRRMIEE (48)
31 March2023 —E-_=¥¢=A=+—H

15. LEASES (continued)

15. HE ()

The Group as a lessor (continued)

(i) Finance leases (continued)

AEBEERLEA

(i)

At 31 March 2023, the undiscounted lease payments
receivables by the Group in future periods under non-
cancellable finance leases with its tenants are as

BMERE (@

R-ZZ-_=F=A=1t—H &&
BAR IR F AT E B & A Rl BE R
A Em YR B IR TH & IR

follows: T:
2023 2022
—E=-= T
HK$’000 HK$’000
FERT FAETT
Within one year —FR 5,497 3,713
After one year but within two years —F A EMFUAR 2,501 3,426
After two years but within three years MEA EB=F AR = 958
7,998 8,097
16. PROPERTIES UNDER DEVELOPMENT 16. R DY
Properties under development expected to be completed: TR TRIMNZERFYE
2023 2022
—E=-= T
HK$’000 HK$’000
FERT FHETT
Within the normal operating cycle included HBIEEEERD -
under current assets FFARBEE 2,436,349 3,376,279
Beyond the normal operating cycle included FEAIEE L ERAE
under non-current assets STAFEREEE 1,992,527 1,752,244
4,428,876 5,128,523
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

16. PROPERTIES UNDER DEVELOPMENT
(continued)

Properties under development expected to be completed

PR IR M T ()

31 March2023 —E-_=%=A=+—H

16. R FYE(H)

BETREREEBHATER M E 2 3R

within the normal operating cycle and recovered: Ry
2023 2022
—=E-= —Eg-=
HK$’000 HK$’000
FET FHIT
Within one year —F R 1,442,984 1,287,149
After one year —F1& 993,365 2,089,130
2,436,349 3,376,279
Located in: um :
Hong Kong BB 4,235,926 4,938,579
Mainland China A B A 192,950 189,944
4,428,876 5,128,523
Notes: BT

(i)

(i)

)

During the year ended 31 March 2023, a write-down of
properties under development of HK$30,183,000 was charged
to profit or loss (2022: Nil), which was related to properties under
development with a carrying amount of HK$196,670,000 as at
31 March 2028.

At 31 March 2023, the Group’s properties under development
with an aggregate carrying value of HK$4,187,627,000 (2022:
HK$4,829,678,000) were pledged to secure the Group’s general
banking facilities (note 32).

As at 31 March 2023, the leasehold land included in
properties under development in Hong Kong amounted to
HK$3,451,684,000 (2022: HK$4,077,414,000) has a remaining
lease terms of over 50 years.

Further particulars of the Group’s properties under development
are included on page 382.

(i)

(i)

()

REBE-ZZT=_=F=A=1+— amﬁr
R E 2 MUH30,183,0008 T (=T =
—F BB REBETNGR  HER =T
== =+—HEEEA196,670,0007%
TTHEREPMESE -

RZTE-_=F=A=+—8 " X&EEE@
#8{H1%4,187,627,0008 T(ZE =4 :
4,829,678,000/8 L) 2 BB W EE A
ERAEBER—MIBITHME 2 R
32) °

RZTZ_=ZFf=ZA=+—H & A
14%%/%Z%E¢%¥Ziﬁhj:iﬁz
#3,451,684,0008 T (===
4,077,414,000/87T) - E &2 MBI R505
AL -

AEEERE
382H °

TMEZE-SHBEANSE

TEFEFR AREEERRA



NOTES TO FINANCIAL STATEMENTS (CONTINUED)

B RS R IR MYEE (48)
31 March2023 —E-_=%=A=+—H

17. INTERESTS IN JOINT VENTURES

17. REEECER

2023 2022

—E-= =
HK$’000 HK$’000

FHET FH&TT
Share of net assets EIEEEFE 1,103,339 947,209
Loans to joint ventures e ETEER 2,533,688 1,849,154
Goodwill on acquisition WEEEZmE 1,376 1,376
3,638,403 2,797,739

Except for loans to joint ventures of HK$159,896,000
(2022: HK$699,973,000) which bear interest at rates of
9.5% (2022: ranging from 6% to 9.5%) per annum, the
remaining loans to joint ventures are interest free. All the
loans to joint venture are unsecured, repayable on demand
and are unlikely to be repaid in the foreseeable future, and

BRTmE & RERM 2 ER159,896,000
BIL(ZTEZZF : 699,973,000 L)
WMEMERYER(ZEZ =
9.5%)ETEHN  MEEDERBRIHBTE
HHEARRE - MEELEREZHEER
Y AERE - BREREE A TKIER

N F6%E

therefore in the opinion of the directors, these loans form
an integral part of the Group’s equity interest in the joint
ventures. There was no recent history of default and past
due amounts for loans to the joint ventures. As at 31 March
2023 and 2022, the loss allowance was assessed to be
minimal.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
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17. INTERESTS IN JOINT VENTURES (continued)

Particulars of the Group’s material joint ventures are as

17. A&

&

31 March2023 —E-_=%=A=+—H

13 2 s ()

AEBERGELRZFHBOT

follows:
Percentage
Place of of beneficial
Particulars of incorporation/ interests
issued shares registration attributable  Principal
Name held and business to the Group activities
L rEHE
g 3110 EiEEzZER
£1 FIEERITROFE KEwH ZEAL FEEH
Ease Mind Investments Limited Ordinary shares BVI 40  Investment
(‘Ease Mind") of US$1 each holding
BRIZTCERR EBRIES REER
Giant Harmony Limited Ordinary shares Hong Kong 50  Investment
(“Giant Harmony”) of HK$1 each holding
EMERAR ([FH) BRIBTZERR FBR REZMR
Oriental Sunlight Limited Ordinary shares BVI 50  Investment
(“Oriental Sunlight”) of US$1 each holding
BRIETZERR RBRIES REEKR

All these joint ventures are unlisted and indirectly held by
the Company and they are considered as material joint
ventures of the Group. These joint ventures, together with
their subsidiaries, are 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, these joint ventures are
considered as material joint ventures of the Group for the
year ended 31 March 2023 and therefore, summarised
financial information for these joint ventures for the
year ended 31 March 2023 is presented in the financial
statements.

MALESREMEHRIE LML HRART
BEFHE  BRARARECEXGEDR
X -ZFELCXERANBAREEN
BRNENEBERIMERE - WEHE
FOAARR

EERR HWERECENBE-T =
FZAZT-HALEEREAAEEZE
BEEE Bt WEARELEFREE"
T -F A=t RLEFEZMBEH
BMEBERMHEHRRET -

TECCFFR EAREEERRA



NOTES TO FINANCIAL STATEMENTS (CONTINUED)

R R AR M T ()

31 March2023 —E-_=%=A=+—H

17. INTERESTS IN JOINT VENTURES (continued) 17.

(@ The following tables illustrate the summarised financial
information in respect of Ease Mind and its subsidiary
(collectively the “EM Group”), Oriental Sunlight and its
subsidiaries (collectively the “OS Group”) and Giant
Harmony and its subsidiaries (collectively the “GH

REELE 2R (E)

TXREREMBEase Mind R W B
NEl(ABIEMEME]) - Oriental
Sunlight & £ @B A 7] (A8 OSE
B ) A R A R BB A R (&
MEED 2 HBERBMERELRE

S

Group”) and reconciled to the carrying amount in the WBmEAN 2 REEYER
consolidated financial statements:
2023
—EBE-=F
EM 0S GH
Group Group Group
EM&E 0S% EMER
HK$’000 HK$’000 HK$°000
TERT THET TAET
Cash and cash equivalents RekBFeFRIEER 178,916 29,004 119,899
Other current assets Himeh & E 1,249,971 1,207 6,443,107
Current assets MEEE 1,428,887 30,211 6,563,006
Non-current assets ERBEE 76 1,130,000 -
Financial liabilities, excluding trade and EREE  TREREN
other payables RN E MR ZIE (354,556) = (462,273)
Other current liabilities HinRgasm (885,649) (14,145) (4,085,239)
Current liabilities ik IE=R (1,240,205) (14,145) (4,547,512)
Non-current financial liabilities, FnBERMEE -
excluding trade and other payables TEERNEREHRK
Hfth e 308 - (437,834) (2,037,332)
Net assets/(liabilities) BE/(AB)FE 188,758 708,232 (21,838)
Reconciliation to the Group’s interests HAEERNAELEL
in the joint ventures: iR
Proportion of the Group’s ownership AEBEAREAG LD 40% 50% 50%
Group’s share of net assets of AEENERELRE
the joint ventures E3E 75,503 354,116 (10,919)
Capital contributed by a joint venture partner & &% B HTERA
not proportionate to its shareholding R A LB = = (9,000)
Loans to joint ventures R&EPEER 159,896 — 2,019,611
Carrying amount of the interests EREEE 235,399 354,116 1,999,692
Revenue Y zs 571,583 42,878 -
Interest income | EUA 3,534 19 1,220
Interest expenses FlEFY (29,923) (17,341) -
Tax charge HIERX (35,357) (2,786) -
Profit/(loss) and total comprehensive FRmA,/ (BB R
income/(loss) for the year 2E%E/(BR)
g 187,429 235,071 (18,009)
Dividend received B IR B = 8,500 =
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17. INTERESTS IN JOINT VENTURES (continued)

(b)

NOTES TO FINANCIAL STATEMENTS (CONTINUED)
8 75 ¥R Y oE (4

The following tables illustrate the summarised financial
information in respect of Wonder Sign Limited and its
subsidiaries (collectively the “WS Group”), EM Group,
CIFI Property 202006 Limited and its subsidiaries
(collectively the “CIFI Property Group”), OS Group

31 March2023 —E-_=%=A=+—H

17. REELE 2R ()

(b)

T&RRE B BWonder Sign Limited

LREWBAR(REIWSER])
EM&EE - JEIEH E202006 F R 2~
AIREMBRR (RHEEEEESR
M)  OSKEEEMEEZUBE

and GH Group and reconciled to the carrying amount B E K EIRE M BRRAERE
in the consolidated financial statements: (EEIE
2022
CIFl
WS EM Property 0S GH
Group Group Group Group Group
iy
WSEE EMEER WEEE OS&B Eh&E
HK$000  HK$'000  HK$000  HK$000  HK$000
FEL FAEL FEL FEL FEL
Cash and cash equivalents RekReEREE 12,502 6,403 684 23750 109,895
Other current assets HthngaE 969,689 1,803,887 2,055,654 3792 472,078
Current assets MEEE 982,191 1,810,290 2,056,338 27542 581,973
Non-current assets ERBEE - 76 - 910,000 2,611,543
Financial liabilties, excluding trade and £ RB & * TAERER
other payables R REMERTE - (636,040)  (864,800) - (60,000)
Other current liabilities HEtnEaE (118,253) (1,152,580) (1,172,757)  (12,366) (1,876,230)
Current liabilities mEaE (118253) (1,788,620) (2,037,557)  (12,366) (1,936,230)
Non-current financial liabilities, excluding ~ 3EREISRIERE -
trade and other payables TEREETERR
Hi TR (279,762) = - (435,015) (1,261,115)
Net assets/(liabilties) BE/(8fR)FE 584,176 21,746 18,781 490,161 (3,829)
“ECCFFR EREEBRAA



NOTES TO FINANCIAL STATEMENTS (CONTINUED)

R R AR M T ()

31 March2023 —E-_=%=A=+—H

17. INTERESTS IN JOINT VENTURES (continued) 17. R& & ¥ > (#)
(b)  (continued) ) (&)
2022
—E__F
CIFI
WS EM Property 0S GH
Group Group Group Group Group
b
WS£E EMEE wEEE 0SB EMEE
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
FET FET FET FET FET
Reconciliation to the Group's interests in =~ EAREBRNAERE 2
the joint ventures: Baik
Proportion of the Group’s ownership KEBHEBREMEL 50% 40% 40% 50% 50%
Group’s share of net assets of the joint ~ AEEAEA L%
ventures BEFE 292,088 8,698 7,512 245,081 (1,915)
Capital contributed by a joint venture BEMEBHIERE
partner not proportionate to its F R LA
shareholding - - (5,400) - (1,200)
Loans to joint ventures MagtEER 8,831 185,514 514,459 - 924,381
Carrying amount of the interests BxEEE 300,919 194212 516,571 245,081 921,266
Revenue Wiz 741612 1,219,795 = 39,655 =
Interest income HMEBA = 15 - - -
Interest expenses MERZ (1,753)  (59,725) = (9,437 =
Tax charge HER (29579)  (77,692) (2,685) (3,572) =
Profit/(loss) and total comprehensive FREF/ (858)
income/(loss) for the year 2ENE/(BR)EE 106508 474,740 13385 129,886 (3,829)
Dividend received B8 347,596 414,000 - 7,000 -

In the opinion of the directors, WS Group and
CIFI Property Group are no longer considered as
material joint venture of the Group for the year
ended 31 March 2023, and therefore, summarised
financial information for WS Group and CIFI
Property Group for the year ended 31 March
2023 is not presented in the financial statements.
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17. INTERESTS IN JOINT VENTURES (continued)

NOTES TO FINANCIAL STATEMENTS (CONTINUED)
o 75 R A< M = (48)

31 March2023 —E-_=%=A=+—H

17. REELE 2R ()

() The following table illustrates the aggregate financial € THREMAAEBLIFEBAIERNZE
information of the Group’s joint ventures that are not B IEBIUFEER
individually material:
2023 2022
—E-= —EF-—
HK$’000 HK$’000
FET FHET
Share of the joint ventures’ profit e L EFREN
for the year, net FE 133,750 113,604
Share of the joint ventures’ other BliEEETEFRNEM
comprehensive income/(loss) for the year 2 E W5/ (E518) (8,303) 4,571
Share of the joint ventures’ total BhEELEFAEZE
comprehensive income for the year gtk 125,447 118,175
Dividend received B E 123,217 3,207
Loans to joint ventures MAaLrEER 354,181 215,969
Aggregate carrying amount of the Group’s ZAEBRZZAEELEY
interests in the joint ventures 7 BREE 1,049,196 619,690
18. INTERESTS IN ASSOCIATES 18. REtE N B 2=
2023 2022
—E-=F —E -
HK$’000 HK$'000
FET FHIT
Share of net assets DIEEEFE 4,500 4,358
Loan to an associate ) — AR & QR E R 18,976 18,403
23,476 22,761
“ECCFFR EREEFRAA



NOTES TO FINANCIAL STATEMENTS (CONTINUED)

B 75 R 2R P R ()

31 March2023 —E-_=¥¢=A=+—H

18. INTERESTS IN ASSOCIATES (continued)

Note:

The following table illustrates the aggregate summarised financial
information of the Group’s associates that are not individually material:

18. REE N F 2= (&)

it

TEMRAEELEBNEAZ BEAT 2 B
BBEN :

2023 2022

—E-= —E -

HK$’000 HK$'000

FHET FHET

Share of the associates’ profits and losses for the year BB E R ARFEER 2,969 2,126

Dividend received BHAR S 2,250 600
Aggregate carrying amount of the Group’s REBRZEHRE T2

interests in the associates M 2 BERTE 23,476 22,761

19. FINANCIAL ASSETS AT FAIR VALUE

19. RAFEFAEMEZHKEZE

THROUGH OTHER COMPREHENSIVE A& =
INCOME
2023 2022
—E-= ==
Notes HK$’000 HK$’000
B 5 THT FEIT
Listed equity investments, at fair value ERAERE -
b /NS () 111,249 209,417
Listed debt investments, at fair value, THEKEE
net of impairment =N FE R
VERED) (i), (i) 263,932 245,879
375,181 455,296
Less: Financial assets included B FTAIERE
in non-current assets BEZCSRMEE (323,376) (295,274)
Current portion MBNER 51,805 160,022
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

19. FINANCIAL ASSETS AT FAIR VALUE
THROUGH OTHER COMPREHENSIVE
INCOME (continued)

Notes:

0

(i)

(i)

The above equity investments are investments in certain
companies 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. The fair value of each of these companies
represent less than 1% of the net assets of the Group as at 31
March 2023 and 2022.

During the year ended 31 March 2023, the Group received
dividends in the amount of HK$2,498,000 (2022: HK$9,231,000)
from the equity investments designated at fair value through
other comprehensive income.

During the year ended 31 March 2023, the Group disposed
of certain listed debt investments at fair value through
other comprehensive income of HK$31,140,000 (2022:
HK$383,665,000).

Impairment assessment of debt investments at fair value through
other comprehensive income

As at 31 March 2023, except for certain listed debt investments
of HK$43,408,000 which were categorised within Stage 3 (2022:
HK$50,463,000), none of the listed debt investments were
overdue, and HK$220,524,000 were categorised within Stage
1 (2022: HK$192,767,000 within Stage 1 and HK$2,649,000
within Stage 2, respectively) for the assessment of ECLs.

An impairment analysis was performed at 31 March 2023
and 2022 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 2023, the probability of default
applied ranged from 0.0002% to 100% (2022: 0.03% to 100%)
and the loss given default was estimated to be approximately
53.7% t0 90.4% (2022: 56.8% to 92.42%).

BA R IR MY AL (48)

31 March2023 —E-_=%=A=+—H

19. RAFEFTAHMEZEKEZE
mEE(E)

(i)

(i)

J:LH%E&E%%IE%‘}%E@ REFETHE
NAEIMIRE  MARAEERAZSE
ﬁ%%ﬁ%l‘i%ﬁ R AT E M 1 T AR A
FEFAEMBEERZ R_T_=ZFK
—ZE-—F=ZRA=+—8 ' %ZE12A%A
ZRAFEEREBEEFBEIBAT ©

HE_ZT-_=F=R=+—HILEE &
EERBEAFEFAEMBEE KM
R E U EN2,498,00008 T E (Z T - —
£ : 9,231,000 7T) °

RBE_T_=F=R=+—HIEE
AEEDHESE THRAFEFAKMEE
Wz EHEBIRES1,140,0008 T (ZF
Z 4 : 383,665,000/ T) °

BATEN AR RE W2 BHERE D
AR

R-ZE—_=F=A=+—H BRETLES
B E 43,408,000 TE D EASE —rf
BAINZ=—Z = — 4 : 50,463,000/8 7T)
MEBREHREBE 220,524,0005%7‘5%)32
DEATHEHEEEBBCE—RECE
£ 192,767,000 LEF —PEE A
2,649,000/ L —FEER ) ©

RZEZ=FR=_TE-_F=A=+—H
REHEEBERUNRAKSEERRE
BT AR RIR AR A E OB R AE
HEDETREM T - RZTE_=ZF=A=
+—H - FTERMELNBEENT0.0002%
Z100%(ZZF = =4 : 0.03%ZF100%) * M
EHBLMET AL53.7%E90.4%(ZF =
T4 56.8%E92.42%) °
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

BB AR MY AL

(#%&)

31 March2023 —E-_=%=A=+—H

19. FINANCIAL ASSETS AT FAIR VALUE
THROUGH OTHER COMPREHENSIVE
INCOME (continued)

Notes: (continued)

(i)

(iv)

Impairment assessment of debt investments at fair value through
other comprehensive income (continued)

The movements in the loss allowance for the impairment of debt
investments at fair value through other comprehensive income
are as follows:

19. RAFEFTAHMEZEKEZE
& = (48)

i

(i)

(®)

BAVEFAREMEEARGEZBEHREN
ERHE (&)

N FEFAE 2 s 7 E IR
@Eﬁ?ﬁﬁﬁ AEHANT

2023 2022
—E=-= T
HK$’000 HK$'000
FHET FHET
At beginning of year REY] 275,257 64,197
Asset derecognised BRIEERZBE (48,284) (4,170)
Impairment losses/(reversal of impairment losses), BB ~ OF (& &5 18 & @)
net ;fptgﬁ
Changes in risk parameters % 0 [E] 26,030 91,089
New investments purchased %ﬁ,ﬁ%)\&é = 124,141
26,030 215,230
At end of year RER 253,003 275,257
At 31 March 2023, the Group’s financial assets at fair value i) E/Q\* F-=F=A=+T—-H" $$ A %
through other comprehensive income with an aggregate carrying AVEFARMMEEREZ R ﬁ_ EZ
value of HK$126,923,000 (2022: HK$277,124,000) were BRI #818126,923,0008 T (= E - —

A
pledged to secure the Group’s general banking facilities (note 277:12‘4000’% E)\E\ﬁﬁ{/ﬁﬁz’gﬁ RE—&K
3. RITRE 2 JAR (HHE32)

v RZZEZZFtA FEEMASEEREA

In July 2022, one of the issuers of the listed debt investments
held by the Group with aggregate carrying amounts of
HK$8,570,000 and HK$3,302,000, which originally matured
on 27 February 2023 and 11 July 2024 respectively, had
successfully extended the maturity date of the issued bonds to
11 July 2027 and 11 July 2028, respectively. The issuer reduced
the annualised coupon rates ranging from 8.125% to 6.5%
and from 8.125% to 6.5% respectively. As a result, the Group
recognised a loss on modification of debt investments at fair
value through other comprehensive income of HK$4,573,000 in
profit or loss.
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{&/58,570,0005 7T }2.3,302,000/8 7T 2 +
TEEREBRAIR-_ZE-_=F-f=+
+tAR-_ZE-_MELA+—BEH ZHSF
—%%TTAEWUJH—rﬁﬁéTﬂE%Zi‘JHﬂE
DRERE_TE_+tFtLtA+—HEZ
“NEEA+—A8 - BT /\Tpﬂiftmﬁ
MES BN F8.125%E6.5% K 8.125% %
6.5% ° ALt * AEERIBRERISTIERA
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4,573,000 7T °



NOTES TO FINANCIAL STATEMENTS (CONTINUED)

19. FINANCIAL ASSETS AT FAIR VALUE
THROUGH OTHER COMPREHENSIVE
INCOME (continued)

20.

Notes:

(vi)

(continued)

In July 2022, one of the issuers of the listed debt investments
held by the Group with aggregate carrying amounts of
HK$104,439,000 and HK$28,007,000 which originally matured
in 12 August 2022 and 9 February 2023 respectively, had
successfully extended the maturity date of the issued bond to
12 April 2024 and 9 October 2024, respectively. The issuer
reduced the annualised coupon rates ranging from 11.5% to
9.0% and from 11.95% to 9.0% respectively. As a result, the
Group recognised aggregate losses on modification of debt
investments at fair value through other comprehensive income of
HK$2,217,000 in profit or loss.

PROPERTIES HELD FOR SALE

PR IR M T ()

31 March2023 —E-_=%=A=+—H

19. RAFEFTAHMEZEKEZE
mEE(E)

i

(vi)

(&)

RZZEZZF+ A AEBEFEAEREE
& /4104,439,000/% 7t 228,007,000 T
ZETMEBEREFRERIIR-_ZT=__FN
A+t-AkR=-ZZ-_=F-_AhB3E) 2
HEh—RBITAERNBEETESZE
HAESRERE-_Z-_MEWA+=-_HK
—E-_F+ANH BITATHFLLE
EFED BN F11.5%E9.0% K% 11.95% =
9.0% ° .JHZ $E@}5A$§ﬁnﬁgugﬂ/nT&
FEFAREMBEAKS ZEFIREZBE
182,217,000/ 7T °

20. HFIEHLEWE

2023 2022
—_E-= —Eg-=

HK$’000 HK$’'000

T FHET

Carrying amount at 31 March R=ZA=+—HZEEE 1,484,068 1,977,986
Located in: R

Hong Kong B 249,649 487,139

Mainland China A B A 1,234,419 1,490,847

1,484,068 1,977,986

Notes:

(

)

(i)

(i)

During the year ended 31 March 2023, write-down of properties
held for sale of HK$44,150,000 was charged to profit or
loss (2022: Nil), which was related to a commercial property
held for sale in Hong Kong and two agricultural produce
exchange markets in Mainland China with carrying values of
HK$123,547,000 and HK$261,261,000, respectively.

At 31 March 2023, the Group’s properties held for sale with
an aggregate carrying value of HK$601,423,000 (2022:
HK$1,081,572,000) were pledged to secure the Group’s general
banking facilities (note 32).

Further particulars of the Group’s properties held for sale are
included on page 381.

(i)

i)

BE-_ZE-_=F=A=+—RHILFE #
{EH &MU 44,150,000 7L B RN 1828
HBR(CEZ—F &) RN EER
EHENBEDERVNPEABLHR
BEERARSMSAR  EEES A
123,547,0007% 7T 2 261,261,000/ 7T °

RZBE-_=F=A=+—H A£8EK
M4 1E601,423,000 T (Z 8B = — 4 :
1,081,572,000% 7T) Z F1EH EMEE K
FHEBARNEBR —MBTRHE ZERME
32) °

BRAKBERELEME ZE—THEBR
ME3BIE o

TZFFR EEARR

ol

BEE
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

R R AR M T ()

31 March2023 —E-_=%=A=+—H

21.

22.

INVENTORIES
2023 2022
—=s-= —E-=
HK$°000 HK$’000
FERT FHETT
Raw materials and consumables RE OB FE i 68,603 69,443
Work in progress fEETR2 10,383 4,612
Finished goods X i 130,621 114,124
209,607 188,179
TRADE RECEIVABLES 22, FEUBRFX
2023 2022
—E-= ==
HK$°000 HK$’000
FET FET
Trade receivables JE W BR TR 117,166 125,717
Impairment BE (24,144) (20,790)
93,022 104,927
The Group’s trading terms with its customers are mainly on AEEFEEXFHNE S ERKRZBRER

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 diversified customers, there is no significant
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.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

22. TRADE RECEIVABLES (continued)

Included in the Group’s trade receivables are amounts due
from the Group’s joint ventures of HK$8,203,000 (2022:
HK$10,086,000), with credit periods ranging from 10 to 90
days.

Included in the Group’s trade receivables are amounts
due from the Group’s associates of HK$5,908,000 (2022:
HK$6,828,000) which are repayable on credit terms similar
to those offered to the major customers of the Group.

An ageing analysis of the trade receivables as at the end of
the reporting period, based on the invoice date and net of
provisions, is as follows:

BA R IR MY AL (48)

31 March2023 —E-_=%=A=+—H

. BUWARK (&)

SFAREBEWRERER AR AERS S
1% 7 788,203,000 T (ZE ==
10,086,000/ 7C) " EEHNF10=90
E o

HAREERKERAEKAE B E
ANA 2 R IE5,908,000/8 T(ZFE ==
6,828,000/ 7T) + 1M A 518 T R A
AEEXTEXPIEHMBELUGEERKE
i o

REZBHMNGBEERAE  NREH
R EUWRARARE D ITEAT

2023 2022
—E—-= — T

HK$°000 HK$’000

T FHET

Within 1 month —@AR 48,599 75,459
1 to 3 months —Z=@A 24,898 9,433
3 to 6 months =&~ EA 12,864 8,267
Over 6 months BB~ E A 6,661 11,768
93,022 104,927

TECCFFR EAREEERRA



NOTES TO FINANCIAL STATEMENTS (CONTINUED)
81 75 ¥R Y oE ()

31 March2023 —E-_=%=A=+—H

22. TRADE RECEIVABLES (continued) 22, FEWBRF (&)

The movements in loss allowance for the impairment of
trade receivables are as follows:

FEN PR TR E R B 2 B g T

2023 2022

—E-= —E-=
HK$’000 HK$’000
FERT FATT
At beginning of year R EH) 20,790 20,862
Impairment loss, net VEREY SEi-be 9,890 7,382
Exchange realignment bE W AR (1,118) 547
Amount written off as uncollectible B 8H 2 BRI B 5K I8 (5,418) (8,001)
At end of year RER 24,144 20,790

An impairment analysis is performed at each reporting date
using a provision matrix to measure ECLs. The provision
rates are based on days past due for groupings of various
customer segments with similar loss patterns (i.e., by
geographical region, product type, customer type and
rating). The calculation reflects the probability-weighted
outcome, the time value of money and reasonable and
supportable information that is available at the reporting
date about past events, current conditions and forecasts of
future economic conditions. Generally, trade receivables are
written off if past due for more than one year and are not
subject to enforcement activity.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
o 75 R A< M = (48)

31 March2023 —E-_=%=A=+—H

22. TRADE RECEIVABLES (continued) 22. BEUWERX (&)
Set out below is the information about the credit risk FRAASEHAREFEEEFT =/ EUIERK
exposure on the Group’s trade receivables using a provision HEERMEEREHIIAT
matrix:
As at 31 March 2023 R-EBE-_=F=H=+—H
Past due
as
Within 1t03 3to6 Over 6
Current 1 month months months months Total
08 -fAR -E=@A Z=Z~HA RBEAEA @it
Expected oredit loss rate RHEEEEL 0.47% 060%  12.66% 520%  8540%  2061%
Gross carrying amount (HK$'000)  REAE(THT) 68,738 13,982 5,042 1,436 27,068 117,166
Expected credit losses (HK$'000) ~ EHEERE(TEL) 17 84 752 76 23,115 24,144
As at 31 March 2022 RZZE-—F=A=+—H
Past due
Within 1103 3106 Over 6
Current 1 month months months months Total
8 —@AR -E=fR Z=Z~EA BEAEAR b
Expected credit loss rate BHEEBEXR 1.22% 1.61% 6.53% 34.84% 67.99% 16.54%
Gross carrying amount (HK$'000)  REAE(THET) 82,131 6,937 5,602 5,428 25,619 125,717
Expected credit losses (HK$'000) ~ FEHIEEEE(THT) 1,003 112 366 1,891 17,418 20,790

TECCFFR AREEERRH



NOTES TO FINANCIAL STATEMENTS (CONTINUED)

B RS R IR MYEE (48)
31 March2023 —E-_=%=A=+—H

23. LOANS AND INTEREST RECEIVABLES

23. EWERERAE

2023 2022
—ZE=-= —F——
Notes HK$’000 HK$’000
B 5 FTHBT FET
Loans and interest receivables, secured EUWE R EF A
H1E (), (i) 300,108 495,203
Loans and interest receivables, unsecured JEUWE R LA B -
IR 79,074 77,298
388,182 572,501
Less: Impairment allowance B ORERE (iv) (75,723) (96,809)
312,459 475,692
Less: Loans and interest receivables B DB AIERD
classified as non-current assets BEZEW
R EF A (21,597) (90,532)
Current portion mENE D 290,862 385,160
Notes: MIEE -

(i) These loans receivable are stated at amortised cost at effective
interest rates ranging from 5% to 36% (2022: 5% to 36%). The
credit terms of these loans receivable range from 2 months to 10
years (2022: 3 months to 10 years).

(i) These loans receivable are stated at amortised cost at effective
interest rates ranging from 1% to 36% (2022: 1% to 36%). The
credit terms of these loans receivable range from 3 months to 72
months (2022: 6 months to 72 months).

(i) At 31 March 2023, none of the Group’s loans receivable (2022:

HK$141,460,000 of the Group’s loans receivable) was pledged
to secure the Group’s other borrowings (note 32).
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(i)

(i)

ZERBERTDBREN T5%E36%(=F
T 5% E36%) HE B RAZ A
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23.

NOTES TO FINANCIAL STATEMENTS (CONTINUED)

BA R IR MY AL (48)

31 March2023 —E-_=%=A=+—H

LOANS AND INTEREST RECEIVABLES 23. ERERKRFE(E)
(continued)
Notes: (continued) i (B
(v)  The movements in loss allowance for the impairment of loans FREREFEZREBGEREZSH W
and interest receivables are as follows: T
2023 2022
—E-=F —ET -4
HK$’000 HK$’000
FET FHET
At beginning of year RET] 96,809 64,294
Impairment losses recognised, net EERREEEFRE 2,168 34,289
Exchange realignment HE 5 R (3,436) 1,876
Amount written off as uncollectible B 2 A B IR (19,818) (3,650)
At end of year RER 75,723 96,809

As at 31 March 2023, loans and interest receivables of
HK$209,523,000 (2022: HK$245,745,000) 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 2023, loans and interest receivables of
HK$35,030,000 (2022: HK$223,734,000) and HK$143,629,000
(2022: HK$103,022,000) 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 first
or second charge on properties, personal guarantee or share
charge, management also takes into account the mitigating
effect of the value of the collateral in the ECL analysis. As at 31
March 2023, the probability of default applied ranged from 0.01%
to 100% (2022: 0.03% to 100%) and the loss given default rates
ranged from 53.7% to 97.27% (2022: 56.80% to 97.27%).

RZZEZ=F=ZA=+—80 BREX
R HB209,523,000 T (ZF = 4 :
m5m5m@ﬁﬂﬁ#ﬁ§%ﬁ mArE

RERBOR A EENEEBIESEAS

—F%Ex @

RZZEZ=F=ZA=+—80 BREX
& 8.385,080,000 t (== —F :
223,734,0007% 7t) } 143,629,000 7T (=
T~ — 4 103,022,000 T) @ - MW
ZEERED R G RBEEEESE
BE PR R = PEER o

ﬁéiﬂiﬁﬁtaz;ﬁ@ DT EE B IEE
E%Tﬁf’lfﬁj 2EEEAKATE LR

7ZL%\7HMLMK%L%7$%$Et
i&?ﬂaﬁ cWRINE —HE _EM
A0~ fE A VE (R 3% 10 38 A0 1 1K IR A9 B Uk
f,?x&ﬂ%ﬁﬁ:. BB N RIS
REHCEEFEEIMNEBERTYE -
R-ZE-_=ZF=ZA=+—H CEAN
BHRAENT0.01%2100% (=T - —
F 1 0.03%Z=100%) @ MELBRENT
53.7%FE97.27T%(— T~ —4F : 56.80% %
97.27%) °
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

R R AR M T ()

31 March2023 —E-_=%=A=+—H

24. PREPAYMENTS, OTHER RECEIVABLES AND 24. FE{Y#IE -

Ht FRURIE K E

OTHER ASSETS BE
2023 2022
—E-= - S
Note HK$°000 HK$ 000
P aE FHET FHET
Prepayments TE FR 62,858 52,068
Deposits e 185,600 362,741
Other receivables H A & W kIR 449,070 359,259
Right-of-return assets REEEE 1,666 1,301
Net investment in subleases DHEEREFRE 15 12,511 12,595
Total prepayments, other receivables TRTRIE - Bl
and other assets JE WO IR R A
BEER 711,705 787,964
Less: Impairment allowance B ORERE (751) (288)
710,954 787,676
Less: Prepayment, other receivables and B DERERE
other assets classified as BEZEN
non-current assets A - HAM
JiE s 308 &
HmEE (195,681) (182,468)
Portion classified as current assets DERRBEEZ
B 515,273 605,208

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 balance of HK$14,385,000 (2022:
HK$14,327,000) 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 2023, the probability of
default applied ranged from 0.5% to 5.2% (2022: 0.2%
to 2.0%) and the loss given default was estimated to be
approximately 59.1% to 63.6% (2022: 56.8% to 63.0%).
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24. PREPAYMENTS, OTHER RECEIVABLES AND 24.

25.

NOTES TO FINANCIAL STATEMENTS (CONTINUED)

OTHER ASSETS (continued)

The movements in the loss allowance for the impairment of
financial assets included in prepayments, other receivables
and other assets are as follows:

B 75 FRRMIEE (58)
31 March2023 —E-_=%=A=+—H

BNARE - AWK Efi
aBE (R

AEATRMFOR - R EUGAREMEE
ZEMEEREZBBRBEEBEESHWT

2023 2022
—E-=F T

HK$’000 HK$’000

FExT FH&TT

At beginning of year R E ) 288 237

Impairment loss, net BEEEFE 483 31

Exchange realignment BEE 54, 8 B (20) 20

At end of year RER 751 288
COST OF OBTAINING CONTRACTS 25. BEBEHNZHAE

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 2023, sales
commission of HK$155,894,000 (2022: HK$30,063,000)
was charged to profit or loss.

BISEEHNZKAEREYEHERBND
NEMEERE - AEBEERNEER
SR WRERKEEBAYEHEE A
EREZIBRABEERSHERAY - &
EZE_=F=ZA=1+—HBILFE
E M4 155,894,000 T(Z T - —
30,063,000/ 7T) 2 BB =k ©
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
81 75 ¥R Y oE ()

31 March2023 —E-_=%=A=+—H

26. FINANCIAL ASSETS AT FAIR VALUE 26. RAFEFTAEZZERMEE

THROUGH PROFIT OR LOSS

2023 2022
—E-= -

Note HK$’000 HK$’000

B 5T FExT FHT

Listed funds FHES 12,109 86,054

Unlisted funds, at fair value JEETES  BAYE 197,794 335,504

Listed equity investments ERRAEE 16,464 2,597

Convertible bonds, at fair value B ES - BA 49,510 46,374

Derivative financial instruments PTESMTA

— Derivative component of unsecured - BERRERLN

notes PTHEER S 31 5,456 9,849

— Interest rate swaps — F &4 HY - 4,349

- Put options — FREE A 1,480 =

282,813 484,727

Portion classified as non-current assets 7 f8&IERE B ERZL D (201,934) (171,842)

Current portion mENE D 80,879 312,885

The above funds and convertible bonds at 31 March 2023
and 2022 were mandatorily classified as financial assets
at fair value through profit or loss as their contractual cash
flows are not solely payments of principal and interest.
Details of the fair value hierarchy of the financial assets at
fair value through profit or loss are set out in note 46 to the
financial statements.

At the end of the reporting period, the financial assets at
fair value through profit or loss that were denominated in
US$, Japanese Yen ("JPY"), British Pound Sterling ("GBP")
and Australian Dollar ("AUD"), other than the functional
currencies of the respective group entities, amounted to
HK$216,576,000, HK$2,237,000, HK$2,596,000 and
HK$6,924,000 (2022: US$ and JPY of HK$379,645,000
and HK$2,233,000).

At 31 March 2023, certain of Group’s financial assets at fair
value through profit or loss with an aggregate carrying value
of HK$12,109,000 (2022: HK$103,144,000) were pledged
to secure the Group’s general banking facilities (note 32).
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RBEHR REBESEEREAIE
g X BEI(BHE] - B8
(T#gED R T(RTDFEZEAFE
AFABRZERMEEAR216,576,0008
JT ~ 2,237,000 7T * 2,596,000 7T M
6,924,000 L (ZT=2F : LETKA
Bl 5HE A&379,645,000/8 7t 22,233,000
BIT) ©
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HEETEE A12,109,0008 T (ZE ==
¢ 103,144,000 7T) 2 R FEFT A
BareREECEBERRER —RKIR
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26. FINANCIAL ASSETS AT FAIR VALUE 26.

27.

NOTES TO FINANCIAL STATEMENTS (CONTINUED)
o 75 R A< M = (48)

THROUGH PROFIT OR LOSS (continued)

Financial assets (continued)

At 31 March 2022, the Group had various interest rate
swaps to manage its interest rate exposures. These interest
rate swaps were not designated for hedge purposes and
were measured at fair value through profit or loss. All of the
interest rate swap contracts have been terminated during

the year ended 31 March 2023.

EREEE)

31 March2023 —E-_=%=A=+—H

BAFEFABEZ2EHEE (R

R-EBE-_—F=ZA=+—H AEBED#E
THEMNRERUEEERNRRAR - %5
FIRFEWIEIEEAREHFE R - WIEA
FEFABRFE - BE_ZT_=F=A
=+—HIEFE  FANXREHREHEE
BRAE o

CASH AND BANK BALANCES, PLEDGED 27. RERWITHES SHEAERR
DEPOSITS AND RESTRICTED BANK 3 BR #4817 45 84
BALANCES
2023 2022
—E-= -
Notes HK$’000 HK$’000
M FHET FHET
Cash and bank balances He MIRITER 854,290 1,246,290
Time deposits e -ty 762,842 245,705
1,617,132 1,491,995
Less: Restricted bank balances B XIRHIRITE R (@) (12,174) (7,311)
Pledged deposits [REZEEIER (b) (33,496) (31,250)
Included in assets of a FFA—BHEARZ
disposal company BE 28 (834) (2,069)
1,570,628 1,451,365
Less: Non-pledged time deposits with B REEARBB=MA
original maturity of over three ZEEREBER
months (258,060) -
Cash and cash equivalents HeMASERIEEB 1,312,568 1,451,365
ST =FFR EREEFRAA
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

R R AR M T ()

31 March2023 —E=_=F=A=+—H

27. CASH AND BANK BALANCES, PLEDGED

DEPOSITS AND RESTRICTED BANK
BALANCES (continued)

Notes:

(@  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.

(b) As at 31 March 2023, the bank balances amounting to
HK$33,496,000 (2022: HK$31,250,000) were pledged to a bank
to secure bank borrowings granted to the Group (note 32).

As at the end of the reporting period, the cash and bank
balances of the Group denominated in RMB amounted to
HK$328,394,000 (2022: HK$445,643,000). 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 floating 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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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

PR IR M T ()

31 March2023 —E-_=%=A=+—H

agreement with an independent third party to disposal of a
property classified as leasehold land and buildings included
in property, plant and equipment at a consideration of
HK$66,800,000. The transaction will be completed by 30 June

2023.

(b)  The Group has committed to a plan to sell certain investment (o)
properties with an aggregate carrying value of HK$44,100,000
(2022: HK$52,300,000). The directors of the Company expected
the sale of these investment properties will be completed by 31

March 2024.

28. ASSETS CLASSIFIED AS HELD FOR SALE 28. PEARBFELEZEEUR—B
AND ASSETS AND LIABILITIES OF A HEARZEEREGRE
DISPOSAL COMPANY

2023 2022
—E—-= —Eg-=
Notes HK$’000 HK$’000
MEE FET FAETT
Assets classified as held for sale PEABEHEZEE
Non-current assets classified DEAEBIELEZ
as held for sale ERBEE
- Property, plant and equipment - - BE & (@) 47,953 =
- Investment properties - REYE (o) 44,100 52,300
Assets of a disposal company —BHEATIZEE
— Billion Good -HE ©) 71,894 -
- True Promise Limited -HFHRAREA
(“True Promise”) ([#E78 J) (d) = 493,814
163,947 546,114
Liabilities of a disposal company —BHEATZAE
- Billion Good -HE (©) 1,203 =
- True Promise - () — 221,673
Notes: B EE -
(@)  On 31 March 2023, the Group entered into a sale and purchase @ MZZTEZ=F=A=+—H ' F~EEH—

BB E=ANEERE  UWHESE
BHRELHHNMERTAVE  BERRZR
BriEF - K{8/566,800,000/8 7T ° %2
SER_Z_=FA=+HATZX °

REBEHE BB ANHESETEHR®R
#EBAA44,100,0008 T (- —F
52,300,000/ 70) 21 EWZE - A RAESE
TEH - ZEREVENHEBR TN
F=ZA=+—HAIEK °

TEFEFR AREEERRA



NOTES TO FINANCIAL STATEMENTS (CONTINUED)
5 75 R A< M = (48)

31 March2023 —E-_=%=A=+—H

28. ASSETS CLASSIFIED AS HELD FOR SALE 28. DTHEAFHFLEZEEUR—F
AND ASSETS AND LIABILITIES OF A HEARZEERARE)
DISPOSAL COMPANY (continued)

Notes: (continued) Mzt : (88)

(c) On 6 February 2023, the Group entered into a provisional (0 RZZFE-=F-_AH AEEH—FB
sale and purchase agreement with an independent third party NEZFIUBRREERE  UWHEEAR
to dispose of the entire equity interests in Billion Good and AAEE2EMNBARS®E 2 RERSE
the shareholder’s loan owed by Billion Good, an indirectly BHEXRZBRRERER - #BRERT1,000,000
wholly-owned subsidiary of the Company, for an aggregate B BN EEEME —SFHBHERA
consideration of HK$71,000,000. Further details of the disposal NARELZAPA-_E_=F_A/EHN
are set out in the joint announcement of the Company and Wang BAEAERARRIBHAZS_=F/A
On dated 6 February 2023 and the circular of the Company TNAEBAEE - ZXHGERZTZ=FX
dated 19 June 2023. The transaction has been completed on 19 A+hB5K -

June 2023.
The assets and liabilities of Billion Good (excluding inter- RZZBZ=F=A=+—0 #=2E8E
company loans and amounts due from/to group companies FEECIBEREARHAERRRIZAE AR
which are eliminated on consolidation) as at 31 March 2023 are 2 U TR SREARRE)AT ¢
as follows:
2023
—EC-=E
HK$’000
Fax
Assets BE
Investment properties B 71,000
Trade receivables FEUTRR X 60
Cash and bank balances & RIRITHEE 834
Assets of a disposal subsidiary classified PEABELEZ —RELENBARIZEE
as held for sale 71,894
Liabilities BE
Other payables and accruals HitbERIa R ETEA 189
Deferred tax liabilities RIEFIIE & 1 1,014
Liabilities of a disposal subsidiary classified PEABELEZ —RLENBARIZARE
as held for sale 1,203
Net assets directly associated with HNENBAREZEB 2 EAETFE
the disposal subsidiary 70,691
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

28. ASSETS CLASSIFIED AS HELD FOR SALE
AND ASSETS AND LIABILITIES OF A
DISPOSAL COMPANY (continued)

Notes: (continued)

(d)

On 18 February 2022, the Group entered into a sale and
purchase agreement with Giant Harmony, an indirect
50%-owned joint venture of the Group, pursuant to which
the Group would dispose of its entire equity interest in, and
the shareholder’s loan owed by, True Promise, an indirectly
wholly-owned subsidiary of the Company, for an aggregate
consideration of HK$490,732,000 (subject to adjustment). True
Promise is principally engaged in property development in Hong
Kong. Further details of the disposal are set out in the joint
announcement of the Company and WOP dated 18 February
2022 and the circular of the Company dated 20 April 2022. The
transaction has been completed on 11 May 2022.

The assets and liabilities of True Promise (excluding inter-
company loans and amounts due from/to group companies
which are eliminated on consolidation) as at 31 March 2022
were as follows:

PR IR M T ()

31 March2023 —E-_=%=A=+—H

28. PERBEHEZEEUR—B

HEARZEERAREGE)

fisE - ()

d M-ZZE-—_F-A+/\BH KEFHEK
EEEEEALO%ERNA LB EEMET
VEEBE B AEEBHEER
H#(RRRIZEBE2ERBREN Z2Y
BIEREFEERZBRREER  BREA
490,732,000 70 (Al F %) - HHEETER
BEBNEMERRE - REFTHZE— P
BN AR TR ERMERRA-T-—
FZA+NBZBEAEURARRIBH
BT _FNA-FTHZENK - ZX5
ER-ZE-__FHA+—HZEK-

R-TE-—F=F=+—HB H#HZE8E
MEaERRReEREHMEMmEE 2 AR
MERALER,NEBARZB)WOT

2022
—E
HK$'000
FAET
Assets BE
Properties under development ERPYE 431,786
Prepayments, other receivables and other assets TERTRIB - Bt RIE R Bt & E 59,959
Cash and bank balances R& RIRITHER 2,069
Assets of a disposal company —FHERRIZEE 493,814
Liabilities BE
Other payables and accruals HEtENRERETEA 1,273
Interest-bearing bank borrowings FFERITEER 220,400
Liabilities of a disposal company —RHERARZEE 221,673
Net assets of a disposal company —RHARERARCEEFE 272,141

At 31 March 2023, certain of the Group’s assets held for sale
with an aggregate carrying amount of HK$96,076,000 (2022:
Nil) were pledged to secure general banking facilities granted
to the Group. The charges on investment properties of Billion
Goods classified as held for sales had been released on 19 June
2023 upon repayment of the secured bank loans. The remaining
charges on the Group's assets held for sales is expected
to be released on 30 June 2023, upon partial repayment of
the secured bank loans on expected completion date of the
transaction.

€ RZTE_=ZF=ZA=+—H8 A&£EKEM@
48 /596,076,0008 L (Z T - —F : &)
ZETHEHEELECIEERR  EARE
EER—RBETBREZER R2T=_=
FRATHBEEERMRTERE  »
HEARBEHEZHEZRANERACE
Bk - NEERBELELEENH TRIFE
R —_E_=FXA=1tHRXRFE
HER B HEESHS BRMPBITERR R
|§,£J§ °

“ECCFFR O EARKEEERR

ol
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

B RS R IR MYEE (48)
31 March2023 —E-_=%=A=+—H

29. TRADE PAYABLES

An ageing analysis of the trade payables as at the end of the
reporting period, based on the invoice date, is as follows:

29.

FEAY BR X

BERZEHHE  RREHRZEMER
BRER DT

2023 2022

—E-= ="
HK$°000 HK$’000
FHB T FHET
Within 1 month —@AR 104,921 45,832
1 to 3 months —Z={EA 11,236 9,753
3 to 6 months =& EA 1,117 9,328
Over 6 months BiE 7N E A 37,877 44,937
155,151 109,850

The trade payables are non-interest-bearing and have an
average term of 30 to 180 days. The Group has financial
risk management policies in place to ensure that all
payables are within the credit time frame.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
o 75 R A< M = (48)

31 March2023 —E-_=%=A=+—H

30. OTHER PAYABLES AND ACCRUALS AND 30. HittENRIEREFEAREN
CONTRACT LIABILITIES =i
2023 2022
—E-= —Eg-=
Notes HK$’000 HK$’000
BsE FBT FHET
Receipts in advance TEWFRIA 204,036 244,299
Rental and other deposits received HekEMmEWiES 161,475 163,895
Other payables H e IR (b) 371,137 382,393
Contract liabilities AREE (@) 219,225 750,710
Refund liabilities BRHRAEE 2,114 1,934
Accruals fEET & A 124,643 117,045
Lease liabilities HEAE 15(b) 800,050 774,344
1,882,680 2,434,620
Less: Other payables classified B OBRRIERBAEE
as non-current liabilities 2 E bR kA (639,182) (641,082)
Current portion mENE 1,243,498 1,793,538
Represented by: 255
Contract liabilities E48aE 219,225 750,710
Current portion of other payables Ho b A IR R AT
and accruals & AR 2 BNEiEE o 1,024,273 1,042,828
Current portion BN D 1,243,498 1,793,538
“EC-FFHR EREBEFRAA



NOTES TO FINANCIAL STATEMENTS (CONTINUED)

B 75 R 2R P R ()

31 March2023 —E-_=%=A=+—H

30. OTHER PAYABLES AND ACCRUALS AND

CONTRACT LIABILITIES (continued)

Notes:

30. HttENREAREAEAREN
SEGE

BiaE -
(@)  Detalils of contract liabilities are as follows: (a) AHEBEFBEOT:
31 March 31 March 1 April
2023 2022 2021
—EC-=F —E-C —E-—F
=A=+—H SH=Er=E mA—H
HK$’000 HK$’'000 HK$'000
FET FET FHET
Advances received from customers VL EY=F ¢

Sale of goods HEE® 9,774 9,240 9,991
Sales of properties HEWE 209,451 741,470 588,087

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 net
decrease in contract liabilities for the year ended 31 March 2023
was mainly due to delivery of properties to customers, partly
offset by the increase in advances received from customers
in relation to the pre-sales of properties (2022: the increase in
contract liabilities was mainly due to advances received from

customers in relation to the pre-sales of properties).

(b)  Other payables are non-interest-bearing and are normally settled

within one year.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

31. UNSECURED NOTES

BA R IR MY AL (48)

31 March2023 —E-_=%=A=+—H

31. BIKHEE

Contractual
interest
rate (%)
per annum Maturity 2023 2022
BEEN
F = (%) FBMR —=T== —g_-
HK$’000 HK$'000
THET FHET
Unsecured Notes 2024, T MFEEER
liability component =5 aEHY 1% 2024 125,189 219,497

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,

RZZE—MFRAA+NE  PERERH
371,000,000,000/%8 L Ky BAZE SR 51 & -

BEZAE BTN RBRBBERTERE
ERTEFNARNRE B L™ - &
B B E i — S H R AR F B
S FEFMERI%

FREEMESAIRZE —E¢£H2+
H—F— mi/\ﬂ‘f‘ = @E
NAZ+HA - Efﬁtﬂ_El
T—NELA+H  —E—mFELA+N
H Z2—NFtA=-+N\H - ZF—@
F+A-+HAB - ZZE-—MENAZ+N
A —ZE—HmNFhLA=+H - —_F—@
¢+HAE&_T ME+AEHAEH
1T40#L AN 4 %8 £ 400,000,000/ 7T & F
ﬁﬁ¢ﬂ%mmﬁﬁ—q_l¢mﬁﬁ%
B —T_NFEEREREEIHNRZ
TNFENA=THIH -
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
81 75 ¥R Y oE ()

31 March2023 —E=_=F=A=+—H

31. UNSECURED NOTES (continued) 31. BIKHEE(E)

Details 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

CAP has repurchased and cancelled the Unsecured
Notes 2024 with an aggregate principal amount of
HK$110,000,000 in prior years. During the year, CAP has
repurchased and cancelled the Unsecured Notes 2024 in
the aggregate principal amount of HK$140,000,000 (2022:
Nil). Accordingly, principal amount of HK$150,000,000
remained outstanding as at 31 March 2023 (2022:
HK$290,000,000).

The interest expenses on the Unsecured Notes 2024 were
calculated using effective interest method by using the
effective interest rate 11.1%.
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31. UNSECURED NOTES (continued)

Unsecured Notes 2024 (continued)

The fair value of the unsecured notes had been split into the
liability and derivative components at initial recognition and
their movements are as follows:

NOTES TO FINANCIAL STATEMENTS (CONTINUED)

B 75 R AR P R ()

31 March2023 —E-_=%=A=+—H

31. EEARE R

—ENFEEEKARE R

BEEARBERIEERSNATEDE SR
BERITERD - mEZEESHMT

Unsecured Notes 2024
—E_NFEIKTE

Liability Derivative
component component Total
=Rt PTHEI 2 et
HK$’000 HK$’000 HK$’'000
FHT FHET FHET

(note 26)

(B 3%26)
At 1 April 2021 RZE-—FMA—H 199,348 (3,864) 195,484
Accretion of interest A E AL AN 23,049 = 23,049
Interest paid ERFE (2,900) = (2,900)
Fair value gain NFEERE = (5,985) (5,985)

At 31 March 2022 WZE__F=H=+—H

and 1 April 2022 R-—T-—4mA—A 219,497 (9,849) 209,648
Accretion of interest FEEIE N 19,826 - 19,826
Interest paid EfFE (1,898) = (1,898)
Early redemption RRER (112,236) 4,755 (107,481)
Fair value gain NFEERE = (362) (362)
At 31 March 2023 RZEZ=F=HA=+—H 125,189 (5,456) 119,733

TECCFFR AREEERRH



NOTES TO FINANCIAL STATEMENTS (CONTINUED)
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31 March 2023 —ZE ==

A=+—H

32. INTEREST-BEARING BANK AND OTHER 32. FFERTRHEMEE
BORROWINGS
2023 2022
b Sl - S
Contractual Contractual
interest interest
rate (%) Maturity HK$'000 rate (%) Maturity HK$'000
EHFE(%) 5 H R TAn AR (%) HIHER T
Current;
5 -
Bank loans - secured HIBOR+(0.8t0 2.35)/  2023-2024/ 1,208,161 HIBOR+(0.8 to 2.35)/ 2022-2023/ 1,779,467
RMB base lending ~ On demand Hong Kong base On demand
rate +(0 to 1.05)/ rate+(0.4 0 0.8)/
Fixed rate of RMB base lending
147t07.35 rate +(0 to 3/
Fixed rate 0f2.60 to 7.35
RITER -RER EBRTRERE Z-Z-=fZ EAROAERE  —FCCF
+08%235),/ —B=mE/ H08%235),/ E-B==f/
ARBEREER REX BBEATIR BEX
£4(021.05)/ +04208)/ AREER
2R &1.4757.95 EEFRIZHZ)/ BEH
£2.60%7.35
Bank loans - unsecured HIBOR+(1.7 to 3.85) 2023-2024/ 1,300,627 HIBOR+(1.7 10 2.5) 20222023/ 551,575
On demand On demand
RITEN - BER ERETRERE —B-ZFZ BERTAERE —T-Z%%
+1.72385) Z—EF-mE/ {17525 ZZ-Zf/
Long term bank loans HIIBOR+(1.5t02)  Ondemand 455,943 HIBOR+(1.4 to 1.79) On demand 635,368
repayable on demand
= secured
BEIRERRARIEN - FER ERBTRERS BEX BERIAERE BEX
+15%22) +H1421.79
Long term bank loans - HIBOR+(1.95 t0 2.45) On demand 78,535
repayable on demand
- unsecured
RESRERREBIEN - BER BERITRAERE BEX
+1.9522.45)
Other loans - secured - 6.5107.75 2022-2023 137,660
EER-FER 652775 —E-_fZ
“Z-=F
Other loans = unsecured Fixed rate of 6.0t0 7.3 2023-24 211,929 N/A N/A -
EER - EER BEA®Z60273 —B-Z%%F oy clii MR
bt S 3
3,176,660 3,182,605
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
o 75 R A< M = (48)

32. INTEREST-BEARING BANK AND OTHER
BORROWINGS (continued)

31 March2023 —E-_=%=A=+—H

32. FFERITREMES (F)

2023 2022
—BC=E —E-C-F
Contractual Contractual
interest interest
rate (%) Maturity HK$'000 rate (%) Maturity HK$'000
RHFIE (%) HHBR AR BNFE(%) HEER ThT
Non-current;
SERNE -
Bank loans — secured HIBOR+(1.08 to 1.59)/ 2024-2029 1,793,765  HIBOR+(1.55t0 1.61)/ 2023-2029 1,216,079
RMB base lending RMB base lending
rate+1.05/ rate+(0 0 2.11)/
Fixed rate of 7.35 Fixed rate of 5.5
107.35
RER - HER ERRMAERS C-B-DER FEEcEERs  _3-ZF%
e R
+1.082159)/  ZB-hE H1.56%161)/ Sy 3
ABBEAREE A EEE
+1.05/ BRFZ1.35 ARBEAERAE
H0Z2.11)/
e %5.5%27.35
Bank Ipans = unsecured HIBOR+2.05 2024-2025 1,150,954 HIBOR+2.05 2023-2025 2,035,168
RITER - BER BRRAAERE205 —B-NEFZ EEGE  —F-kB
~$-1% RERE+06  —B-RF
Other loans = unsecured = Fixed rate of 6.0 2023-2024 206,230
EER - BEA BTH®6e0 —E-=%%
—E-mE
2,944,719 3,457 477
Total
@it 6,121,379 6,640,082
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

R R AR M T ()

31 March2023 —E-_=%=A=+—H

32. INTEREST-BEARING BANK AND OTHER 32. ;TEETREMEES(E)

BORROWINGS (continued)

2023 2022
—=E-= —EF-—
HK$°000 HK$’000
FE T FHT
Analysed into: DA :

Bank loans repayable: AEEZRITENR
Within one year or on demand (note) —FAFIRERFIFE) 2,964,731 3,044,945
In the second year F-FERN 2,251,228 1,470,439

In the third to fifth years, inclusive F=FEERFNR
(BREEEMSE) 672,976 1,743,824
Beyond five years hFi% 20,515 36,984
5,909,450 6,296,192

Other loans repayable: AEEBZHMER
Within one year or on demand (note) —FAFIRERFIFE) 211,929 137,660
In the second year E-ER = 206,230
211,929 343,890
6,121,379 6,640,082
Note: As further explained in note 47 to the financial statements, Mgt : B MR W sF 478 — P - K

the Group’s term loans with an aggregate amount of
HK$850,664,000 (2022: HK$1,440,836,000) containing an
on-demand clause have been classified as current liabilities of
which HK$398,875,000 (2022: HK$598,677,000) are repayable
within one year based on the respective loan agreements. For
the purpose of the above analysis, the loans are included within
current interest-bearing bank and other borrowings and analysed
into bank and other borrowings repayable within one year or on
demand.
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31 March2023 —E-_=%=A=+—H

32. INTEREST-BEARING BANK AND OTHER 32. FTERITREMEEE)

BORROWINGS (continued)

At the end of the reporting period, the maturity profile of RBEMR  HEXBZEECENRA
interest-bearing loans based on the scheduled repayment B SFEERZHEBERMOT

dates set out in the loan agreements is as follows:

2023 2022
—E-=F T

HK$’000 HK$’000
FHExT FHET

Bank loans repayable: AEEZIRITENR
Within one year —FR 2,512,942 2,202,786
In the second year EF-FA 2,600,523 2,023,338

In the third to fifth years, inclusive FE=FEZEFRFEN
(BRAREMSF) 775,470 2,033,084
Beyond five years hFE 20,515 36,984
5,909,450 6,296,192

Other loans repayable: AEBEBZHMER
Within one year —FNR 211,929 137,660
In the second year F-FR = 206,230
211,929 343,890
6,121,379 6,640,082

Notes: s -

(a)  Certain bank loans of the Group are secured by the Group’s @ AEBETROTEFRUATEEVE KBE
property, plant and equipment (note 13), investment properties REEEMIE13) - AW (MiE14) kH
(note 14) and certain rental income generated therefrom (note ZEREVMEELENE THAS WA (=
15), properties under development (note 16), properties held 15) - BEFYWE(MT16) - HIELHED
for sale (note 20), financial assets at fair value through other ¥ (Mt3E20) ~ mAFEFAHMEEKE
comprehensive income (note 19), loans and interest receivables ZEREE 19 « EWEREFE (M
(note 23), financial assets at fair value through profit or loss (note F123) BAFEFABRZ 2 fEE (M
26), pledged deposits (note 27) and share charges over the 226) - EEBER 27 RBEAR RS
equity interests in certain subsidiaries of the Company (note 1). TFHI B A 7z BRAEE 1 2 B (BT 5 1) 13K

o
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31 March2023 —E-_=%=A=+—H

32. INTEREST-BEARING BANK AND OTHER 32. FFERITREMMEE (R

BORROWINGS (continued)

Notes: (continued) Mzt : (88

(o) As at 31 March 2023, except for the bank borrowings of b) R=ZZFE-_=F=ZA=+—H BRREFZE
HK$204,267,000 (2022: HK$337,232,000) and other loans FMEFSHRITHEE204,267,000/ 7T
of the HK$211,929,000 (2022: HK$343,890,000) from non- — T - 4% 337,232,000 T) A K&
controlling shareholders of certain subsidiaries of the Group, AEBETHEBRARNIEERKRENE
which bear interest at fixed rates, all other bank loans bear & 211,929,000 T (Z T ==
interest at floating interest rates. 343,890,000/ L) 91 - FTE EMIRITER

BTN RS

©)  The carrying amounts of the Group’s bank and other borrowings ) AEEBUTIHEEFENRITIREMEE
which are denominated in the following currencies are as follows: ZEREERT :

2023 2022

—EB-=F —E - F

HK$’000 HK$'000

FERT FHET

HK$ T 5,561,418 5,982,143

RMB AR 559,961 629,675

us$ ET = 28,264

6,121,379 6,640,082
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
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31 March2023 —E-_=%=A=+—H

33. DEFERRED TAX 33. EEBIIE
The components of deferred tax liabilities and assets during FRNEEHBEEREEZAKIT -

the year are as follows:

Deferred tax liabilities EEBIEAE
Depreciation Fair value

allowance adjustments

Withholding in excess arising from
Right-of- tax for  Revaluation of related acquisition
use assets dividend of properties  depreciation  of subsidiaries Total
WENEAR
REREM RIEAEAE Bz
ERESE Frfgs NEER  2ERE NTERR &t
Notes HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
it TAR TAL TAL ThL TAL TAR
At 1 April 2021 W-B-_—%NA—H - 20,000 512,222 35,259 166,194 732,675
Deferred tax charged/{credited) to ERME/GAERZ
profit or loss during the year EERE 10 21,985 (20,000) (21,291) 18,849 (50,234) (50,691)
Exchange realignment ERAZ = = 21,710 1220 4,975 27,905
At 31 March 2022 and 1 April 2022 RZE-—#=fA=1+-Hk
“F-"FNA-H 21,985 - 512,641 55,328 119,935 709,889
Disposal of a subsidiary HE-HNBAR = = = 9 = )
Deferred tax charged/(credited) to ERME/GAERZ
profit or loss during the year BRRE 10 (503) = (10,439) 5,999 (19,832) (24,775)
Exchange realignment EHAE - - (30,495) (12,118) (7,002) (49,615)
Transfer to liabilties classfied asheld ~ EEZHEARLHEY
for sale B 28 = = = (1014) = (1014)
At 31 March 2023 RZB-=F=fA=1-H 21,482 - 471,707 48,186 93,101 634,476

—Eo=FFHR EREEARLAF 303



NOTES TO FINANCIAL STATEMENTS (CONTINUED)

B G FRRMIEE (48)
31 March2023 —E-_=¥¢=A=+—H

33. DEFERRED TAX (continued)

33. EALEBIE (&)

Deferred tax assets EERBEE
Losses
available
Right-of-  for offsetting  Impairment
use against future  of financial
assets taxable profits assets Total
MHEHERR
ERBEA
RAREE ZEE <SREEAE @t
Notes HK$'000 HK$'000 HK$'000 HK§'000
(i3 TEL THET TEL TEL
At 1 April 2021 R=F-—F@A—AH 8,058 25,035 914 34,007
Deferred tax credited/(charged) to EREA/ (N8 BRZEEHE
profit or loss during the year 10 (8,058) 6,457 5,842 4,241
At31 March 2022 and 1 Apri 2022 W-Z-~F#=ZR=+-HEK
“E--FQNA-H - 31,492 6,756 38,248
Disposal of a subsidiary HE—RMBAA = 9 = )]
Deferred tax credited/(charged) to FEREA/ (N8 BRZEEHRE
profit or loss during the year 10 - 11,435 (983) 10,452
At 31 March 2023 RZEZ=F=A=1-H - 42,918 5,773 48,691
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

BA R IR MY AL (48)

31 March2023 —E=_=F=A=+—H

33. DEFERRED TAX (continued) 33. ELHIE (&)
For presentation purposes, certain deferred tax assets and MEWRMNE  ATEERBEERAED
liabilities have been offset in the consolidated statement of RERE I BARARAEE - LT AREE
financial position. The following is an analysis of the deferred M EERmE MIECBRERIBLEH D
tax balances of the Group for financial reporting purposes: #r
2023 2022
—E-=F —E -
HK$’000 HK$’000
FExT FH&TT
Net deferred tax assets recognised in the R & ISR R AR
consolidated statement of financial position IR IR EEFE 26,102 15,576
Net deferred tax liabilities recognised in the RERE B AR R WFER
consolidated statement of financial position IR IEE RFE (611,887) (687,217)
Net deferred tax liabilities included in a FFA—BHE AR ZEL
disposal company (note 28) HEa & FE(zF28) (1,014) =
(586,799) (671,641)

The Group has tax losses arising in Hong Kong of
HK$1,690,233,000 (2022: HK$1,521,953,000), subject
to the agreement of the Inland Revenue Department, that
are available indefinitely for offsetting against future taxable
profits of the companies in which the losses arose. Tax
losses of HK$265,969,000 (2022: HK$228,177,000) have
been recognised as deferred tax assets. Deferred tax assets
have not been recognised in respect of the remaining
amount of HK$1,424,264,000 (2022: HK$1,293,776,000)
as they have arisen in subsidiaries that have been loss-
making for some time and it is not considered probable
that taxable profits will be available against which the
tax losses can be utilised. The Group also has unused
tax losses arising in the Mainland China and Macau of
HK$343,959,000 (2022: HK$391,539,000) that will expire in
one to five years for offsetting against future taxable profits.

ANEBEEBELEMR BB B
1,690,233,0008 L (=% -
1,521,953, ooo%ﬁ)(ﬁxiﬁ&w}f&ﬁk%af
BE) ATERHAERESESEERZD
ZARRERBEF - EH265,969, ooo,%
TT(ZZF = =4 : 228,177,000/ 7T) 2 1
BERCERAECHEEE - zwi@jr
ERR TN S F1,424,264,0008 L(ZF =
— 1 :1,293,776,000/8 7T) HE R IE L7 IH
BEARE  AZSEBEREDR—BREREES
EBEZHNBRARES  BWRBAETAE
BEERT=MAERHEHRERBS - &
B 7 AR B A b N2 R P EE AR ) R B R R 1B
E518 £343,959,0008 T(Z T - —
391,539,000 7T) * EER—ERFANE
HRVEHR S R SR FE SR B A o

TECCFFR EAREEERRA
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31 March2023 —E=-=5=A=+—H

33.

33. DEFERRED TAX (continued) IEE R IE ()

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$336,832,000 at 31 March 2023
(2022: HK$286,044,000). 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.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
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31 March2023 —E-_=%=A=+—H

34. SHARE CAPITAL 34. A
Shares &)
2023 2022
—EC-=HFE T
HK$’000 HK$’000
FExT FHEIT
Authorised: JETE ¢
40,000,000,000 ordinary shares of 40,000,000,0000% & & H1&E
HK$0.01 each 0.01 8Lz EBA% 400,000 400,000
Issued and fully paid: BEEITRER
15,492,520,047 (2022: 15,977,520,047) 15,492,520,047 /%
ordinary shares of HK$0.01 each (===
15,977,520,0470%) & i%
HEO.OE T2 EEmMR 154,925 159,775
Treasury shares held by a subsidiary —RBARRE ZEFRSD
1,716,749,000 (2022: 1,716,749,000) 1,716,749,000%
ordinary shares (note (c)) (ZB— &
1,716,749,0000%) & i@ A%
(Pt 7% (c)) (92,605) (92,605)
“ECCFFR EREEFRAA
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31 March2023 —E-_=¥¢=A=+—H

34. SHARE CAPITAL (continued) 34. BRA(4&)
Shares (continued) & 15 (&)
A summary of movements in the Company’s share capital is RRABZBRAEBHEHIMAT -
as follows:
Number
of shares Issued Share
inissue capital premium Total
E#fT
ROHE ERTRE R EE nE
Notes '000 HK$'000 HK$'000 HK$'000
MisE T TET TER TER
At 1 April 2021 NZEZ—4NA—H 16,657,520 166,575 1,220,218 1,386,793
Cancellation of shares repurchased R EAE ) () (680,000) (6,800) (45,965) (52,765)
At 31 March 2022 and 1 April 2022 R-ZE-—F=R
=t+-Bk
—E-FMA—H 15,977,520 159,775 1,174,253 1,334,028
Cancellation of shares repurchased FEERRG (b) (485,000) (4,850) (20,173 (25,023)
At 31 March 2023 RZZT_=%
=R=1-H 15,492,520 154,925 1,154,080 1,309,005

308 Wang On Group Limited Annual Report 2023



Notes:

(@)

NOTES TO FINANCIAL STATEMENTS (CONTINUED)

B 75 R AR P R ()

31 March2023 —E-_=%=A=+—H

34. SHARE CAPITAL (continued) 34. R (#&)
Shares (continued) B3 (4&)
ek -
The Company repurchased 680,000,000 of its shares on @  ARQRRE B FTEE[E1680,000,0004% &
the Hong Kong Stock Exchange at a total consideration of f&1n - R (E52,5659,0008 L (REER S
HK$52,559,000 (and incurred transaction costs of HK$206,000). X 7Z8206,000/%7T) ° BERIMBRMHNREZE=
The repurchased shares were cancelled during the year ended T =A==+ —BLFEFH-
31 March 2022.
Details of the shares repurchased by the Company during the ARRBEZT_Z_F=A=+—RHL#HF
year ended 31 March 2022 are summarised below: EREE RO FIERMAT
Number Highest Lowest
of shares price price Aggregate
Month of repurchase repurchased per share pershare  consideration
BeEAG BERMHEE BREEE BREEE BRE
‘000 HK$ HKS HK$'000
TR BT BT TR
January 2022 —E--F—f 220,000 0.080 0.077 17,260
February 2022 —E--F-R 400,000 0.080 0.075 30,799
March 2022 —E--F=8 60,000 0.075 0.075 4,500
680,000 52,569
The Company repurchased 485,000,000 of its shares on (o) AR AIRE B FTEE[E1485,000,0004% &
the Hong Kong Stock Exchange at a total consideration of R - 4R (824,925,000 T (REAR S
HK$24,925,000 (and incurred transaction costs of HK$98,000). AX7Z898,000/87T) - BEMBRHREZE-F
The repurchased shares were cancelled during the year ended =A==+ —HLEFEFH-
31 March 2023.
Details of the shares repurchased by the Company during the ARRBEZT-_=F=A=+—HILFEER
year ended 31 March 2023 are summarised below: Z B BT
Number Highest Lowest
of shares price price Aggregate
Month of repurchase repurchased per share per share consideration
e AR BERAEE SRESE SEREHEE BRE
’000 HK$ HK$ HK$'000
TR BT BT FHER
March 2023 —E-=F=8 485,000 0.053 0.049 24,925
A subsidiary of the Group holds certain listed shares of the (c) ZAEE—FMBATEHEEE TAQAR LMD -

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 2023 was approximately 1,716,749,000
(81 March 2022: 1,716,749,000).

ZEROEREETRDEARSBREREA
RN AE AR FOIR - 8 ok BB B EE 1T IR 1D B U s S IS
Bt ARES ERENR - RZTE=_=F=A=
+—8  EFERGBELA1,716,749,0008% (=
T--F=A=+—H :1,716,749,0008%) °

TECCFFR AREEERRH
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31 March2023 —E=_=F=A=+—H

35. SHARE OPTION SCHEME 35.

On 2 May 2012, the share option scheme (the “2012
Scheme”) was adopted by the shareholders of the
Company on 21 August 2012,

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.

Following the expiry of the 2012 Scheme in current year
ended 31 March 2023, the Company adopted a new share
option scheme (the “2022 Scheme”) on 26 August 2022.

Under the 2022 Scheme, share options may be granted to
directors (including executive or non-executive, including
independent non-executive directors) and employees of
the Group and any advisors, consultants, distributors,
contractors, suppliers, agents, customers, business
partners, joint venture business partners, promoters, service
providers of any member of the Group whom the Board
considers, in its sole discretion, have contributed or will
contribute to the Group and to encourage participants to
work towards enhancing the value of the Company for the
benefit of the Company and the shareholders as a whole.
The 2022 Scheme became effective on 26 August 2022
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.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

35. SHARE OPTION SCHEME (continued)

Purpose

The purpose of the 2022 Scheme is to provide incentives
and recognition to eligible participants for their contribution
or potential contributions to the Group.

Maximum number of shares available for subscription

Pursuant to the 2022 Scheme, the maximum number of
share options that may be granted under the 2022 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
2022 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 2022 Scheme limit.

Maximum entitlement of each participant

The maximum number of shares of the Company issuable
under share options to each participant (except for a
substantial shareholder or an independent non-executive
director or any of their respective associates) under the
2022 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.

BA R IR MY AL (48)

31 March2023 —E=_=F=A=+—H

BB RS 8 ()
B
T _FFEEERE AR AT AL

EEHEMcEERS2HEEL TRIRR
A o
AMEBZEEROE
BEBE-FE-_F538 BT _F5E
RAEMEMA NG ERETEI TREZ
BRETRITER &S E B8 - ™5
BB R R EBITIRAZ30% - B
BIETEREREMEIT 2 EMRS - R
T FEHEREMEME IR L 2
Fﬁﬁﬁ%%%?&ﬁ@?ﬁ—ﬁb ﬁZH%ﬁ%‘E%ﬁ
EHAGRBI AT - —FHEIREE
EIZE???ﬁHxTﬁ%(E Z210% ©

BERSHEETERER LR

RE-_ZFT-_F58  RNEM12EAR
RiIFERER AESR28E(REERR
B FATEFHAIARFTSE 28
BNINBTZREZARARRRMNEE - A
RRAREMRIRZEETRD 21%BR
%Ei o BIMR L E(HEIBZ R 2 B AR
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31 March2023 —E=_=F=A=+—H

35. SHARE OPTION SCHEME (continued) 35. BARESTEI(E)

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 2022 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.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

35. 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 a director, chief executive or
substantial shareholder of the Company, provided that it
shall be at least the higher of:

(i)  the official 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;

(i) 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.

An offer for the grant of share options must be accepted
within 14 days from the date on which such offer was
made. The amount payable by the grantee of a share option
to the Company on acceptance of the offer of the grant is
HK$1.00.

Share options do not confer rights on the holders to
dividends or to vote at shareholders’ meetings.

During the year ended 31 March 2023, no share options
under the 2022 Scheme were granted, exercised, cancelled
or lapsed. As at 31 March 2023, the Company had no
outstanding share options under the 2022 Scheme.
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35. SHARE OPTION SCHEME (continued) 35. BARESTEI(E)

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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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

35. SHARE OPTION SCHEME (continued)

Maximum entitlement of each participant

The maximum number of shares of WOP 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 of WOP 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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35. 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:

M

(i)

the closing price of the shares of WOP 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

the average closing price of the shares of WOP as
stated in the daily quotation sheets issued by the
Hong Kong Stock Exchange for the five business
days immediately preceding the date of offer of grant,
provided that the option price per share shall in no
event be less than the nominal amount of one share of
WOP.

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.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

35. SHARE OPTION SCHEME (continued)

On 22 August 2013, WYTH adopted a share option scheme
(the “WYTH 2013 Share Option Scheme”). The WYTH
2013 Share Option Scheme will remain in force for a period
of 10 years from that date, unless otherwise terminated
earlier by shareholders in a general meeting.

The WYTH 2013 Share Option Scheme is for the primary
purpose of providing incentives or rewards to selected
eligible persons for their contribution or potential contribution
to WYTH and its subsidiaries.

Pursuant to the WYTH 2013 Share Option Scheme, the
board of directors may grant options to directors and
eligible employees of WYTH or its subsidiaries to let them
subscribe for shares in WYTH at a consideration equal to
the higher of the closing price of the shares of WYTH on
the Stock Exchange at the date of offer of grant and the
average closing price of the shares of WYTH on the Stock
Exchange for the five trading days immediately preceding
the date of grant of the options.

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 of WYTH 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 of WYTH as at the date of approval of the WYTH
2013 Share Option Scheme.

BA R IR MY AL (48)

31 March2023 —E=_=F=A=+—H

5. BRAET 8 (&)

RZBE—=FN A=+ fUx=EEk
K —EERETS (Nt EER =8 —
SFEBRESE) - LTEER-_F—=
FHEREAESIKEZARTFEAER « Bk
HERRRIRAG IR -

NTEER - =FBREFINER
BRAETESERALTREFELT
EREREKBARMMEEBKETER
TRt AR By [ i o

BEMTEER - —=FBERE
g BEExgrRLTEZERLEBRR
MEZERAEREERLAIRBLTER
BB fn ) BB AL HE - REMEFER R LB
BE B TEERRB B IAHKT
B IIBFERLBEREEANLERSA
2T E AR N BB R AT Y 15 1T
BUABRRERE) -

BREmBREANKL BR300 RE
M RNERBSAZN1ET - BRER
BROAHEERIBEH T BF LN
Bl AESERRTHERITE -

fITTE R H B S K 2 (T E AR
Betn - BRI T E A B A B A A T
AR B BB R RDEE
R NAEBM T EER AR E BT
B130% (MBI RATERIEMITEZR =
T —FBARE IR L AR M 31T
EVERIAR (D) - BE A Pt - BITHER
BUTEZER T =FBREAEDEK
HABE WARITE R BBAET A T TR
TTEERED  TEEBUTERER_-F
— =B EE BT EER
BEREITRPDEI10% -

“EC=FFR RRE

JiE)
a
=
5>
il

317



NOTES TO FINANCIAL STATEMENTS (CONTINUED)
81 75 ¥R Y oE ()

31 March2023 —E=_=F=A=+—H

35. SHARE OPTION SCHEME (continued) 35. BARESTEI(E)

The total number of shares of WYTH 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 as at 31 March 2023 and
2022 since the adoption of the WYTH 2013 Share Option
Scheme.

There was no share option granted or exercised during the
years ended 31 March 2023 and 2022.

CAP adopted a new share option scheme (the “CAP 2022
Scheme”) with the approval of the shareholders of CAP
at the annual general meeting of CAP held on 26 August
2022 for the primary purpose of providing incentives and
recognition to eligible participants (the "CAP Participants")
for their contribution or potential contribution to the CAP and
its subsidiaries (collectively referred to as the “CAP Group”)
with the same terms as the share option scheme (the “CAP
2012 Scheme”) adopted by CAP on 3 May 2012. CAP
Participants include directors of the CAP Group, including
independent non-executive directors and employees, who
work for any member of the CAP Group and/or any person
or entity that provides services to any member of the CAP
Group. The CAP 2022 Scheme became effective on 26
August 2022 and will remain in force for a period of 10
years to 25 August 2032.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

35. SHARE OPTION SCHEME (continued)

Under the CAP 2022 Scheme, the board of directors of
CAP (the “CAP Board”) may grant share options to the
CAP Participants to subscribe for the Shares. The offer of
a grant of share options must be accepted by the relevant
CAP Participants within 14 days after the date of grant upon
payment of a consideration of HK$1 for each lot of share
options granted. The exercise price is to be determined by
the CAP Board and shall not be less than the highest of:

(@ the official closing price of the shares of CAP as
stated in the daily quotations sheet issued by 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 CAP Board meeting at which the CAP Board
proposes to grant the options);

(b)  the average closing price of the CAP Shares as stated
in the daily quotations sheet of the Stock Exchange for
the five business days immediately preceding the date
of grant; and

(c) the nominal value of a share of CAP.
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35. SHARE OPTION SCHEME (continued) 35. BRESTEI(E)

Pursuant to the CAP 2022 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 CAP Board
may refresh the limit at any time to 10% of the total number
of CAP’s shares in issue as at the date of approval by the
shareholders of CAP in general meeting. Notwithstanding
the foregoing, the shares of CAP which may be issued
upon exercise of all outstanding options granted and yet to
be exercised under the CAP 2022 Scheme and any other
share option schemes of CAP at any time shall not exceed
30% of CAP’s shares in issue from time to time.

The number of shares of CAP in respect of which options
may be granted to the CAP Participants in any 12-month
period up to and including the date of grant shall not
exceed 1% of the total number of CAP’s shares in issue as
at the date of grant. Any further grant of options in excess
of this 1% limit shall be subject to the approval of the
shareholders of CAP 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 of CAP or independent non-
executive directors of CAP in excess of 0.1% of 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 specific requirement that an option must be held
for any minimum period before it can be exercised but the
CAP 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 CAP Board at its absolute
discretion, save that no option may be exercised more than
ten years from the date of grant.
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35. SHARE OPTION SCHEME (continued) 35. B #ESHEI ()
CAP Share Option Scheme (continued) FEIRERBREE (B
No share option has been granted as at 31 March 2023 BEAPRRER T - —F5rEIAK -
since the adoption of the CAP 2022 Scheme. R-E-_=F=A=+—HBHERTER
FE o
During the year, no share options were granted, exercised, FA- BEERESRBRFBERER - =
lapsed or cancelled under the CAP 2022 Scheme. “EFTEIERE 1T - RBEkEH -
The following share options were outstanding under the INTARFARBYFRRER - —=F
CAP 2012 Scheme during the year: FTEI M ARITEAREARRE -
2023 2022
—BC=E “E-CfF
Weighted Weighted
average Number average Number
exercise price of options  exercise price of options
miE
FHTRE  BREHE NETEOEE  BREXA
HKS$ per share ‘000 HKS$ per share '000
BLER T BLER Fin
At beginning of year REA 0.118 226,000 - -
Granted during the year RERK N/A = 0.118 226,000
Forfeited during the year RERRI 0.118 (15,000) = =
Atend of year REL 0.118 211,000 0.118 226,000
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35. SHARE OPTION SCHEME (continued) 35. R #ETEI(E)
CAP Share Option Scheme (continued) FEIEERBREE (B
The exercise prices and exercise periods of the share AT ARBERR - WARITHEERENTT
options outstanding as at the end of the reporting period FERITHEEM :

are as follows:

2023 —E-=HF

Number of options Exercise price* Exercise period
BEREHE TEEE TEEHE

’000 HK$ per share

S v BTER
42,200 0.118 3.1.2025 to 2.1.2032
—E_HE—-—A=BE=-ZE=—%—H=H
42,200 0.118 3.1.2026 to 2.1.2032
—E-ARE-A=HE-ZB=-f-—HA=H
42,200 0.118 3.1.2027 to 2.1.2032
—ECtF-A=ZHEZB==-F—HA=H
42,200 0.118 3.1.2028 to 2.1.2032
—EB-N\F-A=RE=-TB==-F-—-HA=H
42,200 0.118 3.1.2029 to 2.1.2032

—E-hAE—-A=ZHBE=Z==-%—H=H

211,000
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35. SHARE OPTION SCHEME (continued) 35. IBMRMESHEI(E)
CAP Share Option Scheme (continued) FEIRERBREE (B
2022 —E-—
Number of options Exercise price* Exercise period
RBARES R TEE" 171 B
’000 HK$ per share
T TSR
45,200 0.118 3.1.2025 to0 2.1.2032
—E-RF—A=ZHE-ZE=—_F—HF—-H
45,200 0.118 3.1.2026 to 2.1.2032
—E - RF—H=BZz=T=—%F—H=H
45,200 0.118 3.1.2027 t0 2.1.2032
—E-+F—A=ZHAET=_"F—HF=H
45,200 0.118 3.1.2028 t0 2.1.2032
T N\F—A=ZAE=E=-"F—A=H
45,200 0.118 3.1.2029 to 2.1.2032

—E-NF-A=BE-_T=—"F—H—H

226,000

The exercise price of the share options is subject to adjustment ~ * R EMITEESERF S BITAR  KhEE
in the case of rights or bonus issues, or other similar changes in EmRAREa U EE) T TAFHE -
CAP's share capital.

TEFEFR AREEERRA
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35. SHARE OPTION SCHEME (continued) BARESTE(E)

The fair value of the share options granted during the prior HE-_ZT-_—_F=-A=+—HLAFE

year ended 31 March 2022 was HK$21,915,000 (HK$0.097 BRI ERE 2 AFER21,915,0008

each), of which the Group recognised a share option (87 A0.0978 ) - EPAEERE

expense of HK$4,646,000 (2022: HK$1,139,000) during the E_E_=F=A=1+—"BILFE®ER

year ended 31 March 2023. BB I HERT 2 4,646,000 T(Z T = — 4 -
1,139,000/ 7T) °

The fair value of equity-settled share options granted during HE_T-_F=HA=1+—BNUREXH
the year ended 31 March 2022 was estimated as at the ZEREATEREEARERA=ZEARE
date of grant using a trinomial model, taking into account BN 5T R BB RS IR 2 R R R G4 T
the terms and conditions upon which the options were HEITIHET o TRINBATAER 28 A S

granted. The following table lists the inputs to the model B
used:
2022
—T--F
Dividend vield (%) A% B ER (%) -
Expected volatility (%) TEER B 1% (%) 97.03
Historical volatility (%) F E&@J 15 (%) 97.03
Risk-free interest rate (%) 9 1 2 (%) 1.44
Expected life of options (year) E%Hxﬁé ZTEHFH(F) 10
Weighted average share price (HK$ per share) IiREFERE(BIRET) 0.118

Expected volatility was determined by using the historical
volatility of CAP’s share price over the approximately
previous 10 years. The expected life used in the model has
been adjusted, based on the directors’ best estimate, for
the effects of non-transferability, exercise restrictions and
behavioural considerations.

No other feature of the options granted was incorporated
into the measurement of fair value.

At the date of approval of these financial statements, CAP
had 186,000,000 share options outstanding under the CAP
2012 Scheme.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

36. RESERVES

The amounts of the Group’s reserves and the movements
therein for the current and prior years are presented in the
consolidated statement of changes in equity on pages 146
to 147 of the financial statements.

The share premium mainly represents the difference
between the par value of the shares issued and the
consideration received, which is governed by the
Bermuda Companies Act 1981.

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.

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
of non-controlling interests acquired or disposed of.

BA R IR MY AL (48)
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
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37. PARTLY-OWNED SUBSIDIARIES WITH
MATERIAL NON-CONTROLLING INTERESTS

Details of the Group’s subsidiaries that have material non-

7. BEERFERER S ES
o) PN

BAERF RS 2 AR BB QAR

controlling interests are set out below: BEHIMT :
2023 2022
—E-= —EF-—
Percentage of equity interest held by IR E ST B 2 R
non-controlling interests: Bkt :
WOP RIHEE 25% 25%
WYTH LT E R 32.74% 34.21%
2023 2022
—E-= —EF_—
HK$’000 HK$’000
FERT FH&T
Profit/(loss) for the year allocated to EIERERESTRCFA
non-controlling interests: wmA, (Ei8) -
WOP REHE 73,028 67,657
WYTH LT = 11,133 (15,168)
Accumulated balances of non-controling  JEFERR RN IRE BHI 2
interests at the reporting date: RETHERR
WOP R HEE 1,331,322 1,286,370
WYTH LT E R 2,166,833 2,321,391
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31 March2023 —E-_=%=A=+—H

37. PARTLY-OWNED SUBSIDIARIES WITH 37. BEEARFEIERES 2O ES
MATERIAL NON-CONTROLLING INTERESTS F 8 T (48)

(continued)

The following tables illustrate the summarised financial TRERLMMBARZABERBE -
information of the above subsidiaries. The amounts Frig BB AMBRIRER RN R A EH
disclosed are before any inter-company eliminations: 5
WOP WYTH
ERWE T EER
HK$’000 HK$’000
FHxT FExT
2023 —E=F
Revenue Uz 1,991,840 1,286,428
Profit for the year F N 210,854 3,347
Other comprehensive income/(loss) FREME2EKE (EI8)
for the year 1,958 (265,560)
Total comprehensive income/(loss) FAZERE (BB B8
for the year 212,812 (262,213)
Current assets mBEE 3,636,828 2,702,370
Non-current assets JEMBNEE 6,109,196 4,311,445
Current liabilities nEEE 2,418,746 1,657,188
Non-current liabilities ERBEE 2,044,590 1,668,243
Net cash flows from operating activities K BB TSR & MIF R 347,809 165,815
Net cash flows from investing activities KBRS R FEE 327,051 21,770
Net cash flows used in financing activities ~ B & ESFTAIR G RIF5E (897,299) (158,910)
Net increase/(decrease) in cash and RekBLERBALGM
cash equivalents CR) %58 (222,439) 28,675

TECCFFR AREEERRH
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31 March2023 —E-_=%=A=+—H

37. PARTLY-OWNED SUBSIDIARIES WITH 37. BEEARFEERERZ 2, ES

MATERIAL NON-CONTROLLING INTERESTS B A7) ()
(continued)
WOP WYTH
TR E T EVERR
HK$’000 HK$’000
FHET FHATT
2022 =
Revenue W e 38,857 1,391,411
Profit/(loss) for the year FRmF,(E8) 284,912 (87,823)
Other comprehensive income/(loss) FREMEEKE(B1B)
for the year (22,852) 122,574
Total comprehensive income for the year — FRZHE S 4258 262,060 34,751
Current assets MENEE 5,665,309 2,888,706
Non-current assets EMENEE 4,940,337 4,709,007
Current liabilities nRBBE 2,775,704 1,881,314
Non-current liabilities FERBAG 2,646,066 1,755,788
Net cash flows from/(used in) mESEEATS (FT)
operating activities MEMFE (3,034,885) 169,106
Net cash flows from investing activities WEESBRESNFE 3,419,814 6,465
Net cash flows used in financing activities ~ A& /EENFTAIR S M/ F 58 (377,903 (204,413)
Net increase/(decrease) in cash and ReRRSEREE M,
cash equivalents CRA) 58 7,026 (28,842)
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

38. DISPOSAL OF SUBSIDIARIES

For the year ended 31 March 2023

Details of the net assets of the subsidiaries disposed of
during the year ended 31 March 2023 and their financial
impacts are summarised below:

B 75 R AR P R ()

31 March2023 —E-_=%=A=+—H

HEMEB QT
BE-_S-_=F=ZA=1+—HLEE
BHE-—T-_=—f=A=+—HIFEELE

MBAREEFE FERENBEER
g

Star Moral
Limited
Sino True (“Star
Fame Promise Moral”) Total
EBRER
=% ¥ RAER(ER) st
HK$’000 HK$’000 HK$’000 HK$°000
FTHT FHT FBT FHT
(Note(i)) (Note(ii)) (Note(iii))
(M EE()) CGEAD) G EAD)
Net assets disposed of: HEBEFE :
Investment property wEYE 48,800 = = 48,800
Properties under development BREPYE = 432,960 483,761 916,721
Prepayments, deposits and BNRIE - 7Rk
other assets Hi&E - 59,954 74,720 134,674
Cash and cash equivalents BekReERER = 1,606 1,838 3,444
Other payables and accruals Hofth A 308 K e &t
5 (384) (313) (566) (1,263)
48,416 494207 559,753 1,102,376
Professional fees and expenses BEEERNAY 1,769 = = 1,769
Loss on disposal of a subsidiary HENRBARZER (1,769) = = (1,769)
48,416 494,207 559,753 1,102,376
Satisfied by: HIATHAER :
Cash Re 48,416 136,555 145,902 330,873
Shareholder’s loan due to the FFAR—HAERE
Group included in loan to BN ENAEE
a joint venture BREER = 357,652 413,851 771,503
48,416 494207 550,753 1,102,376

TEFEFR AREEERRA
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38. DISPOSAL OF SUBSIDIARIES (continued)

An analysis of the net inflow of cash and cash equivalents
for the year in respect of the disposal of subsidiaries are as

38. HEMEBAQ = (&)

ERLENBARZESRREERER
MAFBEDIMAT

follows:
Sino True Star
Fame Promise Moral Total
=¥ B £ st
HK$’000 HK$’000 HK$’000 HK$’000
FEx FEx FEx FET
Cash consideration ReRE 48,416 136,555 145,902 330,873
Cash and cash equivalents BEHERE R
disposed of ReERIER = (1,606) (1,838) (3,444)
Professional fees and expenses paid TN EEXEA KX (1,769) = = (1,769)
Net inflow of cash and cash HENBARZ
equivalents in respect of the RekRe%R
disposal of subsidiaries BEARAFR 46,647 134,949 144,064 325,660
Notes: B 5T -

(i) On 22 March 2023, the Group disposed of its entire equity
interests in Sino Fame, which was holding an investment
property in Hong Kong, together with the shareholder’s loan
owed by Sino Fame to the Group to an independent third party
at an aggregate consideration of HK$48,416,000.

(i) On 11 May 2022, the Group disposed of its entire 100% equity
interest in True Promise, together with the shareholder’s loan
owed by True Promise to the Group, for a total consideration of
HK$494,207,000 to Giant Harmony. True Promise is principally
engaged in property development in Hong Kong.

(i) ~ On 14 October 2022, the Group disposed of its entire 100%
equity interest in Star Moral, together with the shareholder’s
loan owed by Star Moral to the Group, for a total consideration
of HK$559,753,000 to Giant Harmony. Star Moral is principally
engaged in property development in Hong Kong.
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38. DISPOSAL OF SUBSIDIARIES (continued)

For the year ended 31 March 2022

38. HEMKEBA R (&)

Details of the net assets of the subsidiaries disposed of

31 March2023 —E-_=%=A=+—H

BE-—ZE-_—F=H=1+—HLEE

Hr—=E=——

FZA=+—HILFEHE

during the year ended 31 March 2022 and their financial B AREEFECFEREME L8
impacts are summarised below: AT
Crystal Castle
Ventres ~ Spectum  Pop Prestige Surplus Sole Champion
Stedium Limited  Delight Limfted Limted  Hunter Linfed ~ Limited (*Sole
Ful Loyal Holdings (Ot (‘Spectum (‘Pop Prestioe’) ~ (‘Surlus~ Champion’)
Limted Limted ~ Castle’)and  Delght’) and andits  Hunter)and andts
(Fulloyal) — (‘Stadum’) s subsidlaries it subsiclary ~ subsidlary s subsidlary ~ subsiciares Totd
Crystal Castle ~ Spectrum Pop Surplus Sole
Ventures Delight Prestige Hunter ~ Champion
Limfted Limfed Limited Limfed Limited
([Onstal ~ ([Spectum (Pop  ([Suplus (Soke
EhER ETERER  Cste)R  Deigt)R  Pesige)R Mtk Champion))
NA(ER) AACEE) HMBAT  AREAY  AWELR  EMELE REMEAA it
HKS000  HKS$0D HK$ 000 HK$ 000 HKS000 HKS000  HKS000 HKS 000
i Tin T TEn Tin TEn Tin S
(Note (a) (Note (o) (Note (c) (Note (d) (Note (d) (Note (d) (Note (d)
Mie)  Oesp)  Ohe) e o) (b)) (W)
Net assets disposed of HERERE:
Investment properties L 56,30 480,000 - - - - - 53,320
Properties under development LAz - - S B0A B4 T80 BIE3 2638402
Prepayments, other receiables and Bi5E - AHRAGUER
other assets iEE 3 12 58,468 69479 147510 62,084 12262 460,348
Cash and cash equivaents GeRReEREE - = = 9,809 9,111 6,740 20081 45741
Trade payables ERER - - - eyl [386) 129 = 811)
Other payables and accrudls EAEfEREER (650) (£012) B (074 (153819 (6,657 (96 (176,380
54673 476,110 58,460 568,882 930,721 457,929 %3840 350060
Professional ees and expenses EXEERRFR 658 6,948 = 191 1901 1901 191 15290
Gain/oss) on disposel of ubsiciaries  HEMBREZUE/ (BB 16,022 2052 1 (1.921) (192 (1.921) (192 3,404
71,353 511,10 58479 568,882 930,721 457,929 M3B0 3550314
Safsfed by: BT AAER :
Cash Re 71,353 511,10 - 166,018 2371 128972 28385 1510209
Shareholder's oan dus to the Group HARRELF R R
incluced inloans to joint venfures KEERRER - - A9 00864 B0 BT 645 2042105
71,353 511,10 58479 566,882 930,721 457929 93840 3552314
“ECZFEFR RAREEARRXAA
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31 March2023 —E-_=%=A=+—H

38. DISPOSAL OF SUBSIDIARIES (continued) 38. HEHE~XE (&)
For the year ended 31 March 2022 (continued) BE-_ZE-_—_F=-A=1+—HLEE
(&)
An analysis of the net inflow of cash and cash equivalents APHEBHENBARIZEERIAESE
for the period in respect of the disposals of subsidiaries are FEIEBERAFESFTAT :
as follows:
Crystal  Spectrum Pop Surplus Sole

Castle Delight  Prestige Hunter ~ Champion
and its andits and its andits and its
Fulloyal  Stadium subsidiaries  subsidiary ~ subsidiary ~ subsidiary  subsicliaries Total
Crystal ~ Spectrum Pop Surplus Sole
Castet  Delight®  Prestigefz ~ Huntert Chempionfk
B BT AMELR HWELRA ANEAR EWBAR HMEAR &t
HK$000  HK$'000  HK$000  HK$000  HK$'000  HK$000  HK$000  HK$'000
Thr ThAr TEr TR TEr  TEr  TEr  TEx

Cash consideration BeRE 71,353 511,110 - 168,018 342,371 128,972 288,385 1,510,209
Cash and cash equivalents BLERSRREZRER

disposed of - - - (9,809 (9,111) (6,740 (20081) (45,741
Professional fees and expenses EXERRAX (658) 6,948) - (1,921) (1,921) (1,921) (1921) (15,290
Nt inflow of cash and cash FHENBAAZEER

equivalents in respect of the ReZRBERAFE

disposal of subsidiaries 70,695 504,162 - 156,288 331,339 120,311 206,383 1,449,178

Notes: Bsx -

(@)  On 15 September 2021, the Group disposed of its entire 100% @ RKRZZEZ—FNLA+HB AEER—F
equity interest in Full Loyal, together with the shareholder’s loan BUE=HHEEREE 2 E100% 1
owed by Full Loyal to the Group, for a total consideration of BRBHERTEBZREER - BRE
HK$71,353,000 to an independent third party. Full Loyal was £71,353,00087C - EEEEEBBUEY
principally engaged in property investment in Hong Kong. HRE o

()  On 26 October 2021, the Group disposed of its entire 100% ) RZTEZ—F+A=Z+ B AEERA—
equity interest in Stadium, together with the shareholder’s BN E=HFHEHERED 2 2E100%8K
loan owed by Stadium to the Group, for a total consideration EREDAERIANEBZRREER - 8K
of HK$511,110,000 to an independent third party. Stadium is fE/4511,110,000% 7 - EHFERHBHR
principally engaged in property investment in Hong Kong. EWEKRE -
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

38. DISPOSAL OF SUBSIDIARIES (continued)

Notes: (continued)

()

On 23 September 2021, an independent third party subscribed
for one new share issued by Crystal Castle, the then indirect
wholly-owned subsidiary of the Company, at a subscription
price of US$1 to form a joint venture with the Group to engage
in property investment in Hong Kong. Upon completion of
the subscription, Crystal Castle was owned as to 50% by the
Group and 50% by the subscriber, Crystal Castle ceased to be
a subsidiary of the Group and was then accounted for as a joint
venture of the Group.

On 8 November 2021, an independent third party subscribed
for one new share issued by Giant Harmony, the then indirect
wholly-owned subsidiary of the Company, at a subscription
price of HK$1 to form a joint venture with the Group to engage
in property development in Hong Kong. Upon completion of
the subscription, Giant Harmony was owned as to 50% by the
Group and 50% by the subscriber, Giant Harmony ceased to be
a subsidiary of the Group and was then accounted for as a joint
venture of the Group.

After the formation of this joint venture, the Group disposed
of its entire 100% equity interest in Spectrum Delight, Pop
Prestige, Surplus Hunter and Sole Champion (together with their
respective subsidiaries, the “Disposal Subsidiaries”) to Giant
Harmony for an aggregate consideration of HK$2,911,372,000.
The Disposal Subsidiaries are principally engaged in property
development in Hong Kong.

BA R IR MY AL (48)

31 March2023 —E=_=F=A=+—H

38. HEMKEBA R (&)

BsE - ()

()

RZBEZ—FAA=+=8 ' —EBIUE
= HIRRE(E1ZE LR ECrystal Castle(R
ARRERZEEE2EMBRAR)FTZ K
R WEAEERIASELE  #M
REANEMELRE - REFHETKE -
Crystal CastleD RIHAARNSEE M REAKSR
50%## 7 M 50%# % + Crystal Castle ™
AREBEZHEBAR HEEARNERZ
BEPENE -

RZBE-_—F+—ANB  —RBIFE=
FERBE1IBTIRESMARRERZ
ME2EWB AR BT —RIKRMN -
DABRAEBAE SR BMREBR
EVEER - RESHEEKE  EMD 5
AAEERREAEES0%E RS K50%H#E
X EMABALTEEZHBAR &
EAREBEZEENEANR -

R EERE R AEERSEMEE
H R Spectrum Delight + Pop Prestige
Surplus Hunter X Sole Champion (&R & &
BZMBRAG B ZEHERBRR)
2 E100% % - #HKE%2,911,372,000
BT ZEHEWNBRARIEENEERSE
MEER -

TECCFFR EAREEERRA
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39. NOTES TO THE CONSOLIDATED
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$79,380,000, HK$159,496,000 and
HK$238,876,000, respectively, in respect of lease
arrangements for buildings (2022: HK$96,539,000,
HK$217,832,000 and HK$314,371,000, respectively).

39. EBRERERME

AEERFRABEANTERZHRRER
5

FA - AEEREEYHAELH
BEHTAYME - BEREENER
BEE REWELRTBESENIE
Re N5 R A79,380,0007 7T
159,496,000/ 7T £ 238,876,000/%
TT(ZF = —4 : 96,539,000/ 7T
217,832,000/ 7T &.314,371,0007%
o) °

Unsecured
Bank and Lease Convertible bonds and
other loans liabilities notes notes
|ITR EERES
HiE = MERE EREE eSS
HK$'000 HK$'000 HK$'000 HK$'000
TR TR THT AT
As at 1 April 2021 R-ZE-—FMA—H 6,840,780 666,989 131,938 199,348
Changes from financing wﬁﬁiﬁémuixﬁb
cash flows (2,631) (198,426) (134,800) (2,900)
New leases FHE = 314,371 = =
Lease modification HEEE = (49,104) = =
Interest expense FEHE = 42575 2,899 23,049
COVID-19-related rent A ARR{EACOVID-19
concessions from lessors HERERE = (1,960) = =
Revision of a lease term arising froma AT &~ ATt $5HARR &
change in the non-cancellable BmEE 2 HEERT
period of a lease - (1,145) - -
Fair value gain on derivative QEES: Pk
component of convertible B2 2 nFEMRE
notes - - (37) -
Foreign exchange movement i3k 22,333 1,044 - -
6,860,482 774,344 - 219,497
Included in liabilties of a disposal FANEARBELEZ
company classified as held for —FLERRIZEE
sale (note 28) (PyzE28) (220,400) = = =
Balances as stated in the i —
consolidated statement of financial ~ =+— R 2R A8
position at 31 March 2022 MREFFI 2 84 6,640,082 774,344 = 219,497
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
o 75 R A< M = (48)

NOTES TO THE CONSOLIDATED

STATEMENT OF CASH FLOWS (continued)

39. ZERTRERMFEGE)

31 March2023 —E-_=%=A=+—H

(b) Changes in liabilities arising from financing (b) BMETBHELEZEEEE(E)
activities (continued)
Unsecured
Bank and Lease  Convertible bonds and
other loans liabilities notes notes
BITR EBERES
HihEX HERE TRARER kEE
HK$'000 HK$'000 HK$000 HK$°000
TET TExT TET THER
Balances as stated in the R-BE-—#=f=+
consolidated statement of financial ~ — B Z & A BN
position at 31 March 2022 e IPA 6,640,082 774,384 - 219,497
At31March 2022 and 1 Apri 2022 WM-ZT-—F=A=+
(including liabilities of a disposal —ARkZFTZ=FN
company classified as held for sale) A —H (BEHE AR
fEHE 2 —FMHED
Az B fE) 6,860,482 774,344 - 219,497
Changes from financing cash HERSTEED
flows (697,0600  (204,242) - (07,835)
New leases nHE = 238,876 - -
Revision of a lease term arising from a R &7 a] s $5 EifH &
change in the non-cancellable BmES 2 ]
period of a lease - (10,527) - -
Other lease modification HiEEE:T = (40,679) = =
Interest expense FERE = 44,7119 = 19,826
Gain on early redemption of REBENEEAZE
unsecured notes e = = = (16,299)
COVID-19-related rent AR
concessions from lessors COVID-1913#
HeERe - (774) - -
Foreign exchange movement fE 1 & (42,043) (1,667) = =
At 31 March 2023 RZE-=F
=A=+—H 6,121,379 800,050 - 125,189
—ECSEEH RREEERAT
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39. NOTES TO THE CONSOLIDATED
STATEMENT OF CASH FLOWS (continued)

(c) Total cash outflow for leases

39. ZERTMEBERMWEE(E)

(c) HEZHRRER

2023 2022

—E-= —EF-—
HK$’000 HK$’000
FTERT FAT
Within operating activities KEEHN 17,813 12,673
Within investing activities KREZHN - 35,575
Within financing activities BEEHN 204,242 198,426
222,055 246,674

40. PLEDGE OF ASSETS

At 31 March 2023, the Group pledged certain of its financial
assets at fair value through other comprehensive income
and financial assets at fair value through profit or loss,
with aggregate carrying amounts of HK$126,923,000
(2022: HK$277,124,000) and HK$12,109,000 (2022:
HK$103,144,000), respectively, as securities for general
banking facilities granted to the Group. Details are included
in notes 19, 26 and 32 to the financial statements.

Details of the Group’s bank borrowings which are secured
by the assets of the Group are included in notes 1, 13, 14,
16, 19, 20, 23, 26, 27 and 32 to the financial statements.
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RZEZ=F=A=+—H ' X5H
KFHBE®MES R A126,923,000
BIL(ZEZZ_F :277,124,000/%
7T) % 12,109,000 Tt (=T ==
103,144,000 7L) 2 & TIERAFEF A
Hiv2EKam 2 emEERIEAFERA
BaseMEE (FRERTASEN—K
RITRENEIRD o FHBEHN B WK
5F19 ~ 26532 °
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41. COMMITMENTS

(@)

BA R IR MY AL (48)
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41. &
The Group had the following capital commitments at @ RIEHKR  ANEBERERFAED
the end of the reporting period: o
2023 2022
—=s—-= —F-=
HK$°000 HK$’000
FERT FHEIT
Contracted, but not provided for: REESEESZTE
Properties under development BRERPYE 451,156 660,596
Property, plant and equipment W - BERE&E 6,948 14,360
Properties held for sale FEHEME 45,591 61,508
Acquisition of investment properties WHBIE B 167,625 180,289
Investments in joint ventures KEGETHE 676,365 1,428,948
Financial assets at fair value through BAFEFABRZ
profit or loss TRIEE 61,570 66,472
1,409,255 2,412,173
In addition, the Group’s share of the joint ventures’ o - REBEGAEEDE BB EAK
own capital commitments, which are not included in EQEES A LW -
the above, is as follows:
2023 2022
—=E-= —EF-—
HK$°000 HK$’000
FHxT FHT
Contracted, but not provided for BRT#BREAE 110,869 43,254
The Group has various lease contracts that have not b) RZTEZ=F=H=+—H" &K

yet commenced as at 31 March 2023. The future lease
payments for these non-cancellable lease contracts
are HK$1,566,000 (2022: HK$220,000) due within
one year and HK$4,866,000 (2022: HK$577,000) due

in the second to fifth years, inclusive.

SEHEBZENARAAENEES
W ZETARMERESHZ K
RAEE 1,566,000 T (=
Z4 : 220,000/ 7T) 1S — F A EI| B8
LA K. 4,866,0008 T(— T ==
577,000 L) RE_FEFHFNR
(BIEERMT)IHE -

S=EER ERED

i)
i
=
>
Il
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42. FINANCIAL GUARANTEES

(@

At the end of the reporting period, the Group has
given guarantees to certain banks in connection with
facilities granted to certain joint ventures of the Group,
i.e. the EM Group, and the Merry Cottage Limited and
its subsidiaries (the “Merry Cottage Group”) up to
HK$330,400,000 and HK$120,400,000, respectively,
as at 31 March 2023 (2022: HK$330,400,000 and
HK$120,400,000, respectively) and the banking
facilities guaranteed by the Group to the EM Group
and the Merry Cottage Group were utilised to the
extent of HK$141,822,000 and HK$108,448,000,
respectively, as at 31 March 2023 (2022:
HK$254,416,000 and HK$106,505,000, respectively).

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
financial guarantees.

At the end of both reporting periods, the Group
did not recognise any liabilities in respect of such
corporate financial guarantees as the directors of the
Company consider that the possibility of default of the
parties involved is remote; accordingly, no value has
been recognised at the inception of these guarantee
contracts and at the end of the reporting period.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

42. FINANCIAL GUARANTEES (continued)

(b)

As at 31 March 2023, the Group provided
guarantees of approximately HK$36,077,000 (2022:
HK$45,474,000) to customers in favour of certain
banks for the loans provided by the banks to the
customers of the properties sold. 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.

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 certificates to
the purchasers.

The fair value of the guarantees is not significant 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.

BA R IR MY AL (48)

31 March2023 —E=_=F=A=+—H

B R ()

(b)

R-ZZT-_=F=ZA=+—H ' &&
ERRITMEENENTPRED
f%ﬁxﬁhTM%$ﬁﬂ%A“
ANRIER%)36,077,0008 L (ZF =
4 : 45,474,000/87T) © BRIEER
k5% - Wz EE HEERRIEATER
ELRBENR  A5BHEETEER
BABTERIBITHRERZRBR
EREFFEREIFK - R TX
Fril (T SHE FT1S RUA ©

R LA HEAMECERT
RITIERZIBERNE R M - M
ERETAERERER - ARTTA

%ﬁM%E%ﬁ%vﬁ%Lﬂﬂ

E o %%m;%%ﬁﬁT uﬁ
KEERBASEREFE KX
R AEEEETREBETEER
18 o

,U]]n

AEENERPER THBRIEE
%E%izﬁhﬁﬁﬁﬁﬁémg
FREHEER

BEROQFEALNEKN » ARRIE
ERA - HWEHRMAR  HEYEN
AERFEAREEREREENR
BASER BB REIR o

TECCFFR EAREEERRA



NOTES TO FINANCIAL STATEMENTS (CONTINUED)

R R AR M T ()

31 March2023 —E=_=F=A=+—H

43. LITIGATIONS

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% interests in
Baisazhou Agricultural (the “Baisazhou Acquisition”).

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 May 2015, Ms. Wang and Tian Jiu commenced legal
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) Baisazhou Agricultural forged the related
documentation for filing with MOFCOM and the Hubei
Administration For Industry and Commerce (the
“Hubei AIC”), and that such documentation and the
Contended Agreement involved forged signatures;
and

c) MOFCOM and the Hubei AIC approved the Baisazhou
Acquisition and processed the related fillings on the
basis of the above documents that are allegedly
forged.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

43. LITIGATIONS (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
Judgement”). On 20 December 2018, the Beijing Higher
People’s Court upheld the 31 March Judgement (“20
December Judgement”’). Ms. Wang and Tian Jiu applied
to the Supreme People’s Court for a retrial and for dismissal
of (i) the 31 March Judgement, and (ii) the 20 December
Judgement, 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.
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43. LITIGATIONS (continued) 43. FFA (&)
In May 2015, the CAP Group commenced legal RZZE-—hERA  FEEEREERF

Bt E SR ARZELR (D4 AR DA £
L RRNABHIERZFR - SRKEFE

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 (the “23 December
Judgement”).

In January 2020, Ms. Wang and Tian Jiu appealed against
the 23 December Judgement. On 29 March 2021, the CAP
Group received the judgement of the Supreme Court dated
29 December 2020 (the “29 December Judgement”)
which upheld the 23 December Judgement 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 Judgement and the 29 December Judgement,
the CAP Group continues to be the legal and beneficial
owner of Baisazhou Agricultural.

In 2011, CAP issued a Writ of Summons in the Court of First
Instance in the High Court of Hong Kong (“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.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

43. LITIGATIONS (continued)

In 2012, CAP obtained a court order from the CFl 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
(i) 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.

The CFl handed down its judgement on 18 January 2021
awarding damages in favour of CAP for sums exceeding
the sum owed under the Instruments (‘HK Judgement”).
The CFI 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. Further, as the counterclaim of Ms. Wang and
Tian Jiu was dismissed, CAP continues to be the legal and
beneficial owner of Baisazhou Agricultural.

On 20 April 2023, the CFI ruled in respect of the total
damages that Ms. Wang and Tian Jiu shall pay to CAP
in respect of the HK Judgement and ruled that Ms.
Wang and Tian Jiu shall pay to CAP damages in the sum
of HK$567,037,000, together with interest thereon at
judgement rate from 18 January 2021 until payment.

The case has now come to an end during the year.
Up to the date of approval of these financial statements,

CAP is seeking legal advice for the recovery of damages
against Ms. Wang and Tian Jiu.

BA R IR MY AL (48)

31 March2023 —E=_=F=A=+—H

43. R (E)

RZT——F  FERERBEERNEE
ZEESH  SELLERRNGE T 2EFH
([FRFEDER - BERAEARREBTE()
ﬁTWTﬁXT)ﬁ(W*ﬁ%EE ik L LR
(D’CEJ)jbi  EECEEURERY &(ll)
P B SR B %EE‘«LEET&’J- o 1< 3R
EREFDE RIS — ﬂfij&%u‘ﬁ%\
RIE o RIBAGE - XEBEHTHEIEH - me

FHEEGR -_Z——F+-ARBAEH
T e
NERR —E——F— A+ N \BEEH

/?% MEBBIEE T EMNE IEE’J%SE#U
TPEEERBEREE(EBAR] -
ANEBT TR 2 H4s ‘:F'.ﬁE‘Equ']T%%Euff
AHBRNBIETEMNESRE  URELX
T RRNADGE B RE @R FITX
B-HERBERAT  FEREREFRIEX
BA E 2 TSR NS AHEAIRIA © thoh
AR EX L RARNREARBREEE
FTREERESESALPMNRIERZETE
EnEBA o

RZZEZ=FMA=+H RNEREE
R RRNAFEEBHRRAFERE GRS
ZEERELBELIR  UHRTL
TRANERFTERERITEEHEE
567,037,000 7T - ERB T =_—F—
AT N\BREENRABILRARFETE
ZAB e

RAFERRR DK
EEZSWHRREMERS > PRRE

mERAMELZTRRNBTEZHEESK
FEER -

TECCFFR EAREEERRA



NOTES TO FINANCIAL STATEMENTS (CONTINUED)
81 75 ¥R Y oE ()

31 March2023 —E=_=F=A=+—H

43. LITIGATIONS (continued) 43. {7 (&)

According to the judgement of Hubei Wuhan Jianghan
District People’s Court (“dianghan Court”) dated 19
November 2021 (the “19 November Judgement”), the
former director of Baisazhou Agricultural, Mr. Zhou Jiu
Ming (“Mr. Zhou”), during the period of 2009 under the
employment of Baisazhou Agricultural, instructed other
associated personnel of Baisazhou Agricultural to unlawfully
misappropriate funds of Baisazhou Agricultural in the sum
of RMB40,000,000 for his personal use. Wuhan Jianghan
District People’s Procuratorate commenced prosecution
against Mr. Zhou for a penalty. Jianghan Court ordered
in the 19 November Judgement that: (1) Mr. Zhou was
guilty of misappropriation of funds and was sentenced to
five years of imprisonment; (2) Mr. Zhou shall return the
misappropriated funds of RMB40,000,000 to Baisazhou
Agricultural in accordance with the law.

According to the judgement of Hubei Wuhan Intermediate
People’s Court (“Wuhan Court”) dated 11 January 2022
(the “11 January Judgement”), Wuhan Court ordered
that the appeal by Mr. Zhou against the 19 November
Judgement be dismissed. The 11 January Judgement is
final.

The case has now come to an end.
Further details regarding the civil proceedings of the CAP

Group can be found in the interim/annual reports and
announcements issued by CAP in due course.
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44. RELATED PARTY TRANSACTIONS 4. BEALTRS

In addition to the transactions detailed elsewhere in these BRI EZEMBHREREMBOFLR RSN
financial statements, the Group had the following material RERNAEBEBEATETIIIERR
transactions with related parties during the year: 2

2023 2022
—E-= =
Notes HK$’000 HK$'000
B aE FERT FHET
Rental income received from a B—UERWNMcES
director WA () 1,177 1,200
Rental expenses paid to a company  [Al—f{I AR A EEHHIE
of which a director of the Company BRI H)— R A T
is a controlling shareholder ZHER% (ii) 204 204
Associates /NG|
- Sales of pharmaceutical products ~— — 7N 5= B $5 & &2
by the Group (i) 36,366 22,144
~ Rental income -2k A (ii) 1,702 1,720
— Management and promotion - EEREEERKA
fees income (i) 1,099 1,044
Joint ventures BEdE
— Asset management fee income - EEBEBIA (iv) 17,011 30,777
- Property management fee income - KRB —M&AEEZ
from a joint venture MIEERBIA (ii) 2,982 1,414
Easy One and its subsidiaries, a S5 RAMBAGT - &
group of companies controlled by Bl —#H A7
Mr. Tang
— Interest expense on convertible - AMRREBENERX
notes (i) - 3,462
— Recognition of right-of-use assets  — HERFEAEEE (il — 313
Notes: Pt 5

(i) A property of the Group was leased to a director at a
monthly rental ranging from HK$95,000 to HK$100,000
(2022: HK$100,000). The rental was determined with
reference to the prevailing market rates.

(ii) The transactions were based on terms mutually agreed
between the Group and the related parties.

(i)~ On 20 April 2021, the Group entered into a three-year
lease agreement with a subsidiary of Easy One, in respect
of leasing a premise for the Group’s retail operation. The
average amount of rent payable by the Group under the
lease was HK$9,317 per month, which was determined
with reference to the prevailing market conditions in the
vicinity. At the commencement date of the lease, the
Group recognised a right-of-use asset and a lease liability
of HK$313,000.

0] AEER—RZREFLHE-—BEYE
A 95,000/ 7t 2 100,000 7T
(ZZ - — 4% :100,000/87T) - %
T2RERTISHEEE -

(i) ZEXZHBRAEEEABEALE
MR TE 2 G AETT »

iy RZTZ—FWA=+H A&5H
HESE—HMBARRALEET
EEEBHEMEIT L =FHHEE
# - AEBERERERNMNZ T
e ASASTAEL  ZeEH2
ERmEBRTIAmMEE o R
ERBER  AEEBATHAES
E R E A E313,00047T
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44. RELATED PARTY TRANSACTIONS
(continued)

(a)

(b)

(c)

Transactions with related parties (continued)

Notes: (continued)

(vy  Management fee income was received from joint
ventures in respect of management services on property
development and property investment in accordance with
related asset management agreements.

Outstanding balance with related parties

Details of the Group’s trade balances due from its
associates and joint ventures as at the end of the
reporting period are disclosed in note 22 to the
financial statements. Details of the loans to joint
ventures and an associate are included in notes 17
and 18 to the financial statements respectively.

Guarantees provided to EM Group and
Merry Cottage Group

The Group received no consideration for providing
these guarantees. Further details of guarantees
provided by the Group are disclosed in note 42(a) to
the financial statements.

44, BEATRF (B

(a)

(b)

(c)

/Eﬁigﬁ }\j: Z \%(IIE)

BsE : ()

vy EBEERBRADREEEEEEREZD
FUMEZREMERENEER
AR = B IEWER

BEATZRERS

F#&iﬁ;ﬁﬂi$ﬁlﬂgﬂkﬁ AWNC]

LhRZEHERFABNRUMB
$&2§Wﬁ22?&&§ EXTERELE
&Hﬁ%%@?ZﬁlﬁﬂﬁlJﬁﬁAﬁﬂ%#&
=MTEE17R18 °

B EM% B X Merry Cottagef
RENER

AEEWEFRIREZFERKINN
B BRAEEMEHEERZE—
SHBEHBERPIERERM T420) -

(d) Compensation of key management (d XEEXFEEEBEASZHE
personnel of the Group
2023 2022
—E-= —EF-—
HK$’000 HK$’000
FERT FAET
Short term employment benefits HHEE RN 53,978 50,511
Post-employment benefits RIREH 158 165
Total compensation paid to key SNFEEERAERN
management personnel e Foks) 54,136 50,676
The above compensation of key management FTRF2ERABZHERREES
personnel includes the directors’ remuneration, e - FIEE R BHRERMEES

details of which are set out in note 8 to the financial
statements.
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The carrying amounts of each of the categories of financial
instruments as at the end of the reporting period are as

follows:

31 March 2023

Financial assets

NOTES TO FINANCIAL STATEMENTS (CONTINUED)
o 75 R A< M = (48)

45. FINANCIAL INSTRUMENTS BY CATEGORY

Financial
assets at fair
value through
profit or loss

31 March2023 —E-_=%=A=+—H

45. BERE s €@ T A

RBRERRERIAZ S BEEEN

I

—E-_=%=HA=+-—H

TREE

Financial assets at
fair value through other
comprehensive income

designated BRATE AL Financial
as such 2EkECEREE assets at
upon initial Debt Equity amortised
recognition investments investments cost Total
NIRRE
EEALE RB%
BRATEHA RAGTEZ
B EREE EXRE RERE SREE b
HK$'000 HK$'000 HK$000 HK$'000 HK$°000
A Thr THR TEx TEx
Fouity investments at fair value ~ RAFEGAEM2E
through other comprehensive Wik 2 RARE
income - - 111,249 - 111,249
Debt investments at fair value BATESAEMEH
through other comprehensive Wiz EBRE
income - 263,932 - - 263,932
Trade receivables FEYER - - = 93,022 93,022
Loans and interest receivables ERERRF S = = = 312,459 312,459
Financial assets included in FTABNRE - A
prepayments, other receivables  WEFAREMEE Y
and other assets SREE = = = 648,264 648,264
Financial assets at fair value BAVEGABRZE
through profit or loss HEE 282,813 = - - 282,813
Pledged deposits BEERER - = = 33,49 33,496
Restricted bank balances XRHFTES = = = 12,174 12,174
Cash and bank balances B RiR1TE = = - 1,570,628 1,570,628
282,813 263,932 111,249 2,670,043 3,328,037
“ECCEEH  AREEERAT
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45. FINANCIAL INSTRUMENTS BY CATEGORY 45. REHE P 2RI A(E)

(continued)

31 March 2023 (continued)

“EB=H=ZH=+—H#)

Financial liabilities SHas
Financial
liabilities at
amortised cost
REBHAATE
Zemas
HK$’000
FERT
Trade payables FET AR K 155,151
Financial liabilities included in other payables FFAHMENRIBREFTER
and accruals G =N
- excluding lease liabilities (note 30) and including - TEEEEAE TS0 &
liabilities of a disposal company (note 28) BIE—HEERARICAE
GE#E) 554,832
Lease liabilities HEBE 800,050
Interest-bearing bank and other borrowings FFERITRAEMBEE 6,121,379
Unsecured notes EERER 125,189
7,756,601
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(continued)

31 March 2022

Financial assets

NOTES TO FINANCIAL STATEMENTS (CONTINUED)
o 75 R A< M = (48)

45. FINANCIAL INSTRUMENTS BY CATEGORY

31 March2023 —E-_=%=A=+—H

45. REHE sz T A(E)

—E_—_F=H=+—H

TREE

Financial
assets at fair Financial assets at
value through fair value through
profit or loss other comprehensive income
designated BATE AR Financial
as such PEKG L EREE assets at
upon initial Debt Equity amortised
recognition investments investments cost Total
NEHRERE
TAILE s 4
BRATERA KA E L
BRERERE EHRE BRAKE EREE EH)
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
T T T TAL TAL
Eouity investments at fair vaue ~ BRATFEFIALMZE
through other comprehensive Was 2 RARE
income - - 209,417 - 209,417
Debt investments at fair value BATEAEMEE
through other comprehensive Was 2 BHRE
income - 245,879 - - 245,879
Trade receivables FEWERSE - - - 104,927 104,927
Loans and interest receivables ~ ERERKFIE - - - 475,692 475,692
Financial assets included in STABNRE - A
prepayments, other recelvables  WHBREMEE Y
and other assets EREE - - - 690,462 690,462
Financial assets at fair value BAVEGABRZE
through profit or loss BEE 484,727 = = = 484,727
Pledged deposits BEAEH - - - 31,250 31,250
Restricted bank balances XRHIRITLE R - - - 7,311 7,311
Cash and bank balances Be RiR1THH - - = 1,451,365 1,451,365
484,727 245,879 209,417 2,761,007 3,701,030
“ECCFFR EREEFRAA
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31 March2023 —E-_=¥¢=A=+—H

45. FINANCIAL INSTRUMENTS BY CATEGORY 45. REHE P 2RI A(E)

(continued)

31 March 2022 (continued)

—E-F=ZHA=+—H{#&)

Financial liabilities SHas
Financial
liabilities at
amortised cost
RN AT E
ZEmAat%E
HK$’'000
FHET
Trade payables FET AR K 109,850
Financial liabilities included in other payables FFAHMENRIBREFTER
and accruals G =N
- excluding lease liabilities (note 30) and including - TEEEEAE TS0 &
liabilities of a disposal company (note 28) BIE—HEERARICAE
GE#E) 568,508
Lease liabilities HEAE 774,344
Interest-bearing bank and other borrowings FTERITREMEE 6,640,082
Unsecured notes EERER 219,497
8,312,281
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

46. FAIR VALUE AND FAIR VALUE HIERARCHY

OF FINANCIAL INSTRUMENTS

Management has assessed that the fair values of cash and
bank balances, restricted bank balances, time deposits,
pledged deposits, trade receivables, trade payables,
financial 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 financial
instruments. The finance department reports directly to
the Company’s 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 financial reporting.

The fair values of the financial assets and liabilities are
included at the amount at which the instrument could be
exchanged in a current transaction between willing parties,
other than in a forced or liquidation sale.

46.

BA R IR MY AL (48)
31 March2023 —E=_=F=A=+—H

EMTAQXAFERQIFEER

ERECDERE RRITAERR - XRHIR
1T#EER - EHIES - EEAER - BUESR
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
81 75 ¥R Y oE ()

31 March2023 —E=_=F=A=+—H

46. FAIR VALUE AND FAIR VALUE HIERARCHY

OF FINANCIAL INSTRUMENTS (continued)

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 which is categorised within Level 2 of the fair
value hierarchy. The changes in fair value as a result of the
Group’s own non-performance risk for interest-bearing bank
and other borrowings as at 31 March 2023 and 2022 were
assessed to be insignificant. The fair values of the liability
portion of the unsecured notes are estimated by discounting
the expected future cash flows 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, listed debt investments and listed perpetual
bonds are based on the quoted market prices. Except for
the unlisted funds with a fair value of HK$155,873,000
(2022: HK$227,034,000) as at 31 March 2023 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 2023, based on the discounted cash flow 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 an unlisted equity investment was determined
based on market approach and binomial tree option pricing
method. The fair value of convertible bond was determined
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 implied
volatility, discount rate and risk-free rate.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

46. FAIR VALUE AND FAIR VALUE HIERARCHY

OF FINANCIAL INSTRUMENTS (continued)

The fair value of the embedded derivatives in unsecured
notes is 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, risk-free rate and mean reversion. The fair
value of interest rate swaps is measured using valuation
techniques similar to forward pricing and swap models,
using present value calculations. The models incorporate
various market observable inputs including the credit quality
of counterparties, foreign exchange spot and forward rates
and interest rate curves. The carrying amounts of interest
rate swaps are the same as their fair values.

The fair value of the put options is 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 implied volatility, risk-free rate and dividend
yield.

The Company’s directors believe that the estimated fair
values resulting from the valuation techniques, which are
recorded in the consolidated statement of financial 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.

BA R IR MY AL (48)

31 March2023 —E=_=F=A=+—H

6. TRTRAAFERAFEERE
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

B RS R IR MYEE (48)
31 March2023 —E-_=%=A=+—H

46. FAIR VALUE AND FAIR VALUE HIERARCHY
OF FINANCIAL INSTRUMENTS (continued)

The carrying amounts and fair values of the Group’s
financial instruments, other than those carrying amounts
that reasonably approximate to fair values, are as follows:

46. TRITEAQAFERATFEER(E)

AEEZzeBRTAZERERAFEGR
HEREAFESEEEERINOT

Carrying amounts Fair values
REE DFE
31 March 31 March 31 March 31 March
2023 2022 2023 2022

—E-=F —E-CF —EC-=F TE-F

=ZA=+—-B =R=+—8B =ZBA=+t—-H =HA=+-H

HK$°000 HK$’000 HK$°000 HK$’000
TET FHET TET THET
Financial liabilities cREE
Interest-bearing bank and BRI REMBEE
other borrowings 6,121,379 6,640,082 6,172,684 6,685,862
Unsecured notes ERREE 125,189 219,497 134,615 195,630

6,246,568 6,859,579 6,307,299 6,881,492

For the fair value of an unlisted fund investment
and derivative component of unsecured notes as
at 31 March 2023 amounted to HK$41,921,000
(2022: HK$108,470,000) and HK$5,456,000 (2022:
HK$9,849,000), respectively, management has estimated
the potential effect of using reasonably possible alternatives
as inputs to the valuation model and has quantified 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.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
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31 March2023 —E-_=%=A=+—H

46. FAIR VALUE AND FAIR VALUE HIERARCHY 46. ¢RiTEATERAFEER(E)

OF FINANCIAL INSTRUMENTS (continued)

Below is a summary of significant unobservable inputs
to the valuation of financial instruments together with a

UTARE_=ZFR-_TE-_—_F=A=
+—Be¢m I AGBEZEXNTAIHRE A

quantitative sensitivity analysis as at 31 March 2023 and HEMERTFEERREDN :
2022:
Valuation Significant Sensitivity of fair value
techniques unobservable inputs Range to the input
fhiER & EXTUERGARE BE NHERAUBZHRE
As at 31 March 2023
R-E-=¥=fA=+-AH
An unlisted fund investment classified asa  Net assets value  Net assets of the underlying ~ N/A 1% increase/(decrease) in net assets value
financial asset at fair value through profit — per share funds would result in increase/(decrease) in
fair or loss value by HK$155,000
PRREATESF ARG eRMEEE BRAEFE HBEeZEERE TER BEFEEN/ (RON%HERLTE
FREERE $1,/ (2)155,000% 7T
Put options classified as financial assetat  Binomial option  Implied volatility 14.9% 1% increase/(decrease) in implied
fair value through profit or loss pricing model volatiity would have no material impact
on the fair value
PRREATESF ARG EREELR —HAPREE REKkIH BERBIEEN,/ (1% HEATE
Tkene Ly LIEEYN
Risk-free rate 3.3% 1% increase/(decrease) in risk-free rate
would have no material impact on the
fair value
A ERBNEEN,/ (RO %EEATE
TREAE
Dividend yield 0% 1% increase/(decrease) in dividend yield
would have no material impact on the
fair value
ek REXENM/ (AN %BEATELE

iﬁ?ﬁ%

TEFEFR AREEERRA



NOTES TO F|NANC|AL STATEMENTS (CONTINUED)

31 March2023 —E-_=%=A=+—H

46. FAIR VALUE AND FAIR VALUE HIERARCHY 46. ¢RiTEATERAFEER(E)
OF FINANCIAL INSTRUMENTS (continued)

Valuation Significant Sensitivity of fair value
techniques unobservable inputs Range to the input
hER % EXTUBERAYE BE AHERABBZHRE

As at 31 March 2023 (continued)

R-B-=£=A=1-R(@

A derivative component from the unsecured  Hull-white one  Volatility 1.5% 1% increase/(decrease) in volatility would
notes classified as financial assets at fair ~ factor trinomial have no material impact on the fair value
value through profit or loss model

PRARATENFABRZEREELE Hul-whiteERE RENM REEE I,/ (D)1 % A T B
BRZEO1EHH ZEHER BARE

Discount rate 7.7% 1% increase/(decrease) in discount rate
would have no material impact on the
fair value

BR% BBREIEN,/ (A1 % D BT E

BAYE

Mean reversion 5.8% 1% increase/(decrease) in mean reversion
would have no material impact on the
fair value

BEES IS,/ (L) 1% E D BT
#@KW =

Convertibles bonds classified as financial ~ Binomial model  Implied volatility 65.42% 1% increase/(decreasg) in implied
assets at fair value through profit or loss volatility would have no material impact

on the fair value

ARARATE ABRzeREELN —HAKN SR REM BRRBIEEN,/ (RO %BEATE
BRES I?ﬁima

Discount rate 32.43% 1% increase/(decrease) in discount rate
would have no material impact on the
fair value

BR% BBREIEN,/ (A1 % D BT E

BARE

Risk-free rate 4.06% 1% increase/(decrease) in risk-free rate
would have no material impact on the
fair value

ERBTIE EEBRNEEN/ (AN %REATE
TEEATE
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

46. FAIR VALUE AND FAIR VALUE HIERARCHY

OF FINANCIAL INSTRUMENTS (continued)

B 75 R AR P R ()

31 March2023 —E-_=%=A=+—H

46. TRITEAQATFERATFEER(E)

Valuation Significant Sensitivity of fair value
techniques unobservable inputs Range to the input
R EXTUBERARE B AHERABBZHRE

As at 31 March 2023 (continued)

R-B-=£=A=1+-R(@

Unlisted fund investments classified as Discounted cash  Credit spread 8% 1% increase/(decreasg) in credit spread
financial assets at fair value through profit  flow method would have no material impact on the
or loss fair value

FRREATEGABR EREEZE HRReRBE (FHEE [FEREEM/ (RN BB HATEY
IhEeRE mEAYE

As at 31 March 2022

R=B-=#=A=+-H

An unlisted fund investment classified asa  Net assets value ~ Net assets of the underlying ~ N/A 1% increase/(decrease) in net assets value
financial asset at fair value through profit ~ per share funds would result in increase/(decrease) in
or loss fair value by HK$155,000

PEREATEGABR SREE S BREETE HREECEETE ek BEFEEN/ (RO %K ERATE
SRS 1,/ (i20)156,000% T

A derivative component from the unsecured Hull-white one ~ Volatility 73.8% 1% increase/(decrease) in volatility would
notes classified as financial assets at fair ~ factor trinomial have no material impact on the fair value
value through profit or loss model

PRARATEFABRZEREECE Hul-whiteBERZ RENM KBMEEM/ (AON%REATELE
BRZE 1485 ZEA B BAYE

Discount rate 14.7% 1% increase/(decrease) in discount rate
would have no material impact on the
fair value

BH% BREEM/ (RO %REATELE

BAYE
Mean reversion 0.6% 1% increase/(decrease) in mean reversion

BEDS

would have no material impact on the

fair value
HEREEN,/ (5

ITREAFE

P)1%RE R
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
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46. FAIR VALUE AND FAIR VALUE HIERARCHY 46. ¢RiTEATERAFEER(E)
OF FINANCIAL INSTRUMENTS (continued)

Valuation Significant Sensitivity of fair value
techniques unobservable inputs Range to the input
hER % EXTUBERAYE BE AHERABBZHRE
As at 31 March 2022 (continued)
R-BE--£=f=1+-H(E)
Convertibles bonds classified as financial ~ Binomial model  Implied volatility 48.30% 1% increase/(decreasg) in implied
assets at fair value through profit or loss volatility would have no material impact
on the fair value
ARARATE ABRzeREELT —HAKN CEy:E ERRBIEN/ (RO 1% AT E
BRES TREATE
Discount rate 20.32% 1% increase/(decrease) in discount rate
would have no material impact on the
fair value
BR% BREEM/ (RPN % AT ETE
BAYE
Risk-free rate 2.46% 1% increase/(decrease) in risk-free rate
would have no material impact on the
fair value
ERBTIX ERBIEEN/ (R 1%HEATE
TREATE
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
o 75 R A< M = (48)

46. FAIR VALUE AND FAIR VALUE HIERARCHY

OF FINANCIAL INSTRUMENTS (continued)

Fair value hierarchy

The following tables illustrate the fair value measurement

31 March2023 —E-_=%=A=+—H

NFEER

hierarchy of the Group’s financial instruments:

Assets measured at fair value

As at 31 March 2023

RAFEIBZAE

R-ZBZ=%=ZHF=+—H

Fair value measurement using

ERANATERETATENE

46. TRITEAQATFERATFEER(E)

TRFEFLAEB M T EAZ ATV EAERR

Quoted prices Significant Significant
in active observable unobservable
markets inputs inputs
(Level 1) (Level 2) (Level 3) Total
REEME EATER EXFITEE
ZHE BAZE BAZE
(5—8) (8=F8) (B=E) @t
HK$’000 HK$’000 HK$’000 HK$’000
TR TET TET TET
Financial assets at fair value through BAFEF A2 EKE
other comprehensive income: LEREE:
Listed debt investments tTHEBRE 263,932 = = 263,932
Listed equity investments FTRAEE 111,249 = = 111,249
Financial assets at fair value through BRATFEFABEZER
profit or loss: BE:
Listed fund investments IHEERE 12,109 - - 12,109
Unlisted fund investments FEMESRE - 155,873 41,921 197,794
Listed equity investments FTRAKEE 16,464 = = 16,464
Convertible bonds AR ES - - 49,510 49,510
Derivative component of unsecured BEERZB20TER S
notes - - 5,456 5,456
Put options R = = 1,480 1,480
403,754 155,873 98,367 657,994
“ECCFFR EREEFRAA
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46. FAIR VALUE AND FAIR VALUE HIERARCHY

OF FINANCIAL INSTRUMENTS (continued)

Fair value hierarchy (continued)

Assets measured at fair value (continued)

As at 31 March 2022

DNFERRE)

BAVEGFEZEEE

R-B-Z-HF=A=+—H

Fair value measurement using

RN TS BETAHEE

46. TRITEAQAFERATFEER(E)

Quoted prices Significant Significant
in active observable  unobservable
markets inputs inputs
(Level 1) (Level 2) (Level 3) Total
WERME  EAUBRE EASUER
LB AR B AHE
(- F-RB) (B=E) st
HK$'000 HK$'000 HK$'000 HK$'000
THAT THT THT THT
Financial assets at fair value through BAFEF AR M2 AR
other comprehensive income: LEMEE
Listed debt investments IhEREE 245,879 = = 245,879
Listed equity investments Ik AERE 209,417 = = 209,417
Financial assets at fair value through BAFEFABRE SR
profit or loss: BE:
Listed fund investments ITHESRE 86,054 - = 86,054
Unlisted fund investments EEMELEKE = 227,034 108,470 335,504
Listed equity investments Ik AERE 2,597 = = 2,597
Convertible bonds AR E S - - 46,374 46,374
Derivative component of unsecured EERZB2OTER S
notes - - 9,849 9,849
Interest rate swaps Fl& 5 5 - 4,349 = 4,349
543,047 031,383 164,693 940,023
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31 March2023 —E-_=%=A=+—H

46. FAIR VALUE AND FAIR VALUE HIERARCHY 46. ¢RiTEATERAFEER(E)
OF FINANCIAL INSTRUMENTS (continued)

Fair value hierarchy (continued) AT EER(E)
Assets measured at fair value (continued) BEAFHEFEZEE
The movements in fair value measurements in Level 3 FRX > F=BAFEFEZEHNT :

during the years are as follows:

HK$’000

FHETT

At 1 April 2021 RZZE-_—FWMA—H 126,888

Purchase BE 132,369

Disposal e (54,626)

Total loss recognised in profit or loss RERERZEEESE (39,938)
At 31 March 2022 and 1 April 2022 RZEBE-_—_F=A=+—8K

—E-—_FA—AH 164,693

Purchase BE 3,910

Disposal HeE (67,573)

Early redemption of unsecured notes R ELEKRRE (4,755)

Total gain recognised in profit or loss R8s ER 2 KB 5 2,092

At 31 March 2023 RZZEZ=F=A=+—H 98,367

During the year, there were no transfers of fair value FR > AFEFETERE—ERF_EZH
measurements between Level 1 and Level 2 (2022: Nil). BT ZF | o

The Group did not have any financial liabilites measured at R-ZT-_=F=ZA=+—H  AEEITET[
fair value as at 31 March 2023 (2022: Nil). BRATEAEZERAEBECEZF - &) -
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47. FINANCIAL RISK MANAGEMENT 47. BIXEREEEERBEK

OBJECTIVES AND POLICIES

The Group’s principal financial instruments include equity
investments at fair value through profit or loss, financial
assets at fair value through other comprehensive income
and other financial assets at fair value through profit or loss,
trade and other receivables, loans and interest receivables,
deposits, trade and other payables and accruals, deposits
received, cash and bank balances, restricted bank deposits
and balances, bank and other borrowings and unsecured
notes.

The main risks arising from the Group’s financial 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 significant interest rate risk should the need arise.

362 Wang On Group Limited Annual Report 2023

AEBzTEZEeRTABERAFERTA
Bat c RAKRE ~ A EFAREMEZE
Wz eMEENMZATFEFABRRZE
e REE - USRS Al FEURIR
FREREFNE - &E  BHREMEN
FHELEAER  CliRE  Be MR
R XIRBIRTERRGERR  RITRE
e E AR BRI -

AEESRTAY TERBATIEER -
HNERR - EEER - REBILERRER
Al - AAAEFEERYABEREE
REEBZECE - REREBARTX -

AEENSHNEXEH 2 ARERREARE
BRI BN X B ZRITER - AEEY
BN P A s HIER A A R Rk - 8
R U ERZBEHMEARNXER -
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31 March2023 —E-_=%=A=+—H

47. FINANCIAL RISK MANAGEMENT 47. MEREKERE B ERBUER (E)
OBJECTIVES AND POLICIES (continued)
Interest rate risk (continued) F) = @ B (48)
The following table demonstrates the sensitivity to a TRINTEREEMA] ERERFTE
reasonably possible change in interest rate, with all other BRT  AEBEBRBAIEESEFELERS
variables held constant, of the Group’s loss before tax. BRREE BN BRI - BT
There is no material impact on other components of the HERNEERNAEMERAKI D

Group’s equity.

Increase/
Increase/ (decrease)
(decrease) in profit/(loss)
in basis points before tax
BRES AR
BEEiEm . (BE)EmS
(R 2) (R 2)
HK$'000
FET
2023 —EB-=H
HK$ BT 100 (57,052)
HK$ BT (100) 57,052
2022 T _4F
HK$ BT 100 (48,298)
HK$ BT (100) 48,298
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47. FINANCIAL RISK MANAGEMENT 47. BEREREE BERBEK(E)

OBJECTIVES AND POLICIES (continued)

Several subsidiaries of the Company have foreign currency
sales and purchases and foreign currency bank deposits.
The Group currently does not have foreign currency hedging

policy.

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 sufficient 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.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

47. FINANCIAL RISK MANAGEMENT

OBJECTIVES AND POLICIES (continued)

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.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
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31 March2023 —E=_=F=A=+—H

47. FINANCIAL RISK MANAGEMENT

OBJECTIVES AND POLICIES (continued)

The Group is mainly exposed to the foreign exchange rate
fluctuation 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 2023 would have decreased/
increased by HK$373,000 (2022: loss for the year would
have increase/decrease by HK$195,000).

The Group’s exposures to currency risk of other currencies
are considered insignificant 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 verification

47.

B e B B E R BUER (&)

AEBTEME LI EERERSH
BINEEEME LR E X R ERER o

MARMEER R T¥5% © M Hth#
BHRBFIE  AAEEBEE-_T=_=F=
A=+—BI-FEMNEF R M
373,000 TT(ZE==F : FREIBRE
hn,/ Rk 4>195,00098 7T) °

EERASEE L EE 2 SERBRLT
EA UL R SR AT -

AREBERERR RAERZHE =TT ET
X5 AEEBRRMTE - MERIREED
ETRZNEP  HARXEERER

procedures. In order to minimise the credit risk on trade and Fr o i FEUER R H A FE YL GRIE - FEUR
other receivables, loans and interest receivables and debt BEREFERERESZEERREE &
securities, the management of the Group has delegated K’ KXEEE IE@E?[L@*iI%E V-

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.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

47. FINANCIAL RISK MANAGEMENT
OBJECTIVES AND POLICIES (continued)

Credit risk (continued)
Maximum exposure and year-end staging

The table below shows the credit quality and the maximum
exposure to credit risk based on the Group’s credit policy,
which is mainly based on past due information unless other
information is available without undue cost or effort, and
year-end staging classification as at 31 March 2023. For
listed debt investments, the Group also monitors them by
using external credit ratings. The amounts presented are
gross carrying amounts for financial assets.

As at 31 March 2023

B 75 FRRMIEE (58)
31 March2023 —E-_=%=A=+—H

47. BB EREREERBR(E)

=8 R (&)
B LB K R AT B

TRETENASENEERRNEEE
ZhkEesEERR  TEERABHER
(BRSEE BB AT A B AR T B AR
XBANBERTER)  RR-F_=F
ZA=tT—BENFEERDR - AKRETT
RASMNBEEFTREIE LMEBIRE < 7
EICcBIETREERREAE -

R-BZ-=%=ZA=+—H

12 month ECLs Lifetime ECLs
128 A B
EEFR 2HENEEER
Simplified
Stage 1 Stage 2 Stage 3 approach Total
F1RE k& LRI i @t
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
ThAx Fhx Fhx Thx ThAx
Debt investments at far value BATEAEMEE
through other comprehensive W@z BBEE
income
-Aato CCC - Aa2CCC 220,524 - 43,408 - 263,932
Trade receivables® MR = = = 117,166 117,166
Loans and interest receivables FEREFRFIE 209,523 35,030 143,629 - 388,182
Financial assets included in STABRE - At
prepayments, other receivables  WFHEREHEEZ
and other assets PREE
= Normal™* =R 621,369 - - 12,510 633,879
= Doubtful* - R - 14,385 - - 14,385
Pledged deposits and restricted B EAERRTREIE
bank balances 1165 45,670 - - - 45,670
Cash and bank balances (including 324 RiR1T5 4R 1EE
non-pledged time depositsand AT HEH L~
assets of a disposal company) HENRZEE) 1,571,462 = = = 1,571,462
2,668,548 49,415 187,037 129,676 3,034,676
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

B RS R IR MYEE (48)
31 March2023 —E-_=%=A=+—H

47. FINANCIAL RISK MANAGEMENT
OBJECTIVES AND POLICIES (continued)

Credit risk (continued)
Maximum exposure and year-end staging (continued)

As at 31 March 2022

47. BB EREREERBER (&)

=&k ()
S E b & SRR ()

RZZE-_—_#F#=A=+—H

12 month ECLs Lifetime ECLs
12{HA B4
GEBR HEHREEER
Simplified
Stage 1 Stage 2 Stage 3 approach Total
F1&E FoRE FIBE BlbA EEH)
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
T T T THT T
Debt investments at far value BATEHAEMZE
through other comprehensive KRz BRERE
income
-BBto CCC -BBZCCC 192,767 2,649 50,463 - 245,879
Trade receivables* R - - - 125,717 125,717
Loans and interest receivables ~ FEWEF RIS 245,745 223,734 103,022 - 572,501
Financial assets included in STABRE - At
prepayments, other receivables  WFHEREHEEZ
and other assets PREE
= Normal™ =R 663,830 - - 12,586 676,416
= Doubtful™ - R - 14,327 - - 14,327
Pledged deposits and restricted B EBEEH LT R
bank balances RTE 38,561 = = = 38,561
Cash and bank balances (including 4 K17 &R E
non-pledged time depositsand R B R~
assets of a disposal company) HENRZEE) 1453434 = = = 1,453,434
2,594,337 240,710 153,485 138,303 3,126,835
* For trade receivables to which the Group applies the simplified * B E B H A B R R A/ EUWER KM

approach for impairment, information based on the provision

matrix is disclosed in note 22 to the financial statements.
* The credit quality of the financial assets included in prepayments,
other receivables and other assets is considered to be “normal”
when they are not past due and there is no information indicating
that the financial assets had a significant increase in credit risk
since initial recognition. Otherwise, the credit quality of the
financial assets is considered to be “doubtful”.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

47. 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 19),
trade and other receivables (notes 22 and 24) and loans
and interest receivables (note 23) are disclosed in the
corresponding notes to the financial statements.

For secured loans and its related interest receivables,
the Group holds collateral in the form of mortgages over
property. Majority of the collateral are residential properties,
commercial properties and industrial properties and all of
the collaterals are located in Hong Kong.

The maximum credit exposure is the worst case scenario
of exposure to the Group without taking into account any
collateral held or other credit enhancements. For on-balance
sheet assets, the maximum exposure to credit risk equals
their carrying amount.

The Group monitors its risk to a shortage of funds using
a recurring liquidity planning tool. This tool considers the
maturity of both its financial instruments and financial 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 flexibility through the use of bank
loans.

47.

BA R IR MY AL (48)
31 March2023 —E=_=F=A=+—H
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NOTES TO F|NANC|AL STATEMENTS (CONTINUED)

31 March2023 —E-_=%=A=+—H

47. FINANCIAL RISK MANAGEMENT 47. BHEREBs EIE B B R BUR (&)
OBJECTIVES AND POLICIES (continued)
Liquidity risk (continued) T B 1 3 B ()
The maturity profile of the Group’s financial liabilities as at RBEIR - RIBESARBRNER - A&
the end of the reporting period, based on the contractual EemBEsBERAT

and undiscounted payments, was as follows:

2023
ZECZF
On demand
or within 1t02 3to5 Over
1 year years years 5years Total
RERE,
E1ER 1525 3255 565 E b
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
ThAx FhEx Fhx Fhx AL
Bank loans — variable rates (Note) ~ $B{TE % - 128 (i) 2,912,138 2,254,219 974,493 57,374 6,198,224
Bank loans - fixed rates (Note) ~ $R1TE % - E& () 151,658 14,228 50,966 22,008 238,860
Other loans (note 32) Hp &R (H7E32) 224,303 = = = 224,303
Unsecured notes (note 31) BHAZE (HHs1) 1,653 151,500 - - 153,153
Trade payables (note 29) FERTERR (Fi13E20) 155,151 = - - 155,151
Lease liabilties REAR 239,115 215,858 314,083 169,903 938,959
Other payables and accruals O EVEN T
&R
- excluding lease liabilties -TEEREAR
(note 30) and including (Bt 3E30) e B4R
liabilties of a disposal —HERF BE
company (note 28) (Hf3228) 516,541 38,201 = - 554,832
4,200,559 2,674,096 1,339,542 249,285 8,463,482
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)
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31 March2023 —E-_=%=A=+—H

47. FINANCIAL RISK MANAGEMENT 47. KRB EEEERBEK (&)
OBJECTIVES AND POLICIES (continued)
Liquidity risk (continued) T B 1% L B (48)
2022
On demand
or within 1102 3t05 Over
1 year years years 5 years Total
HER 120% 3E5E 5E L @t
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
FHAL FHT Tin TAL ThEL
Bank loans - variable rates (Note) ~ $B17E % - % & (%) 3,004,134 1,449,655 1,744,085 = 6,197,854
Bank loans — fixed rates (Note) ~ $B{TEZ - B & (Fi3) 272,335 117,331 46,336 39,412 475,414
Other loans (note 32) A B (3E32) 160,615 218,604 = = 379,219
Unsecured notes (note 31) BEAZE (M31) 2,900 286,665 - = 289,565
Trade payables (note 29) S AU ) 109,850 = = > 109,850
Lease liabilties HERE 236,821 235,325 189,655 283,936 945,737
Other payables and accruals H iR AR IR
R
- excluding lease liabilties -TEEREER
(note 30) and including (fisx30) keth
liabilities of a disposal —THERFBE
company (note 28) (Hf3xo8) 531,129 37,379 = = 568,508
4,317,784 2,344,959 1,980,056 323,348 8,066,147
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NOTES TO F|NANC|AL STATEMENTS (CONTINUED)

31 March2023 —E-_=%=A=+—H

47. FINANCIAL RISK MANAGEMENT BERREE B ZEREEKGE)

OBJECTIVES AND POLICIES (continued)
Liquidity risk (continued)

Note:

Included in interest-bearing bank loans of the Group are term loans
with an aggregate principal amounted to HK$850,664,000 (2022:
HK$1,440,836,000), of which the respective loan agreements contain a
repayment on-demand clause giving the bank the unconditional right to
call in the loans at any time and therefore, for the purpose of the above
maturity profile, the total amount is classified as “on demand”.

Notwithstanding the above clause, the directors do not believe that

7 B 1 B ()

GEE

AKRBEZFARBRITERT  BEBAEER
850,664,000/ 7T (=% = =4 : 1,440,836,000
BILIZTEHMES  EFRERBARERENX
RIS - B TIRITEGIEN R 2REREE
FoBEE REABHEANS  REBOER
R ERE -

BEA LG é?*ﬁ%% ERTani12@
ARNEHREBREE - ii?;{’?%ﬁ BERBRE

these loans will be called in their entirety within 12 months, and they
consider that the loans will be repaid in accordance with the maturity
dates as set out in the respective loan agreements. This evaluation
was made considering: the financial position of the Group at the AEEBTERRBEZEN  WEEHEMH - M
date of approval of the financial statements; the Group’s compliance &K%.i@ﬁﬁzﬁ\i@i}aﬁﬁﬁ%%\ o RIFFZEFEMN
with the loan covenants; the lack of events of default, and the fact ZAERF - BETRIFE IS RN T -

that the Group has made all previously scheduled repayments on

time. In accordance with the terms of these loans, the contractual

undiscounted payments are as follows:

BEERGAPTERE A EE - IR AT E
EE $‘§IBA%&/EE7H‘%$&%€?SEIZEM%HXR

Within 1to 2 3to5 Over
1 year years years 5 years Total
E1FR 1226 3E5F 5F L #et
HK$’000 HK$’'000 HK$’000 HK$’'000 HK$’'000
FHET FHET FET FET FHET
31 March 2023 —ZE-_=f=A=+—H 446,652 380,160 49,632 57,373 933,817
31 March 2022 T =_F#=A=+—H 629,929 569,885 294,782 - 1,494,596
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

47. FINANCIAL RISK MANAGEMENT 47.

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 19) and
financial assets at fair value through profit or loss (note 26)
as at 31 March 2023.

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:

B RS R AR MY EE (48)
31 March2023 —E-_=%=A=+—H

B 5 L B B B AR R UK ()

BB 2 R AU AD 48 SR S fE Rl I E (B
EEPIMERSRIREQFETREZAE
R R-_B_=F=A=+—RH  £EEH
TEAHEASBAEAFEFAREMEE
Wiz @Rl EE (MHE19) kg A FERA
EanzemEEME20) 2@ RIRE
mELE 2 ERER o

AREZ EHES HRBITERZ SRR
SEFHALETBHBR S EREAT
B (THE - AREZ ETRARENE
BT LT - IR R T
SHE -

UTEFRXGAIRRROBERR XS
BEERRAERR 2 MSRNOEBE - AKX
BERFAZ&ESMREENT

31 March High/low 31 March High/low

2023 2023 2022 2022

—E-=E —E-=F —E-F —E-F

ZR=t-B &B&/BfEE Z=A=t-B B=/FEE

Hong Kong — Hang Seng Index B - BEEH 20,400 22,701/14,597 21,097  29,491/18,235

The Group manages its exposure by closely monitoring the
price movements and the changes in market conditions that
may affect the value of these financial investments.
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

B 75 R 2R P R ()

31 March2023 —E-_=%=A=+—H

47. FINANCIAL RISK MANAGEMENT
OBJECTIVES AND POLICIES (continued)

Price risk (continued)

The following table demonstrates the sensitivity to a
reasonably possible change in the fair values of the financial
investments, with all other variables held constant and
before any impact on tax, based on their carrying amounts

at the end of the reporting period.

47. BB EREREERBER (&)

1B 4% = B (4]

FERITRENA LT REERETEE
RAANEABBEEZERT - RITE
2 RFERRA BT BB 2 QA -
TSR Y PR EH o

Increase/
Carrying Increase/ (decrease)
amount of (decrease) in other
financial in profit components
investments before tax of equity
Hit e AR
SRRE RRBE A= T mEm,
IREE  EMmCRL) (m2)
HK$’000 HK$’000 HK$’000
FTET THET THET
2023 —E-=
Listed equity investments BBz EMRAKRE -
in Hong Kong:
- Financial assets at fair value - RAFEFABRZ
through profit or loss EREE 16,464  1,050/(1,050) -
- Financial assets at fair value - RAFEFAHME
through other HW sz REE
comprehensive income 111,249 - 7,097/(7,097)
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47. FINANCIAL RISK MANAGEMENT

31 March2023 —E-_=%=A=+—H

OBJECTIVES AND POLICIES (continued)

47. BB EREREERBR(E)

Increase/
Carrying Decrease/ (decrease)
amount (increase) in other
of financial in loss components
investments before tax of equity
B3 A1
BERD EfbiEmEAR
TRIRE (& hn) B,
FREE OB )
HK$'000 HK$’000 HK$’000
FET FET FHETT
2022 B
Listed equity investments BEZ LRARE -
in Hong Kong:
- Financial assets at fair value - BAVERABRZ
through profit or loss TREE 2,597 599/(599) S
- Financial assets at fair value - BAVEFAHME
through other Hies s RUEE
comprehensive income 209,417 — 48,319/(48,319)

The primary objectives of the Group’s capital management
are to safeguard the Group’s ability to continue as a going FEICE
concern and to maintain healthy capital ratios in order to

pon

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 2023 and 2022.

&) o

“ECCFFR

AEEERNEEZTEAFEARESKE
ZREN R MEF IR 2 BN R A
SEEEBRERREESRAL -

AEBEEEHEANER  TEELSERR
MYEH T - BT AREARLREE - K
SEEARARREIMZRE - MR
BEZERFEITHRD - BEZZT ==
FER_T-_—_FZA=+—HILFE - H
BEBEAZBRE HRRIBFIES



NOTES TO FINANCIAL STATEMENTS (CONTINUED)
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31 March2023 —E-_=%=A=+—H

47. FINANCIAL RISK MANAGEMENT 47. BHEREBs EIE B B R BUR (&)
OBJECTIVES AND POLICIES (continued)
Capital management (continued) EXREE (F)
The Group monitors capital using gearing ratio, which is AEBFRABEXEREAR - BELE
net debt divided by total equity. Net debt is calculated as EaERERAETE FABEKRTERITRHE
a total of interest-bearing bank and other borrowings, and fEE AN EEFERNETERIRS MR
unsecured notes, less cash and bank balances, restricted 1THE8R - XIRHIRITER RS EIRFRET
bank balances and pledged deposits. The gearing ratios as HoRMEMRCBELERAT -

at the end of the reporting periods were as follows:

2023 2022

—Eo=F —E——
Notes HK$’000 HK$ 000
B 5T FET FHT
Interest-bearing bank and other borrowings &t B 8817 &k EM{EE 32 6,121,379 6,640,082
Unsecured notes IR RE 31 125,189 219,497
Less: Cash and bank balances B Be MIRTTES 27 (1,570,628)  (1,451,365)
Restricted bank balances X PR B IRIT AR 27 (12,174) (7,311)
Pledged deposits EEBFR 27 (33,496) (31,250)
Net debt FEE 4,630,270 5,369,653
Total equity W 9,379,366 9,599,794
Gearing ratio BEE 49.37% 55.94%
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

48. EVENTS AFTER THE REPORTING PERIOD

49.

On 12 April 2023, CAP repurchased outstanding unsecured
notes in an aggregate principal amount of HK$10,000,000
via open market. The repurchased notes had been
cancelled on 21 April 2023. Details of repurchase were
disclosed in the announcement of CAP dated 12 April 2023.

STATEMENT OF FINANCIAL POSITION OF

THE COMPANY

Information about the statement of financial position of the

Company at the end of the reporting period is as follows:

48.

49.

B RS R AR MY EE (48)
31 March2023 —E-_=%=A=+—H

RERRSEE

RZZEZ=FMA+=H  AHRERE
BARMSERAARS £ % /510,000,000
BT HAREEERRER - BREED
R-TE_=FMNA-+— B - O
BEERTRERERAPA-_S-_=F/
A+=-HzA% -

RRQT 2 BRI &R

EWRBEBRAD AR ER AR AR
o :

2023 2022
—E-=H -
HK$’000 HK$’000
FHET FHEIT
NON-CURRENT ASSETS EMENEE
Investments in subsidiaries RB AR Z’E 2,008,200 2,077,975
Financial assets at fair value through BEAFEFAEMEEREZ
other comprehensive income EREE 4,153 16,334
Total non-current assets BIEMBEE 2,012,353 2,094,309
CURRENT ASSETS MEEE
Prepayments, other receivables and AR RIE - Bt EIE R E
other assets & E 1,806 1,858
Financial assets at fair value through BAFEFAEMEERZE
other comprehensive income PREE 5,463 8,452
Cash and cash equivalents ReMEE€ERIER 71,783 4,801
Total current assets BRBNEE 79,052 15,111

—EoSEER B



NOTES TO FINANCIAL STATEMENTS (CONTINUED)
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31 March2023 —E-_=%=A=+—H

49. STATEMENT OF FINANCIAL POSITION OF 49. AR T Z AR T (B

THE COMPANY (continued)
2023 2022
—E_=F =B
HK$°000 HK$’000
FET FET
CURRENT LIABILITIES mEEE
Other payables and accruals HMENRIARETER 11,658 4,332
Interest-bearing bank and other borrowings st 2 R1T R HMEE 309,355 299,663
Total current liabilities BReaE 321,013 303,995
NET CURRENT LIABILITIES mENaEFE (241,961) (288,884)
TOTAL ASSETS LESS CURRENT BEERRBAER
LIABILITIES 1,770,392 1,805,425
Net assets BEFE 1,770,392 1,805,425
EQUITY A
Issued capital BT 154,925 159,775
Reserves (Note) AR 1,615,467 1,645,650
Total equity iR 1,770,392 1,805,425
Tang Ching Ho Stephanie
&0
Director Director
EE BFE
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49. STATEMENT OF FINANCIAL POSITION OF
THE COMPANY (continued)

31 March2023 —E-_=%=A=+—H

49. 1Tz MR & ()

Note: 1o -
A summary of the Company’s reserves is as follows: ARBZEEREZOT -
Share Fair value Fair value
premium Contributed reserve reserve Retained
account surplus (recycling) ~ (non-recycling) profits Total
NYERE NYERE
RAEER EdEH (WEE) (Fa#E) RERA ag
Notes HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
lif33 T T T T T T
(Note 36(a))
(Bi+£36(a))
At 1 April 2021 W-Z--%mA-A 1,220,218 321,388 44,734 (44.341) 352,160 1,804,159
Loss for the year EEFR - - = = (135,771) (135,771)
Other comprehensive income/(oss) EEAMEENG/
for the year: (Bi8) :
Financial assets at fair value through BATEFAEMZER
other comprehensive income: B.EHEE
Change in the fair value, net of tax ATEZE - NRHE = = (156,795) (6,287) = (163,082)
Reclassification ajustment for TABRNEBRNEN
losses included in proftt or loss PERE
- Impaiment losses - REEE - = 102,690 = = 102,690
- Galn on redemption/disposal -8/ L e = = 4359 = = 4359
Shares repurchased and cancelled BEREERR 34(a) (45,965) = = = = (45,965)
Final 2021 clvidend “E--FRERE 11 - - - - (33,315 33,315)
Interim 2022 dlvidend ZTZERERE 11 = = = = (16,658) (16,658)
At 31 March 2022 and 1 April 2022 A\—E--#-A=1-AH
RZZ-_FMA-H 1,174,253 321,388 34,221 (50,628) 166,416 1,645,650
Loss for the year EEER - - - = (10,818) (10,818)
Other comprehensive income/oss) EEEp2ERE/
for the year; (B5tg) :
Financial assets at fair value through BATEFAZBZEN
other comprehensive income: RIEREE
Change in the fair value, net of tax AHEZE - MRHE = = (6,623) 845 = (5,778)
Reclassification acjustment for STABRNBBENEN
losses included in profit or loss PERE
- Impaiment losses -HEER = = 7,563 = = 7,563
- Loss on redemption/disposal -ER/HEFE = = @77) = = @77)
Shares repurchased and cancelled BERTERR 34(0) (20,173) = = = = (20,173)
Transfer to retained profits BESREREAN - = = 416 (41) =
At 31 March 2023 RZ2-=f=A=1-H 1,154,080 321,388 34,184 (49,367) 155,182 1,615,467
“ECCFFR EREEFRAA



NOTES TO FINANCIAL STATEMENTS (CONTINUED)
5 75 R A< M = (48)

31 March2023 —E-_=%=A=+—H

50. COMPARATIVE AMOUNTS 50. LEBE=F
Certain comparative amounts have been reclassified ETHERESHECEFHE  UFEAFE
to conform with the current year’s presentation and 22 RERE -
disclosures.

51. APPROVAL OF THE FINANCIAL 51. Bz 2t E
STATEMENTS
The financial statements were approved and authorised for AHBHRERERZE=_=F A=+ /\H
issue by the board of directors of the Company on 28 June KAHARBESSHEREERE -
2023.
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PARTICULARS OF KEY PROPERTIES
TBUFHRB

INVESTMENT PROPERTIES REW=
Attributable
interest of
Location Use Tenure the Group
b B Ay HE AEEELES
Wuhan Baisazhou Agri-Products Market, Agricultural produce Medium term lease 35.9%
Special Nos. 1 Qingling Street, Qingling exchange market
Country, Hongshan District, Wuhan City,
Hubei Province, the PRC
FEILEREMELREZERFTZHE K RERXHMS F AR 4V
BEB DM REIEmMATIS
Henan Luoyang Hong-Jin Agri-Products Agricultural produce Medium term lease 35.9%
International Logistics Centre, West of Luoji exchange market
Expressway, Laocheng District, Luoyang City,
Henan Province, the PRC
REDTEAREMER R SHFREBEAMNE BRELRXSHMS F HARE 4V
5 73 = Bl 2E m BB i A
PROPERTIES HELD FOR SALE FEHEW
Attributable
Approximate interest of
Location saleable floor area Use the Group
b B BHATEREEE AR AEEELES
(square feet)
(FAR)
China — ASEAN (Qinzhou) Agri-Products Market, 1,673,000 Agricultural produce 35.9%

North of Jinhaiwan West Avenue (Entrance
of Nanbei Highway), Qinzhou City, Guangxi
Zhuang Autonomous Region, the PRC

H B B P AL IR B8 R SN T 28 PR K AT 40l
(FdbmEEA L) FE—RBGEMN BRER
NGRS

exchange market

t

EmX5m%

Pl

“ECCFFR
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PARTICULARS OF KEY PROPERTIES (CONTINUED)
EEYRFE (R)

PROPERTIES UNDER DEVELOPMENT BHRPYE
Approximate Anticipated Attributable
Approximate gross floor year of Stage of interest of
Project Location (Hong Kong) site area area  Use completion completion the Group
B
&R BH(EE) BOREEE  AREER AR BRATEE  wAKA ARERERR
(square feet) (square feet)
(FAR) (FAR)
Pokfulam Project Nos. 86A-86D Pokfulam Road 28,500 28,500 Residential 2023 Construction in 52.5%
progress
SEHMER FEHHEBBAZO6DT fix S i3
Tai Kok Tsui Project 50-62 Larch Street and 6-8 Lime Street, 6,800 61500  Residentialand 2024 Construction in 75.0%
Tai Kok Tsui Commercial progress
RABER KA A50-625 R E 1R 46-85 FxREx  -E2-mE RR
Fortress Hil Project 101 and 111, King's Road, Fortress Hil 12,400 131,600 Residentialand 2026 Construction in 37.5%
Commercial progress
AR AaLESEI0IRINE 12 T:E S s
Ap Lei Chau Project | Nos. 120-130 Main Strest, Ap Lei Chau 7,200 74200  Residentiland 2025 Construction in 37.5%
Commercial progress
EHAER B K120-130%% fzh@g  -3-RF fR
Ap Lei Chau Project | Nos. 34 and 36 Main Stregt, Nos. 5, 7 4,100 38,500  Residentialand 2025 Construction in 31.5%
and 9 Wai Fung Street, Ap Lei Chau Commercial progress
BHMER B MA B34 RO URERAS - TRO% ffeREE  —3-nfE R
Wong Tai Sin Project | Nos. 26-48 Ming Fung Street, Wong Tai Sin 9,600 81300  Residentialand 2025 Constructionin 37.5%
Commercial progress
ENIEE] EANIBE%26-48% kg  -B-nF &R
Wong Tai Sin Project | Nos. 31-41 and 45 Fei Fung Street, Wong Tai Sin 10,400 93,700  Residentialand 2025 Gonstructionin 37.5%
Commercial progress
EXIER EAARB 141 o fThEx  -B-RF 0 OER
Ngau Tau Kok Project Nos. 12-16, 18-20, 22 and 24 Ting Yip Street, 5200 46,300 Residentialand 2025 Gonstructionin 37.5%
Noau Tau Kok Commercial progress
A7mER FEATEH12-16 1820 25245 fEREE  -3-Rf KB
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FIVE YEAR FINANCIAL SUMMARY
AFMBHRE

A summary of the results and of the assets, liabilities and non-
controlling interests of the Group for the last five financial years,
as extracted from the published audited financial statements and

TREIAEERNBERLEVRERE 2 EER
BE RABEMEEBRESHE  WFEEHRT
AFEEAMEERTBRE - YOEFH IR

reclassified as appropriate, is set out below. (ansEA) -
RESULTS 4
Year ended 31 March
HEZ=-A=1—-HLEE
2023 2022 2021 2020 2019
—EC=f ZB--f ZE--f% ZE-TE ZE-hNE
HK$000  HK$000  HK$000  HK$000  HK$'000
FEr FET THET THT FBL
REVENUE O 3,603,458 1,856,041 1918293 3452376 4,009,075
PROFIT BEFORE FINANCE BRELE P A K B A
COSTS AND TAX 2 H 386,587 13,306 491,294 1155622 1,199,879
Finance costs BER A (288,359)  (207,605)  (249,532)  (225252)  (134,688)
PROFIT/(LOSS) BEFORE TAX BRERIER, (BB 98,228  (194,299) 241,762 930,370 1,065,191
Income tax credit/(expense) FEfEe,/ (AL) 526 (58,464)  (139,964)  (146,117)  (171,800)
PROFIT/(LOSS) FOR THE YEAR FERHM,/ (EB) 98,754  (252,763) 101,798 784,253 893,391
Attributable to: PG
Owners of the parent [SYNCTE Y =PN 12,784 (305,226) 123,884 474,860 419,782
Non-controlling interests IR iR 85,970 52,463 (22,086) 309,393 473,609
98,754  (252,763) 101,798 784,253 893,391
“ECCFFR EREEFRAA



FIVE YEAR FINANCIAL SUMMARY (CONTINUED)

FEPBERE(E)

ASSETS, LIABILITIES AND NON-CONTROLLING

BE  BERFERES

INTERESTS
31 March
=ZH=1+-H
2023 2022 2021 2020 2019
B —E-_F —T-—F —T-TF —T-HF
HK$’000 HK$'000 HK$'000 HK$'000 HK$'000
FEx FTAT FET FTExT FET
TOTAL ASSETS BEE 18,387,070 20,056,447 20,445,909 19,088,844 16,417,854
TOTAL LIABILITIES mefd (9,007,704) (10,456,653) (10,476,928) (9,405,064) (8,412,328)
NON-CONTROLLING INTERESTS s (3,463,059) (3,607,983) (3,530,924) (3,621,918) (2,114,480)
EQUITY ATTRIBUTABLE TO SARHEA AEHER
OWNERS OF THE PARENT 5,916,307 5,991,811 6,438,057 6,061,862 5,891,046
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