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Management Discussion and Analysis

The board of directors (the “Board” or the
“Directors”) of Easyknit International Holdings
Limited (the “Company”) is pleased to present
the unaudited condensed consolidated results of
the Company and its subsidiaries (collectively the
“Group”) for the six months ended 30 September
2021 (the “Period”).

OVERVIEW

The Group was principally engaged in property
development, property investment, securities
investment and loan financing businesses which
property development and property investment are
the core businesses of the Group.

During the Period, the Group had further acquired
the shares of Eminence Enterprise Limited
(“Eminence”) (Stock Code: 616) immediately
following the completion of the Share Offer (as
defined hereinafter) in respect of the acquisition of
the shares of Eminence, details of which are set
out in the section headed “Listed Subsidiary” in this
report. As at 30 September 2021, the Group held
an aggregate of 696,370,840 shares of Eminence,
representing approximately 74.76% of the total
issued share capital of Eminence. Eminence
has been accounted for and consolidated in the
condensed consolidated financial statements of
the Company for the Period as a subsidiary of the
Company.

The acquisition and the Share Offer were a
good investment opportunity for the Group to
continue its strategies to diversify investments
and to strengthen its properties portfolio which is
beneficial for the continuous and stable growth of
the Group’s core businesses.
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Management Discussion and Analysis (continued)

EEENWRDN 2

FINANCIAL RESULTS

For the Period, the Group’s revenue amounted
to approximately HK$173,125,000, representing
an increase of approximately HK$149,414,000 or
approximately 630.1% as compared to the amount
of approximately HK$23,711,000 for the six months
ended 2020 (the “2020 Period”).

Profit for the Period attributable to the Company’s
owners was approximately HK$998,734,000 (2020
Period: loss of approximately HK$73,881,000).
Gross profit margin for the Period was
approximately 52.8%, compared to the 2020 Period
of approximately 94.8%, there was a decrease of
approximately 42.0%.

The basic and diluted earnings per share amounted
to HK$12.18 for the Period, as compared with loss
per share of HK$0.81 for the same period last year.

BUSINESS REVIEW

The review of each business segment of the Group
is set out below.

Property Development

Revenue recognised in this business segment
during the Period amounted to approximately
HK$119,644,000 (2020 Period: nil). The review
of existing major projects of the Group is set out
below:

Project Waterloo Road

The Group, through its wholly-owned subsidiary,
owns the site located at Nos. 93, 93A, 95 and 95A
Waterloo Road, Kowloon, Hong Kong which has a
site area of approximately 9,800 square feet (the
“Waterloo Site”).

6
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Management Discussion and Analysis (continued)

The Waterloo Site is being redeveloped into a
luxurious residential accommodation with club
house facilities and car parks, and the estimated
gross floor area is approximately 48,954 square
feet. The construction of the superstructure works
is undergoing and this project is expected to be
completed and to be launched in late 2022.

Project Chatham Road North

The Company, through its wholly-owned subsidiary,
acquired properties located at Nos. 470, 472, 474,
476 and 478 Chatham Road North, Kowloon, Hong
Kong (“Chatham Road North Building”) in May
2018 which constituted over 80% of the undivided
shares in the Chatham Road North Building. The
total site area of this project is approximately 4,653
square feet. On 29 November 2018, the Company
filed an application to the Lands Tribunal pursuant
to the Land (Compulsory Sale for Redevelopment)
Ordinance (the “LCSRO”) (Cap. 545 of the Laws of
Hong Kong) for an order for sale all the undivided
shares of Chatham Road North Building (including
those owned by the Group, as required by the
LCSRO) for the purposes of redevelopment,
with the intention to bid in the public auction
and acquiring the remaining units held by the
registered owners (units not owned by the Group),
representing approximately 11.31% of the undivided
shares of the Chatham Road North Building.

The Company has successfully won the bid in
respect of the Chatham Road North Building at
the public auction held on 1 June 2021. Details
were set out in the announcement issued by the
Company dated 1 June 2021. Upon completion of
the acquisition, the Chatham Road North Building
was then 100% owned by the Group and will
be redeveloped into a composite building with
residential and commercial use. The estimated
gross floor area after redevelopment is expected
to be approximately 41,139 square feet. The
demolition work is undergoing at the site. This
project is expected to be completed in 2025.
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Management Discussion and Analysis (continued)

EEENWRDN 2

More details of the project of Chatham Road North
Building were set out in the announcements of the
Company dated 16 May 2018, 8 June 2018, 30
November 2018 and 11 September 2020 and the
circulars of the Company dated 25 June 2018 and
23 October 2020.

Inverness Road Property — “Ayton”

“Ayton” is a residential project located at Nos.
14-20 Inverness Road, Kowloon Tong, Kowloon,
Hong Kong developed and wholly-owned by the
Group. It consists of two 8-storey residential
blocks comprising 60 residential units, 29 car
parking spaces and 3 motor parking spaces. The
total saleable area of approximately 40,742 square
feet. The Group has launched its first phase of the
sale of “Ayton” in May 2020. As at the date of this
report, 31 units and 2 carparks released have been
sold and the aggregate contracted sales amounted
to approximately HK$473,350,000. During
the Period, 5 units and 2 carparks among the
transactions have been completed and a revenue
of approximately HK$119,644,000 (2020 Period: nil)
has been recorded for sale of properties.

Property Investment
As at 30 September 2021, the Group’s portfolio
of investment properties comprised of residential,

commercial and industrial units and were primarily
located in Hong Kong.
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Management Discussion and Analysis (continued)

The recognised revenue from property
investment business for the Period amounted to
HK$42,560,000 (2020 Period: HK$16,784,000)
which was mainly attributable to recurrent rental
income from the Group’s investment properties.
During the Period, the gross rental income of
the Group was approximately HK$33,622,000
(2020 Period: approximately HK$16,027,000),
representing an approximately 109.8% increase
over the 2020 Period. The increase in rental
income was primarily attributable to the acquisition
of a subsidiary which resulted in the increase in
property investment business.

As at 30 September 2021, the occupancy rate of
residential units, commercial units and industrial
units of the Group’s investment properties were
100%, 99.2% and 99.4% (2020 Period: nil, 77.2%
and 96.2%) respectively. A gain on changes in fair
value of investment properties of approximately
HK$38,378,000 was recognised during the
Period (2020 Period: loss of approximately
HK$58,840,000). The segment reported a gain
approximately HK$73,647,000 for the Period (2020
Period: loss of approximately HK$51,583,000),
representing an increase of approximately
HK$125,230,000 compared to the 2020 Period.

Securities Investment

The Group invested in a diversified portfolio of
investments including listed and unlisted equity
securities, equity-linked notes, bonds and other
investment products based on (i) potential return
on investment in terms of capital appreciation and
dividend payment for the targeted holding period;
(ii) risks exposure in comparison with the Group’s
risk tolerance level at the prevailing time; and (iii)
diversification of the existing investment portfolio.
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Management Discussion and Analysis (continued)

EEENWRDN 2

As at 30 September 2021, the Group’s financial
assets at fair value through profit or loss amounted
to approximately HK$354,445,000 (31 March
2021: approximately HK$360,322,000). The Group
recorded a loss in the securities investment
segment of approximately HK$63,116,000 during
the Period (2020 Period: loss of approximately
HK$16,177,000). Details of the Group’s financial
assets are set out as follows:

R202149A30H * NEBE ML A FE
FTAE R 2 2R & E 4 /354,445,000
% JT(202153A318 : #360,322,000
BIT) c AEBAHENESKRE D B
%15 1§ 18 463,116,000 JT (20204 HA
 : E518 4916,177,0008 L) - AL EH
CRHEEFBLT:

As at 30 September 2021 Six months ended 30 September 2021
12021594308 HZ2202159A30B L AE A
Approximate
percentage Dividend/
Number of Investment to Group’s Interest Fair value Realised
Nature of investments shares held Amount held Cost Fairvalue total assets income  gain/(loss)  gain/(loss)
(23 ATE B#%
% BEEH BE/ Wi/ Wi/
RERE Re %A ] RERK ATE  BAEAM RN (E#8) (B#8)
HKS'000 HK$'000 HK$'000 HK$ 000 HK$000 HK$'000
FEL FET AT TET FET 773
Equity Investments
RERE
Best Food Holding
Company Limited
(Stock Code: 1488) 83,040,000 N/A 75,450 68,093 0.8% - 12,436 618
BRERARAR
(Bf3 £5% - 1488) TER
Others N/A N/A 284,300 213,726 2.4% 6,637 (46,260) (2,659)
it TER TR
Equity-Linked Notes N/A 6,000 6,000 5,798 0.1% 342 (5,013 -
REHDRE Tam
Bonds N/A - - - - - - 9
&% T#ER
Others N/A N/A 65,561 66,828 0.8% - (5,995) -
Et @R TR
Total: 431,311 354,445 41% 6,979 (44,832) (1,942)
@it
Note: None of the investments account for more than 5% of — [f7# : K2021F9H30H -+ 4 1 & 15 7 % F 48

the Group'’s total assets at 30 September 2021.
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Management Discussion and Analysis (continued)

Loan Financing

The Group is also engaged in the provision of
money lending business governed by the Money
Lenders Ordinance (Chapter 163 of the Laws of
Hong Kong).

For the Period, the Group recorded interest income
from the loan financing business amounted to
approximately HK$10,921,000 (2020 Period:
approximately HK$6,927,000), representing
approximately 6.3% of the total revenue of the
Group. The increase in interest income was
primarily due to the acquisition of a subsidiary
which resulted in the increase in loan financing
business. Profit derived from loan financing
business was approximately HK$1,127,000 for the
Period (2020 Period: approximately HK$1,204,000).
The carrying amount of loans receivable as
at 30 September 2021 was approximately
HK$234,654,000 (31 March 2021: approximately
HK$143,016,000). At 30 September 2021, the net
impairment allowance recognised in profit or loss
amounted to approximately HK$3,736,000 (2020
Period: approximately HK$2,482,000) in its loan
financing business.

LISTED SUBSIDIARY

Eminence, the major listed subsidiary of the
Company, and its subsidiaries (collectively the
“Eminence Group”) was engaged in property
development, property investment, comprising the
ownership and rental of investment properties,
investment in securities and loan financing
businesses.
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Management Discussion and Analysis (continued)

EEENWRDN 2

Investment in Eminence Shares

As at 1 April 2021, the Group, through Ace Winner
Investment Limited (“Ace Winner”), Landmark
Profits Limited and Goodco Development Limited
(all of which were wholly-owned subsidiaries of
the Company), held an aggregate of 275,687,665
shares of Eminence, representing approximately
29.60% of the then total issued share capital of
Eminence.

(a) Share Offer

On 3 February 2021 (after trading hours),
Ace Winner as the offeror informed the board
of directors of Eminence that it intended
to make, subject to the satisfaction of the
pre-condition, a voluntary conditional cash
general offer to acquire all of the issued
Eminence shares (other than those already
owned or agreed to be acquired by the
offeror and parties acting in concert with it)
at HK$0.50 per Eminence share (the “Share
Offer”) on the terms and conditions set
out in the composite document (which was
despatched to Eminence’s independent
shareholders on 26 March 2021) and in
compliance with the Hong Kong Code on
Takeovers and Mergers (the “Takeovers
Code”). The Share Offer constituted a very
substantial acquisition for the Company under
Chapter 14 of the Rules Governing the Listing
of Securities (the “Listing Rules”) on The
Stock Exchange of Hong Kong Limited (the
“Stock Exchange”). An ordinary resolution
of the Share Offer was duly approved by
the shareholders of the Company (the
“Shareholders”) at the Company’s special
general meeting held on 19 March 2021. On
7 April 2021, the Share Offer was declared
unconditional in all respects.
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(b)

Management Discussion and Analysis (continued)

The Share Offer closed on 21 April 2021 (the
“Closing Date”) and Ace Winner received
valid acceptances of the Share Offer in
respect of a total 393,683,175 Eminence
shares, representing approximately 42.26%
of the issued share capital of Eminence and
together with the Eminence shares already
held by Ace Winner and parties acting in
concert with it amount to an aggregate of
669,370,840 Eminence shares, representing
approximately 71.86% of the total issued
share capital of Eminence as of the Closing
Date.

Acquisition of Eminence shares in April
2021

On 22 April 2021, following the completion
of the Share Offer, the Company further
acquired on-market a total of 27,000,000
Eminence shares at each of price of
HK$0.50 (the Company is complied with
Rule 31.3 of the Takeovers Code) for an
aggregate purchase price of approximately
HK$13,500,000 (exclusive of transaction
costs). As a result, the Group’s interest
in Eminence increased to 696,370,840
Eminence shares, representing approximately
74.76% of the total issued share capital of
Eminence as at the date of the acquisition
and up to the date of this report.
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Management Discussion and Analysis (continued)
EEENRmR DN )

Performance of Eminence Group during the IR =0 AN
Period

The financial results of Eminence Group during the SILEBRAPHOTKEEH SN
Period are highlighted as below: T

For the six months ended
30 September

H Z9H30R L A<EA
2021 2020 Change
20214 20204 g

(Unaudited) (Unaudited)
(REER) (REER)

Revenue
= S
Property investment (HK$°000) 31,268 30,008 4.2%
MERE (FHET)
Loan financing (HK$'000) 5,168 11,349 (54.5)%
ERmE (FET)
Total revenue (HK$’000) 36,436 41,357 (11.9)%
BEXB(TET)
Gross profit (HK$'000) 34,913 39,557 (11.7)%
EM(FET)
Profit (loss) attributable to owners of
Eminence (HK$°000) 81,785 (64,552) N/A
= L AR SRR AL s R (B 8 (F & ) @A

Earnings (loss) per share (HK cents)

Faw(EER) MWL)

— Basic 8.78 (6.93) N/A

AR TEA

— Diluted 6.66 (6.93) N/A

g ~EA
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Management Discussion and Analysis (continued)

As at 23 November 2021 (i.e. the date of this
report), the development land portfolio held by

Eminence Group as below:

Intended Approximate

EEENWRDN (&)

R2021FE11A23R (A AREB ) &
WEBEHENBR T HESIT

Stage of

Location usage site area completion
By

B REMRZE it 42 [ 1 5T AR B B
(square feet)
(FFR)

Fung Wah Factorial Building, Nos. Industrial 9,206 For redevelopment
646, 648, 648A Castle Peak Road, T HEER
Kowloon, Hong Kong

BB NS ILEGLS - 648 - 648AT
BETEANE

Wing Cheong Factory Building, Industrial 5,483 Under redevelopment
No. 121 King Lam Street, Kowloon, T¥ BERT
Hong Kong

ERENEEMHI2IRKEIEKRE

Nos. 11, 13 and 15 Matheson Street, Commercial 2,857 Under development
Causeway Bay, Hong Kong [GES BERP

EERBEDMEHNR 18K R
155%

Nos. 1B-1E Davis Street, Residential 4,940 For redevelopment
Kennedy Town, Hong Kong F=E HHEER

EEREMME X T HIBRIER

Nos. 93 and 95 Catchick Street, Residential 2,182 For redevelopment
Kennedy Town, Hong Kong F= HEER

A B e Ho Pk & A7 935% 955

As at 30 September 2021, Eminence Group’s
portfolio of investment properties comprised of
residential, commercial and industrial units located
in Hong Kong, the People’s Republic of China and
Singapore. During the Period, Eminence Group
recorded rental and management fee income
of approximately HK$31,268,000 (2020 Period:
approximately HK$30,008,000) and fair value gain
of approximately HK$30,828,000 (2020 Period: fair
value loss of HK$12,314,000) arising from change

in fair value of investment properties.

2021/22 REAEE RS

M2021F9A30H  HILEEMIREY
¥EEBREUREE  REARERM
BERFMPEOEE  HERTESA -
RAHME sLEEHRSHSLKEE
E U A 4931,268,0007% 7T (20204 HAR
#730,008,000% J0) R IR EWE A FE
FHEEH A FE K= 430,828,000
B r(2020F Bl R FE B 1B A
12,314,000/ 7T) °
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Management Discussion and Analysis (continued)

EEENWRDN 2

The Directors believe that the consolidation of
Eminence Group’s business was an effective
channel for the Company to expand into the
non-residential property development sector and
could create synergy values by achieving greater
business coherence and enhancing resources
allocation. For more detailed business and financial
performance of Eminence Group, please refer
to its interim report for the six months ended 30
September 2021.

FINANCIAL REVIEW
Liquidity and Financial Resources

The Group financed its operations through
internally generated cash flow and bank
borrowings. As at 30 September 2021, the Group’s
bank borrowings amounted to approximately
HK$3,285,379,000 (31 March 2021: approximately
HK$1,472,467,000). The gearing ratio of the Group,
calculated as a ratio of total bank borrowings to
total equity, for the Period was approximately 0.66
(81 March 2021: approximately 0.46).

As at 30 September 2021, the Group has net
current assets of approximately HK$4,468,145,000
(81 March 2021: approximately HK$1,871,702,000).
Current ratio was approximately 4.5 (31 March
2021: approximately 3.8). The bank balances
and cash as at 30 September 2021 was
approximately HK$304,625,000 (31 March 2021:
HK$308,222,000), representing a decrease of
approximately 1.2% or approximately HK$3,597,000
compared to 31 March 2021.

As at 30 September 2021, the Group had capital
commitments of HK$27,552,000 in respect of
capital expenditure contracted for but not provided
(81 March 2021: nil) and did not have any significant
contingent liabilities (31 March 2021: nil).
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BERR BoLEBEZEBAHAR
ARRMRITEFHEBRREID
ERRE VAERESNEBEE
MRk ZEERD B WELHRE
BE-EFHESUEEEBRUBEEAN
FHMEHR  B2HEBE2021F9F
BOHLEARBEA RS -

1 3% B
REE SR ER

AEBESFAANPELENR S KRR
TEEREEERMHES - K2021
FORAR AEBZRITBENA
3,285,379,000% 7T (2021 3A318 : 49
1,472,467,000% 7T) - WA B + A&
EMEEABLR(AIRITEEREN
BB ZADL) 4 50.66(2021F3
A318 : 490.46) °

R2021F9A30H  REBZ AT EE
B % 54,468,145,0007% JT (202143
A318 : 491,871,702,000/ 7T) ° i &
bt & %) B4.5 (2021438318 : 493.8) °
M202149A30H * R ITHE B KR &
49 /304,625,000 T (20214F3A31A :
308,222,000/ 7T) * #202143A31H
WA #91.2% 3% #93,597,0007%8 7T ©

MR202159A308  AE B W T 4
BARBEZEAERAINELRERES
27,552,000 7T (2021438318 : &) &
I 4 (F ] 2 K 3% A B & (20214F3 A 31
H: &) -
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Management Discussion and Analysis (continued)
EEENRR DN (2)

As at 30 September 2021, the maturity profile of 72021498308 @ "N&EE £ K F R 1T
the Group’s secured bank borrowings is set out fE&EZXEBEREHINWMT :
below:

30 September 31 March
2021 2021
20215 20214
9A30H 3H31H
HK$’000 HK$'000
FHET FHET
(Unaudited) (Audited)
(REEK) (&R
Carrying amount repayable as follows (based on the
scheduled repayment dates set out in the loan
agreements):
EEEZEEEMNTREBEHIINE R BHZ
EEBERR)
— within one year 932,311 468,010
—FR"
— within a period of more than one year
but not exceeding two years 669,747 45,896
ERB—FETHEBAMFNRERA
— within a period of more than two years
but not exceeding five years 1,434,070 756,611
EHRBAMFETHBAFHREN
— within a period of more than five years 249,251 201,950
ERFU EHNREA
3,285,379 1,472,467

Less: Amount due within one year shown under
current liabilities (932,311) (468,010)
BCBTIRRBEEZ-FRIHSE

Amount due after one year shown

under non-current liabilities 2,353,068 1,004,457
ETRRERDERAZ —FERIHAGHE
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Management Discussion and Analysis (continued)

EEENWRDN 2

Charges on Assets

As at 30 September 2021, bank loans of the
Group in the aggregate amount of approximately
HK$3,285,379,000 (31 March 2021: approximately
HK$1,472,467,000) which were secured by
leasehold properties, investment properties,
properties held for development for sale, properties
held for sale, life insurance policy, listed equity
securities in Hong Kong, perpetual bonds and
debt instruments at fair value through other
comprehensive income of the Group having a net
book value of approximately HK$7,238,384,000
(381 March 2021: approximately HK$3,142,046,000).
In addition, 300,000,000 Eminence shares with
fair value of HK$130,500,000 (31 March 2021:
19,800,000 Eminence shares with fair value of
HK$9,702,000) held by a subsidiary of the Group
were charged to secure a bank loan arranged for a
property project in Hong Kong.

Exposure to Foreign Exchange Fluctuations

Most of the Group’s revenues and payments are
denominated in Hong Kong dollars. During the
Period, the Group did not have significant exposure
to fluctuations in exchange rates and thus, no
financial instrument for hedging purposes was
employed. The Directors considered the risk of
exposure to the currency fluctuation to be minimal.

Capital Expenditure

During the Period, the Group invested
approximately HK$986,000 (2020 Period: nil) on
the acquisition of property, plant and equipment,
and invested approximately HK$1,432,000 (2020
Period: nil) for additions of investment properties.
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BERH

MR2021F9A30H - AEE R EITE R
485 #493,285,379,00078 7T (202143 A 31
A : #91,472,467,000/8 JT) T3 LA A &£ B BR
T ¥ 8 # /&7,238,384,000/8 7T (20214
3A318 : #93,142,046,0005% 7T) 2 1 M
M- BREME  FELEREME -
BEHEDE ASRE -BEHELHZ
BEFH  KABFUREATFER
AHMGRE RS 2 BB RIEBEERER -
foh REBZHBRARMBEZAR
*F{& 4130,500,0007% Jt 2 300,000,000
B = B (202143 A31E : AFE A
9,702,0007% 7T 219,800,000 8% = LU A% 12
CiEE NESE—EEEMEEH
ZHMRITER -

SN R Bz LB

AEBZBABXTHKREZBIAE T
BE-RAHH AEBEYTERLKBE
BKEBmMATERNRR - Rt &EER
TR TAELEPRE -EERA
EERBE R RBE -

BEAMX

RAERE - A& B 2% & 49986,000/%8
TTR20FHM TN BEVE  BE
FRR o RE 41,432,000 TN EE
B E (2020F B« &) -
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Management Discussion and Analysis (continued)

Employees

As at 30 September 2021, the Group had 93
employees (30 September 2020: 30). Staff costs
(including Directors’ emoluments) amounted to
approximately HK$25,576,000 for the Period (2020
Period: approximately HK$14,014,000). The Group
remunerates its employees based on individual
performance, experience and prevailing industry
practice. The Group provides a defined contribution
to Mandatory Provident Fund as required under
the Mandatory Provident Fund Schemes Ordinance
(Chapter 485 of the Laws of Hong Kong) for all
eligible employees of the Group in Hong Kong.
Share option scheme is in place to provide
appropriate incentive to motivate employees of the
Group.

PROSPECTS

Following the longest and deepest recession in
history of the COVID-19 pandemic, situation was
improving with a growing rate of its vaccination
and boosted overall market confidence. The Hong
Kong economy returned to growth and on track
for recovery in the second quarter in 2021. The
improving labour market, coupled with the boost
from the Consumption Voucher Scheme, helped
stimulate retail industry and consumption sentiment
and lend support to consumption-related sectors.
This favourable operating environment to retailers’
operators, in turn, to landlords. Nevertheless, the
global economy is still facing different challenges
and uncertainties, including, COVID-19 mutations
and Sino-US tensions.

2021/22 REAEE RS

EEENWRDN (&)

3=

A202149A30H - REBE X EWBEKET
(20204 9A30H : 304) - RAHI - B
ITHRA(BEEEWRS)H A25576,000
& 7T (20204 HA f : 914,014,000 7T) °
AEBRBEEEZRR LBRERT
E¥ENEHNMBECHSZHFHN 258
BB E B LD F486E5(REMATES
EIGOD 2 RERASBERMABRAS
EREEFHABSATHRK AL
BREERETE BRHABEEEIN
BEALEEES -

AR

2019 B MR R EREBEXE LUK Z
A - BEBRENRRBE MHEZE
EHERBERLAMEBSRELERT
BEMBEL - BELER2021F 5
—EMEEERRELEEEE - L E
MERFNEBESHERKRZ X
EHRBTETERBEERRKE
HEHEBAR HENTELERH
BBIRENMBREE - R 2L
BOEAHTREBRIBREEAE &
FE2010EBMFEREBRTAEREE
iR e
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Management Discussion and Analysis (continued)

EEENWRDN 2

Economic recovery in Hong Kong is expected to
continue by the enhanced social and business
environment, a well control of local pandemic,
economic stimulus measures and improved global
prospects. With the support from the National
“14th Five-Year Plan”, Hong Kong is expected to
enhance its status as an international financial,
transportation and trade centre. All these
underpinned Hong Kong’s long-term future and
economic prospects.

With the confidence about the prospects of
Hong Kong’s property market and a relatively low
interest-rate environment, the property market
is expected to remain resilient over the long
term. The Group has solid property development
projects for the coming years and will launch the
sales at opportune times. The Group will continue
to strengthen its core businesses by acquiring
land selectively for development in Hong Kong to
replenish its quality land bank when opportunities
arise.

Although there is still uncertainty in the global
economy, the post-pandemic global recovery in
sentiment continues. The investment properties
of the Group, including in Hong Kong and Asian
countries, are beginning to return to normal in the
post-pandemic landscape. The Group will continue
to seek for investments with steady recurrent
income and capital appreciation to strengthen its
property investment portfolio.

Looking ahead, the Group is confident in its
business development. The Group will continue
to monitor the market changes closely and
focusing its efforts in the development of its
existing principal businesses while exploring other
opportunities with a view to providing steady
and favourable returns for its shareholders and
strengthen every segment of its business.

20

BEASREHRERS $mfF
ZE-LEREREBEERZXAS
%'%%Nmﬁiﬁ%ﬁéoﬁla
MItHAIREZFT BREERN
BEpop  BE@WEESTONMAK
@M - UNIIEBHIBEESNER
RRREEBERR ©

EREBEHBEBMEMSNASE RAY
BEERFE MEDTSEHARRELS
BN ARBRREBFENYERR
FERRESNEERKES A&
BRESNMERKSETEREELE
BRIMUBRELZ L BFHE KM
EEERLER -

BEREBHATE  EREDR
REBERE AKENRENE(E
BURBERSMNERE)REEZRE®E
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DIRECTORS’ INTERESTS AND SHORT
POSITIONS IN SHARES, UNDERLYING
SHARES AND DEBENTURES

As at 30 September 2021, the interests and short
positions of the Directors and chief executive of
the Company in the shares, underlying shares
and debentures of the Company or its associated
corporations (within the meaning of Part XV of the
Securities and Futures Ordinance (the “SFO”)),
as recorded in the register required to be kept
by the Company under section 352 of the SFO,
or as otherwise notified to the Company and the
Stock Exchange pursuant to the Model Code for
Securities Transactions by Directors of Listed
Issuers (the “Model Code”) contained in the Listing
Rules, were as follows:

Long positions in the ordinary shares and the
underlying shares of the Company

Disclosure of Interests

EEKE

EERERG  AEROREERZ
BERKXR

M2021F9H30R  EERFETHA
ERARRKERBZE(EERES
RBEGEN (TRERBEMRG ) EXVED)
M HEROREREPEARC
HRARRREHF R E %P E35215%
AREZECMAMBERERRE =
BRELTRAUABEZ(ETEITAES
ETESFRXGNRETRNRESFA])
AHEARARBIAOESE LRR
mr

REAXTEBERRAEERDTR

Number of Ordinary Shares

EEREA
Approximate %
Personal Corporate of Shareholding
Name of Director Interest  Family Interest Interest ~ Other Interest Total (Note vj)
BAORREAL
j £ BAER REER EEER bR @3t (Hitv)
Koon Ho Yan Candy (‘Ms. Koon’) 73,000 - - 29,179,480 29,252,480 37.58%
EAR(ELL)) (Note ) (Note i)
(it (i)
Lui Yuk Chu (‘Ms. Lui") 73,000 73,000 17,429,664 - 17,575,664 22.58%
EESA(E &) (Note if) (Note iy) Note )
Wi (Hitiv) (i)
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Disclosure of Interests (continued)
EEEE )

Notes:

(i)

Save

2021,

These interests represent options granted to Ms. Koon
as beneficial owner under the share option scheme of
the Company adopted on 5 July 2012, details of which
are disclosed under the section headed “Share Option
Scheme of the Company” in this report.

29,179,480 shares are registered in the name of and
are beneficially owned by Magical Profits Limited which
is wholly-owned by Accumulate More Profits Limited
which in turn is wholly-owned by The Winterbotham
Trust Company Limited in its capacity as the trustee of
The Magical 2000 Trust (the beneficiaries include Ms.
Koon). As a result, Ms. Koon is deemed to be interested
in the Shares by virtue of her capacity as one of the
beneficiaries of The Magical 2000 Trust.

These interests represent options granted to Ms. Lui
as beneficial owner under the share option scheme of
the Company adopted on 5 July 2012, details of which
are disclosed under the section headed “Share Option
Scheme of the Company” in this report.

These interests represent options granted to Mr. Koon
Wing Yee (“Mr. Koon”), the spouse of Ms. Lui, as
beneficial owner under the share option scheme of
the Company adopted on 5 July 2012, details of which
are disclosed under the section headed “Share Option
Scheme of the Company” in this report. Ms. Lui is
deemed to be interested in those shares in which her
spouse, Mr. Koon, was interested.

17,429,664 shares are owned by Sea Rejoice Limited
which is wholly and beneficially owned by Ms. Lui.

The percentage represented the number of shares over
the total issued share capital of the Company as at 30
September 2021 was 77,822,403 shares.

as disclosed above, as at 30 September
none of the directors or chief executive of

the Company had registered an interest or short
positions in the shares or underlying shares of the
Company or any of its associated corporations
(within the meaning of Part XV of the SFO) that was
required to be recorded pursuant to section 352 of
the SFO, or as otherwise notified to the Company
and the Stock Exchange pursuant to the Model
Code.
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Hiat -

(i)

ZER R RBBRIEARRR201247A5H
EROBREFEAEZL(ERERE
AANBREHBRE  FERBERARSE
[ARARBREE R -

29,179,480/ A% 15 LA Magical Profits
Limted2 FE B KAEESHE - %
A &) J9 B Accumulate More Profits Limited
& & ¥ B - i Accumulate More Profits
Limited 8] 5 #£ & The Magical 2000 Trust
(REABREXDZERTANRBEER
ERERARZERR Bt ExE
E £ B The Magical 2000 Trust z5 A Z
—HWRARBROPEEER -

ZER R RRIEARRRR201247A5H
RO BRESEASLT(EAERSE
AANBREHBRE  FERBERARSE
[ARARBREE R -

ZER D BRIEARRRR201247A5H
RMHBREFEAELTIHEBE X
ERE(ERENEAERBEEAN) R
WERE FEBRERARSIAARE
PRIEETE—8 R c BLLTHWRIEREZ
EEELEMAEREZRNPEEEE -

17,420,664 D ML ¥ BRRAAIHEE -
HARDHERLT 2 EEHEA -

B 5 BARR 5 8 BR LA KD R 202146
9AB0H M B 8 17 IR A 42 #177,822,403 %
R EtE -

B EXETIEEESN - 12021F9A30H -
AAREERETBITHAEHMERK
AEIREFWEBREZE(EERLEFHFR
HEKAIEXNVB) OB EERG
FIREESFRBEEAEIG2EELA
BaRMARNERRAE  HIREBEIZE
FRIEMEARR KRB FTAE RS

HR
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INTERESTS AND SHORT POSITIONS
OF SHAREHOLDERS DISCLOSEABLE
UNDER THE SFO

As at 30 September 2021, to the best knowledge
of the Directors, the register of substantial
shareholders maintained by the Company pursuant
to Section 336 of Part XV of the SFO shows that,
other than the interests disclosed in “Directors’
Interests and Short Positions in Shares, Underlying
Shares and Debentures” under this report, the
following shareholders of the Company had
notified the Company and the Stock Exchange of
their relevant interests in the ordinary shares and
underlying shares of the Company, which represent
5% or more of the issued share capital of the
Company:

Long positions in the ordinary shares and the
underlying shares of the Company

Disclosure of Interests (continued)

EEHE &)

REFERPEERHIABRBEZRR
BERKAR

M2021F9H30R F MEFEFARHM - &
RARBEEFLBEEIEXVERE
BMEEFZTEMRELMET K
RABRE[EERRG - ARG RE
BEZEALAR|—HAREZES
S FHIARRBBRRD FEANA R R
AT E R AR B E B AR ) B AR BE X
MzBEEED MRERZEERE
RAEBBITRAZE%HIA £

RAAREBRROREERG ZHE

Approximate

% of
Number of Shareholding
Name of Shareholder Notes Capacity Shares Held Total (Noz‘e/ﬂlg
BA & tt
pil
RRHE/AB i &4 BERGEA Bt (Mt iv)
Magical Profits Limited li Beneﬂma\ owner 29,179,480 29,179,480 37.49%
B
Accumulate More Profits i Interest of controlled 29,179,480 29,179,480 37.49%
Limited Corporat|on o
2HEE R
The Winterbotham Trust i Trustee 29,179,480 29,179,480 37.49%
Company Limited XA
REBRETERDA
Winterbotham Holdings li Interest of controlled 29,179,480 29,179,480 37.49%
Limited orporation
%IJ EE
Christopher Geoffrey i Interest of controlled 29,179,480 29,179,480 37.49%
Douglas Hooper Corporat|on
2HlEE R
Mr. Koon i Interest of spouse 17,502,664)
BRE BiEs
i Eien/efigia\ owner 73,000) 17,575,664 22.58%
B
Sea Re]owe Limited i @_en/eficia\ owner 17,429,664 17,429,664 22.39%
HEBBRAT BERBEEHA

2021/22 REAEE RS
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Disclosure of Interests (continued)
EEEE )

Notes:

(i)

(iv)

Save

2021,

29,179,480 shares are registered in the name of and are
beneficially owned by Magical Profits Limited, which is
wholly-owned by Accumulate More Profits Limited which
in turn is wholly-owned by The Winterbotham Trust
Company Limited in its capacity as the trustee of The
Magical 2000 Trust (the beneficiaries of which include
Ms. Koon, an executive director of the Company). The
Winterbotham Trust Company Limited is owned as to
75% by Winterbotham Holdings Limited. Winterbotham
Holdings Limited is owned as to approximately 99.99%
by Mr. Christopher Geoffrey Douglas Hooper.

17,429,664 shares are owned by Sea Rejoice Limited
which is wholly and beneficially owned by Ms. Lui,
an executive director of the Company. On 30 August
2021, Ms. Lui was granted 73,000 share options of the
Company under the share option scheme adopted on
5 July 2012. Mr. Koon, being the spouse of Ms. Lui, is
deemed to be interested in 17,502,664 shares of the
Company by virtue of the SFO.

These interests represent options granted to Mr. Koon as
beneficial owner under the share option scheme of the
Company adopted on 5 July 2012, details of which are
disclosed in the section headed “Share Option Scheme
of the Company” in this report.

The percentage represented the number of shares over
the total issued share capital of the Company as at 30
September 2021 was 77,822,403 shares.

as disclosed above, as at 30 September
the Company had not been notified by any

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

0]

(i)

29,179,480 A% {3 LA Magical Profits Limited
ZEEBRRBEESEEE ZRAD
fiAccumulate More Profits Limited & &
# A - MAccumulate More Profits Limited
8] (5 {E A The Magical 2000 Trust (¥
ZIRANBEARAPRTEFERI)Z
ERARBFBREXRERRAAZER
A ° Winterbotham Holdings Limited
BEEREXEAERADERTSRER
Christopher Geoffrey Douglas Hooper %t
“ ¥ B Winterbotham Holdings Limited #J
99.99% 2 # % °

17,429,664 RN L F BR AR HES -
ZARTBEARANTEFELLTEE
MEXBEE - R2021F8A30R  E&x +
1R IR 201247 A58 £ 4 & B8 A% 4 51 &
HEE73000) BERE - EAERER L
2hREB RESHFRBERD  BER
17,502,664 AR E RN P A A o

ZER D BRIEARRRR201247A5H
RN EREFEATEAEERERE
BAERBEHOBRE  FBERERARSE
[AARBREE -8R -

Z B D AR B B LA R B 720214
9AB0H M B B 17 IR A 48 #177,822,403 %
Bt E -

Bk XXCRT R A SN R2021F9A30
A BEFTAALT(ARRAIESTHEE
TRAERINEHNSARREERE
BERPEGHIEXVEE2R FE3D B
ZHEXERARAREES LEHAARR
RIRES R EIENEICIKEATE 2
BERfMAMEARRROGSEBERKRDZ

M AR -
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SHARE OPTION SCHEME OF THE
COMPANY

On 5 July 2012, a share option scheme (the “Share
Option Scheme”) was adopted and approved
by the then Shareholders for a period of 10 years
commencing on the adoption date whereby, the
Board, may at its discretion, grant share options
to any eligible participants (including Directors
and employees of the Group) to subscribe for
the shares of the Company subject to the terms
and conditions as stipulated in the Share Option
Scheme.

The scheme mandate limit in respect of the
granting of options to subscribe for shares of the
Company under the Share Option Scheme has
been refreshed at the annual general meeting of the
Company held on 8 August 2019 which the total
number of shares of the Company may be allotted
and issued pursuant to the grant or exercises of the
options under the Share Option Scheme shall not
be exceed 10% of the shares of the Company in
issue as at 8 August 2019 (i.e. 91,320,403 shares).

During the Period and up to the date of this report,
the Company had granted options to subscribe for
an aggregate of 365,000 shares under the Share
Option Scheme, representing approximately 0.47%
and 0.49% of the total number of issued shares of
the Company as at 30 September 2021 and at the
date of this report, respectively.

2021/22 REAEE RS

Share Option Schemes

BRESE

RRTERERE

MR2012F7A5H ERBREREEHTEHA K
HE—BERETE((BRESSE)
FHHRMNBPBII0F - Hitt - E
EARBERANEGERLEE (BIEAR
SEESRREE)BREAARNERE -
A ERAERT & Z R R AAIFTIR -

MR2019F8A8A RIT 2 AR A R EE
FREL EHARBEBERESSED
AREARFBRMDZEREREDE
T O MARBRBEERETEREKITE
BREMD FESERETZARAR
1948 BT 158 B AR R R2019F8A8
A2 B % 17 % 1910% (B191,320,403 %
BE %) o

RABEERBEEAREAH  AAF]
ERBEBEREFIARLITRBEA K
365,000 RID AR E - HRMEEHE
2021F9A30A K R AR E BHA AR A
BB TR (7 42 8 490.47% & 0.49% °
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Share Option Schemes (continued)

BRESE (&)

Details of movements of the share options during WA HAREMEREZ S FBL EHA
the Period are listed below in accordance with Rule  BIZE17.07{& Bk & 50 T -
17.07 of the Listing Rules:

Number of share options
BREYA
Exercise Granted  Exercised Lapsed  Qutstanding
Dateof price per Asat  duringthe  duringthe  during the As at Exercise
Grantee grant share  2021,04.01 Period Period Period ~ 2021.09.30 period  Vesting date
142021.09.30
ERA RHAE  SRARE Roo00t  RERRE  ABEGR  ZERAR HAGR fik# BRAE
(Noto ) HO
(Wi BT
Directors otz )
27
Ms. Koon 2021.08.30 399 - 73,000 - - 78000 201.083- 20210830
BRt 2031.08.29
Ms. Lui 2021.08.30 399 - 78,000 - - 78000 201.083- 20210830
Ext 2031.08.29
Employees /ot
Es)
Mr. Koon 20210830 399 - 73000 - - 8000 2021.083- 20210830
BEA 20310829
Koon Chun Ting 2021.08.30 399 - 73,000 - - 78000 2021.083- 20210830
ERE 20310829
Koon Wai Yan 2021.08.30 399 - 78,000 - - 78000 201.083- 20210830
BER 20310829
Total - 365,000 - - 365,000
3t
26
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(i) These grantees are substantial shareholders of the
Company (the “Substantial Shareholders”).

(ii) These grantees are associates of the Substantial
Shareholders.

(iii) The closing price of the shares immediately before the
grant of share options on 30 August 2021 was HK$3.90.

(iv) The number and/or exercise price of the share options
may be subject to adjustments in the case of rights or
bonus issues, or other changes in the Company’s share
capital.

Apart from the above movements, no share options
were granted, exercised, lapsed or cancelled under
the Share Option Scheme during the Period.

SHARE OPTION SCHEME OF
EMINENCE

On 29 June 2012, a share option scheme (the
“Eminence Share Option Scheme”) was
adopted and approved by the then shareholders of
Eminence for a period of 10 years commencing on
the adoption date whereby the board of directors
of Eminence, may at its discretion, grant share
options to any eligible participant to subscribe
for the Eminence shares subject to the terms and
conditions as stipulated in the Eminence Share
Option Scheme.
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Share Option Schemes (continued)

BRESE (&)

The scheme mandate limit in respect of the
granting of options to subscribe for shares of
Eminence under the Eminence Share Option
Scheme has been refreshed at the annual general
meeting of Eminence held on 1 August 2019
which the total number of shares of Eminence may
be allotted and issued pursuant to the grant or
exercises of the options under the Eminence Share
Option Scheme shall not exceed 10% of the shares
of Eminence in issue as at 1 August 2019 (i.e.
310,588,205 Eminence shares).

During the Period and as at 30 September 2021,
no share options were granted, exercised, lapsed,
cancelled or outstanding under the Eminence
Share Option Scheme.
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Corporate Governance and Other Information

CORPORATE GOVERNANCE
PRACTICES

The Company’s corporate governance practices
are based on the principles and the code provisions
as set out in the Corporate Governance Code
(the “CG Code”) contained in Appendix 14 to the
Listing Rules. During the Period, the Company has
fully complied with the code provisions of the CG
Code, except for the deviations disclosed herein.

Code Provision A.2.1

The roles of president and chief executive
officer should be separate and should not be
performed by the same individual

Ms. Koon serves as president as well as chief
executive officer of the Company. The Board
considers this arrangement to be appropriate
for the Company as it preserves the consistent
leadership which is conducive to making effective
planning and better execution of long-term
strategies consistently. The Board is of the view
that a balance of power and authority is adequately
ensured by the operations and governance of
the Board which comprises experienced and
high caliber individuals, with half of them being
independent non-executive Directors. The
Company will continue to review the existing
structure when and as it becomes appropriate.
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Corporate Governance and Other Information (continued)

CEEARHEMER @)

Code Provision C.2.5

The issuer should have an internal audit
function

The Group does not have an internal audit
function. The Board considered that the current
risk management and internal control processes
are adequate to meet the needs of the Group in
its current business environment and nothing has
come to its attention to cause the Board to believe
the Group’s risk management and internal control
systems are inadequate. The Board was of the
view that there is no immediate need to set up an
internal audit function within the Group, however,
shall review the need for one on annual basis.

CHANGE IN DIRECTORS’
INFORMATION

Pursuant to Rule 13.51B(1) of the Listing Rules,
the changes in information of the Directors after
29 June 2021, the date of the annual report of the
Company for the year ended 31 March 2021, are
set out below:

. Mr. Jong Koon Sang, an independent
non-executive Director of the Company,
has been appointed as a Sponsoring Body
Manager of Shung Tak Catholic English
College for his tenure of office from 1
September 2021 to 31 August 2024.
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Corporate Governance and Other Information (continued)

MODEL CODE FOR SECURITIES
TRANSACTIONS BY DIRECTORS AND
RELEVANT EMPLOYEES

The Company has adopted the Model Code as set
out in Appendix 10 of the Listing Rules as its own
code of conduct regarding securities transactions
by Directors. Having made specific enquiry with the
existing Directors, all of them confirmed that they
have complied with the required standards set out
in the Model Code since their appointment as a
Director during Period.

The Company also adopted a code on no less
exacting terms than the Model Code to regulate
dealings in the securities of the Company by certain
employees of the Group who are considered to be
likely in possession of inside information in relation
to the Company or its securities.

REVIEW OF ACCOUNTS

The audit committee of the Board has reviewed,
with management and the independent auditor of
the Company, the Group’s unaudited condensed
consolidated financial information for the Period,
the accounting principles and practices adopted by
the Group and financial reporting matters.

Messrs. Deloitte Touche Tohmatsu, the independent
auditor of the Company, has reviewed the unaudited
condensed consolidated financial information of the
Group for the Period in accordance with Hong Kong
Standard on Review Engagements 2410 “Review
of Interim Financial Information Performed by the
Independent Auditor of the Entity” issued by the
Hong Kong Institute of Certified Public Accountants.

INTERIM DIVIDEND

The Board does not recommend the payment of
interim dividend for the Period (2020 Period: nil).
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Corporate Governance and Other Information (continued)

TEEARAREMER (&)

PURCHASE, SALE OR REDEMPTION
OF THE COMPANY’S LISTED
SECURITIES

During the Period, the Company repurchased a
total of 4,378,000 shares of its ordinary shares on
the Stock Exchange for an aggregate consideration
of HK$17,327,360 (before expenses) on 30 August
2021, 31 August 2021, 10 September 2021
and 20 September 2021 respectively. All the
repurchased shares were subsequently cancelled
by the Company on 10 September 2021 and 30
September 2021 respectively. As at 30 September
2021, the total number of shares of the Company
in issue was 77,822,403 shares (out of which,
2,616,000 shares repurchased on 19 October 2021
were cancelled on 28 October 2021). As at the date
of this report, the total number of shares of the
Company in issue was 75,206,403 shares.

The repurchases of the Company’s shares by the
Directors during the Period were made pursuant
to the mandate granted by the Shareholders at
the Company’s annual general meeting held on
20 August 2021, with a view to benefiting the
Shareholders as a whole by enhancing the net
asset value per share and earnings per share of the
Company.

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
Period.

EVENTS AFTER REPORTING PERIOD
(1) Repurchase of Shares

On 19 October 2021, the Company
repurchased a total of 2,616,000 shares of
its ordinary shares at an average price of
HK$3.87 per share on the Stock Exchange for
an aggregate consideration of HK$10,123,920
(before expenses) and cancelled on 28
October 2021.
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Corporate Governance and Other Information (continued)

Discloseable Transaction — Acquisition
of Equity-linked Note

On 28 October 2021, Constance Capital
Limited, an indirect wholly-owned subsidiary
of the Company, acquired for an equity-linked
note (the “ELN”) which is linked to the shares
of China Construction Bank Corporation
(Stock Code: 939) for a principal amount
of HK$5,000,000. The coupon rate for the
ELN was 15% per annum. Such ELN is
expected to be matured on 18 January 2022.
The acquisition, when aggregated with the
previous acquisitions in the last 12 months
constituted a discloseable transaction for the
Company under the Listing Rules, details of
which were set out in the announcement of
the Company dated 29 October 2021.

Discloseable Transaction — Provision of
Financial Assistance

On 12 November 2021, Planetic International
Limited, an indirect wholly-owned subsidiary
of the Company (as lender) and a borrower
(an independent third party) entered into
a loan agreement pursuant to which the
lender agreed to provide the borrower a
loan in an aggregate principal amount of
HK$50,000,000 for a term of 6 months at
an interest rate of 9% per annum. The loan
constituted a discloseable transaction for the
Company under the Listing Rules, details of
which were set out in the announcement of
the Company dated 12 November 2021.

By order of the Board

Koon Ho Yan Candy
President and Chief Executive Officer

Hong Kong, 23 November 2021
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Condensed Consolidated Statement of Profit or Loss and Other Comprehensive Income

FHGREREERAEM2ZEKE X
For the six months ended 30 September 2021
& 22021 9H30A 1~ 18 A

Six months ended

30 September
HZ9R30A L~ fEA
2021 2020
NOTES HK$°000 HK$000
(Unaudited) Unaudited)
(RBER) REER)
Revenue E5E
Sales of properties HEME 119,644 =
Rental income i3 ON 33,622 16,027
Interest income from loan financing RAERBEZFBHA 10,921 6,927
Building management BTER 8,938 757
Total revenue LR 4 173,125 23,711
Cost of properties sold and services HEME RIRERB KA
rendered (81,708) (1,237)
Gross profit £ 91,417 22,474
Other income, gains and losses HpW A W aRER 10,432 4,219
Distribution and selling expenses AHHA (15,924) (2,200)
Administrative expenses THEX (45,531) (21,094)
Other expenses B (311) =
Write-down on properties held for WHBELERRNE
development for sale - (31,281)
Write-down on properties held for sale MEHELEnE - (100)
Gain (loss) on changes in fair value of RENE 7 AFELH I
investment properties (B#8) 10 38,378 (58,840)
Net loss on changes in fair value of financial BEATEHABRZEBEE
assets at fair value through profitorloss 2 ATFEZEEE
(‘FVTPL’) FE (46,774) (16,382)
Release on disposal of debt instruments at  HEFBRIE AT EA LA
fair value through other comprehensive PHKHEZERIA

income (*FVTOCI) - (1,683) 685

(Impairment loss) reversal of impairment & BREEZ (HEER)AES

loss on financial assets, net BEEFHE:

- Loans receivable - EWER (3,736) (2,482)

~ Debt instruments at FVTOCI - RATEFAEMZEK

BIEBIA (4,135) (236)
- Debt instruments at amortised cost - BREERAGTEZERT
A (54) 1,650

Gain on bargain purchase on acquisition of WE—HMBAREL ZEE

a subsidiary g s 23 1,676,151 -
Loss on remeasurement of interestinan Bt —HEEDAER L

associate BHR 1 (656,380) =
Gain on bargain purchase at date of AR B — B & QB

deemed acquisition of additional interest ~ ERER 2 EBREKE

in an associate 1 - 58,471
Share of results of an associate —HBE AN EEE (1,250) (19,392)
Share of results of a joint venture —“HAERRANEEE (4) (5)
Finance costs RERA (15,236) (8,867)
Profit (loss) before taxation B#AaF (&E) b 1,025,360 (73,330)
Taxation BB 6 (5,088) (664)
Profit (loss) for the period REREF (E#8) 1,020,272 (73,994)
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Condensed Consolidated Statement of Profit or Loss and Other Comprehensive Income (continued)

FHREEBERAMCZEAKER (&)
For the six months ended 30 September 2021
&t 220219 9H30H 1 7~ 16 A

Six months ended

30 September
HZ9A30HILE~MEA
2021 2020
HK$'000 HK$ 000
FET FET
(Unaudited) (Unaudited)
(REBER) (REER)
Other comprehensive (expense) income At 2 & (B 3) K A
Items that may be reclassified subsequently & THEF HBEEH
to profit or loss: BH
Share of other comprehensive income AMEBERRZEMRE
(expense) of an associate: KARR) :
Share of translation reserve of an PMEBERAZEL
associate 1 - 6,569
Share of FVTOCI reserve of an PEBEDRZEA
associate TEFALMBZE
et 33 849
Reclassification of translation reserve REEILERE AR
to profit or loss upon deemed BaRENARE
disposal of interest in an associate BaELGE (570) -
Reclassification of FVTOCI reserve REFELERERR
to profit or loss upon deemed BaRENARE
disposal of interest in an B BATEH
associate AR 2E Y &
[t (12,707) =
(13,244) 7,418
Exchange differences arising on translation of 2 &G ERMBRREE
financial statements of foreign operations ZEREE 5919 =
Change in fair value of debt instruments at  FAFEFFA £t 2 E M3
FvTOCI ZEBIAZATME
g (12,496) 446
Release on disposal of debt instruments at ~ HEBBBRIZAFEFAE
FvTOCI thrEkE  EBTA 1,683 (685)
Impairment loss on debt instruments at SABEZEATEMAL
FVTOC! included in profit or loss, net thEAREZBEBIAZ
REBRFE 4,135 236
Other comprehensive (expense) income for AR 2 E 1 2 & (51 %)
the period A (14,003) 7,415
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Condensed Consolidated Statement of Profit or Loss and Other Comprehensive Income (continued)

FHAREEBERAMZEAKER (&)
For the six months ended 30 September 2021
& 22021 9H30A 1~ 18 A

Six months ended

30 September
BZ9A30HLAEA
2021 2020
NOTE HK$'000 HK$'000
Hiit FAT FET
(Unaudited) (Unaudited)
(REER) (REER)
Total comprehensive income (expense) for A 2 2 EMA (%) &
the period B 1,006,269 (66,579)
Profit (loss) for the period attributable to: ~ AHIEEFI (F#E) 516
Owners of the Company RARRR 998,734 (73,881)
Non-controlling interests R ER 21,538 (113)
1,020,272 (73994)
Total comprehensive income (expense) for ~ A#E 2 EMA (B %) 45
the period attributable to: b
Owners of the Company ARARE 984,138 (66,466)
Non-controlling interests FERER 22,131 (113)
1,006,269 (66,579)
Basic and diluted earnings (loss) per share  S&REAL#ERF(BEE) 4 HK$12.1838 7t HKS$(0.81)% T
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Condensed Consolidated Statement of Financial Position

R e MR R K

At 30 September 2021

Non-current assets
Property, plant and equipment

Right-of-use assets
Investment properties
Interest in an associate
Interest in a joint venture
Financial assets at FVTPL

Debt instruments at FVTOCI

Debt instruments at amortised cost

Loans receivable
Intangible asset
Deferred tax assets
Deposits

Other receivables

Current assets
Properties held for development

for sale
Properties held for sale
Financial assets at FVTPL

Debt instruments at FVTOCI

Trade and other receivables

Tax recoverable
Loans receivable
Bank balances and cash

HR202149H30H
30 September 31 March
9A30A 3A31R
2021 2021
NOTES HK$’000 HK$'000
HtiE FAT FET
(Unaudited) (Audited)
(REER) (E&%)
ERBEE
Mk BEREE 9 207,527 107,138
FREEE 225 493
REME 10 2,393,173 1,179,400
BANAER 11 - 808,718
AENRIER 53 57
BAFEFABRZ
SREE 12 29,847 211,446
BRATEFAEMS
AhmzEBKIA 18 6,363 4,030
REBEKATEZE
BIA 14 47,713 15,209
R E R 15 44,801 17,280
B AE 500 500
BREBHEE 18,871 8,724
g 205 10,205
H i fE YRR 17 103,160 =
2,852,438 2,363,200
MEEE
BEHERRNE
16 3,925,401 950,375
REHENME 881,217 960,930
BAFEFABRZ
CREE 12 324,598 148,876
BATEFAEMS
AkEzEEKIA 13 24,608 7,740
BoRHEMERKE 17 73,769 38,218
AU [l 7 7B 309 309
B E X 15 189,853 125,736
RIEHRES 304,625 308,222
5,724,380 2,540,406
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Condensed Consolidated Statement of Financial Position (continuea)

HBEE BRI R @)

At 30 September 2021
R2021F9H30H
30 September 31 March
9A30AH 3A31H
2021 2021
NOTES HK$’000 HK$'000
it FET FET
(Unaudited) (Audited)
(REER) (BEZ)
Current liabilities mEBE
Trade and other payables BoRAMENRE 19 126,659 41,047
Contract liabilities AHEE 15,742 6,276
Amount due to a non-controlling BRFEZEREREE
shareholder 20 115,297 101,288
Tax payable EHE 65,993 51,573
Lease liabilities HEAR 233 510
Secured bank borrowings FERRTEE 21 932,311 468,010
1,256,235 668,704
Net current assets mBEEFE 4,468,145 1,871,702
Total assets less current liabilities BELBRADAR 7,320,583 4,234,902
Non-current liabilities ERBEE
Deferred tax liabilities BEEHEAE 21,431 -
Secured bank borrowings EHRARTEE 21 2,353,068 1,004,457
2,374,499 1,004,457
4,946,084 3,230,445
Capital and reserves BAREE
Share capital A 22 7,782 8,220
Reserves i 4,190,799 3,223,053
Equity attributable to owners of the AR B IR fE 5 %
Company 4,198,581 3,231,273
Non-controlling interests FEE R 747,503 (828)
4,946,084 3,230,445
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Condensed Consolidated Statement of Changes in Equity

HAGEREEEB R

For the six months ended 30 September 2021
# 22021F9H30H 1 7~ 16 A




Condensed Consolidated Statement of Changes in Equity (continuea)

BHEGEEZEHR &)

For the six months ended 30 September 2021

& 22021 9H30A 1~ 18 A
Atributable to owners of the Company
KAARARG
Property Non-
Share Share Capital  Translation ~ Special Confributed ~ FVTOCI  revaluation Accumulated controling
captal  premium  reseve  reserve  reseve  suiplus  reseve  resene profits Total  inferests Total
RATET
AEB2E  MEER
BE  ROEE RARE EXRE ARE  EARB  WEER Bk ZiEd @i FoRER it
RSO HKSO0D  HKSOOD  HKSUM HKSOMD HKSUDD  HKSUOD  HKSOO0 HKSUMD MKSOMD HKSUDD HKSOOD
r  FEr At TEr  FEr T TEr FEr PR T TET FEn
(hote) (oel)  (hoteg) (ote g
(ta) i) (Wi ()
At 1 April 2020 (audited) H2020F4F1R
(%) 912 M3 19,565 (9.508) 9800 220987 (408 69872 2468543 3286210 (449) 3285821
Changeinfeinvalugofdebt - BRAFEFARM2ZE
instruments at FVT0C] K& RBIEL
IR L = = = = = = 4 = = 4 - i
Impaiment losson debt s ABERZEATE
instruments at FVTOC HARRENEL
incuded inprofitorloss ~ BHIEZHE
3 - - - - - - % - - %% - %
Release on disposal of debt B HERAF A
instruments at FVTOC LRV
BBIL - - - - - - (683) - - (683) - (665)
Share of ther comprehensive A% ERFE 2 E
income of nessocidle W& - - - 6,569 - - 849 - - 7418 - 7418
Loss for the perod FEHER - - - - - - - — el (738 (13 (1394
Total comprehensive income. AEF2EMA
(expense) fortheperiod  (F) 48 - - - 6o - - 86 - [asl) (6646 13 (66579
AL 30 September 2020 H020F9A308
(unaudited) (k%8 912 3B 19,565 (2,939 9800 220987 4 69872 2304662 3169804 (562 3,169,242

Notes: B iE -

(a) The capital reserve of the Group represents the credit (a) 5 2 &R E R K N2006F10A8
arising from the reduction of share capital of the IR P EE 2 EBR -

Company in October 2006.

(b)  The special reserve of the Group represents the (b) AEBZHRBERE RIB#IT R
difference between the nominal value of the share 7T B 82 38 B 4B K R &R BADE R
capital issued by the Company and the nominal value of MIE1996F A2 EMEMA) B TSR
the share capital and share premium of the companies AIZBRAEELRROREZ Z5 -
forming the Group pursuant to the group reorganisation
prior to the listing of the Company’s shares in 1995.

() The contributed surplus of the Group represents the (c) AEE T EHBHBRKRAQTNR200458
credit arising from the reduction of certain reserves of RHEIRE TREZER -
the Company in August 2004.

(d) The property revaluation reserve of the Group includes (d) AEBWESHBFEEENAEESE T
(i) the gain on revaluation of certain leasehold properties MOmEz B ()2 ERNEER
of the Group, (i) share of the gain on revaluation of BMERARIZHEOMERDE BERR
leasehold land and property, plant and equipment of the BrEHRD TEARBAFEALASE
Group’s former associate, both arising from the transfer ZHENMELABERR 2HOL R
of the Group’s leasehold properties or former associate’s ME BERZEERZREMEMI
leasehold land and property, plant and equipment MEBRIRBEFEREALEHEB LR
to investment properties in prior years, net of (iii) the BHEBERAER -

transfer to accumulated profits upon deemed disposal of

subsidiaries in prior years.
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Condensed Consolidated Statement of Cash Flows

Fﬁaﬂ%Aiﬁﬁlllbgé‘:{

For the six months ended 30 September 2021
&t 220219 9H30H 1 7~ 16 A

Six months ended

30 September
HZ9R30A1L~fEA
2021 2020
Note HK$°000 HK$'000
FET FET
(Unaudited) (Unaudited)
(REER) (REER)
Operating cash flows before movements & 5§ ﬁ TR BERS
in working capital 34,920 3,665
Increase in properties held for it ’Eﬁ’ﬂé@%%iﬂ’ m
development for sale (202,712) (23,484)
Decrease in properties held for sale ’E FHENERD 79,7113 -
Increase in financial assets at FVTPL FTE STABRCEREE
(23,7112) (76,816)
Increase in contract liabilities 7%15 & 9,466 63,551
Other cash flows generated from (used % BAR)EEED . Efh
in) operating activities RenE 5,777 (8,384)
Net cash used in operating activities REEEFH HEFE (96,548) (41,468)
Investing activities REED
Acquisition of additional interest of an W SNES & AR &
associate = (4,967)
Additions of investment properties BERENF (1,432) =
Proceeds from disposal of debt BREERALERBEIAR
instruments at amortised cost Yz - 21,000
Proceeds from maturity of debt RATEFALMZEKE
instruments at FVTOCI LEBIAIMHAER
pE| 12,227 29,799
Proceeds from disposal of financial HERATEFARG S
assets at FVTPL REEZMERE 75,432 14,413
Proceeds from disposal of an LERBNELHMBRE
investment property 19,517 =
Proceeds from disposal of property, LENE BEREREL
plant and equipment MEHE 931 -
Redemption of financial assets at BORATEFABEZ
FVTPL SHEE - 59,000
Purchase of property, plant and BANE  BERE
equipment (986) —
Purchase of financial assets at FVTPL ~ BARATFEFABRE 2 &
BEE (140,250) (160,192)
Purchase of debt instruments at BARATEAAEMGZE
FvTOCI YazEBRIA (6,935) (11,566)
Purchase of debt instruments at BARBRAATEZER
amortised cost TA (32,558) -
Net cash outflows on acquision of a ~~ WE—FHHEAT 2B LR 23
subsidiary ez (111,852) -
Other investing cash flows EpRERERE 3,740 5,143
Net cash used in investing activities RARBEES/R& T8 (182,166) (47,370)
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Condensed Consolidated Statement of Cash Flows (continued)

HHGEERERER (&)

For the six months ended 30 September 2021

2t F202149H30H 1 7~ 18 A
Note
Financing activities BEEH
Bank borrowings raised BERTRE
Advance from a non-controliing —fiFERRR BX
shareholder
Repayment of bank borrowings BERTHE
Repurchase of shares BERRH
Interest paid BERFIS
Repayment of lease liabilities EEHEEEE
Net cash from financing activities REREFHLAEFE
Net decrease in cash and cash ReRERBLRDFE
equivalents

Cash and cash equivalents at beginning SR kERR &
of the period
Effect of foreign exchange rate changes  SMNEEREFH 7 ¥ 2

Cashand cash equivalents at end of the  HXBERERARE £
period, represented by bank balances BRI S
and cash

Six months ended

30 September

EZ9A30ALAEA
2021 2020
HK$°000 HK$'000
FAZ %
(Unaudited) (Unaudited)
(RBER) (REER)
752,219 332,969
14,009 3,966
(448,094) (289,399)
(17,411) -
(25,221) (18,888)
(487) (494)
275,015 28,154
(3,699) (60,684)
308,222 117,920
102 -
304,625 57,236
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Notes to the Condensed Consolidated Financial Statements

BASIS OF PREPARATION

The condensed consolidated financial
statements of Easyknit International Holdings
Limited (the “Company”; the Company
and its subsidiaries are referred to as the
“Group”) have been prepared in accordance
with Hong Kong Accounting Standard
(“HKAS”) 34 “Interim Financial Reporting”
issued by the Hong Kong Institute of Certified
Public Accountants (the “HKICPA”) as well as
with the applicable disclosure requirements
of Appendix 16 to the Rules Governing
the Listing of Securities on The Stock
Exchange of Hong Kong Limited (the “Stock
Exchange”).

The Company is incorporated in Bermuda
as an exempted company with limited
liability and its shares are listed on the Stock
Exchange.

SIGNIFICANT TRANSACTION IN
THE CURRENT INTERIM PERIOD

During the six months ended 30 September
2021, the Group acquired additional equity
interest in Eminence Enterprise Limited
(“Eminence”) through cash offer and
Eminence become a subsidiary of the
Company. At 30 September 2021, the Group
held 74.76% (31 March 2021: 29.60%) of the
issued share capital of Eminence. The details
are set out in note 23.

RS B I R M A

For the six months ended 30 September 2021

£ E20219F9H30H 1~ 16 A
RRHEE

KEBRBREEARAR (TFAR ]
ARBREMBARREAAEE])
ZEREAMBREDIREEE
gt Ae((EEERELAE)
PRz ER G EN(ERS
st 2 B |) 53457 [wh 5 81 7% R &)
REEN AR ZHMARRE ([
R ))& 2 £ AR BB 8x163E A
ZRBEREMAREL

ARAR RN EREZMAK L2 %
B R E) mE AR B A
e

AHRPHEZEARS

HRE ZE2021F9A308 1L/~ E A -
AEBFRRSEHRES LD
¥R A E W) FEINE R -
FEELUKARRRZHBAR -
R2021F9H30R ' AEEHF AR
Wz B3 17 AR74.76% (202143
AB1H : 29.60%) ° = 15 & 1 i =F
23 °
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Notes to the Condensed Consolidated Financial Statements (continued)

BHREHBRRHME (@)
For the six months ended 30 September 2021
& 22021 9H30A 1~ 18 A

3.

PRINCIPAL ACCOUNTING
POLICIES

The condensed consolidated financial
statements have been prepared on the
historical cost basis except for investment
properties and certain financial instruments,
which are measured at fair value, as
appropriate.

Other than additional accounting policies
resulting from application of amendments to
Hong Kong Financial Reporting Standards
(“HKFRSs”) and application of accounting
policies which became relevant to the
Group, the accounting policies and methods
of computation used in the condensed
consolidated financial statements for the six
months ended 30 September 2021 are the
same as those followed in the preparation of
the Group’s annual financial statements for
the year ended 31 March 2021.

Accounting policies newly applied by the
Group

Transfer from investment property to
owner-occupied property

If there is a transfer from investment property
carried at fair value to owner-occupied
property evidenced by the commencement
of owner occupation, the property’s deemed
cost for subsequent accounting shall be its
fair value at the date of change in use.

44

ETREFHEE

BHEAMBREBREDER
ATERIAARFETE (0
A IRBELKAERH -

BB BB 5] & 7B B 75 3R & 2 A
((BEBHMBEREERN)EHNNE
INEETHRE R EAEARNEERRA
B 2 5T B AN  H BE2021F9A
308 1IENE A 2 R &R & B 15 3R
ERIHRMN 2T ER RETE A
B K £ B 17 & & 220213 A 31
AEFEZE2FY B RRMER
EHER o

REEH R AN G ST EE

HREYEBREZEHYE

W RAFEIIF ZREMEE &
RETERYE YBETRAEH
BERTUEE AIZMERER
ARR B Z R AP AN B A H R 2 &
REERZRYE-

Easyknit International Holdings Limited 2021/22 Interim Report



Notes to the Condensed Consolidated Financial Statements (continued)

GRS

MBHRHME (2

For the six months ended 30 September 2021

£ E20219F9H30H 1~ 16 A

PRINCIPAL ACCOUNTING 3. FEEFEEMAE)
POLICIES (Continued)
Accounting policies newly applied by the REBEHFANEETEE ()
Group (Continued)
Equity-settled share-based payment BREZEURGHBEBRNZXE
transactions
Share options granted to employees T IESRBRE
Equity-settled share-based payments to KTEEREMBEEBURSEN
employees and others providing similar AT ZRELEUNRMDAER
services are measured at the fair value of the HoUZEZTARBEEERZ
equity instruments at the date of grant. AFEEGE o
The fair value of the equity-settled share- RELEEEMEE ZRELEEN
based payments determined at the date of B AERMNRZAFAQL R
grant without taking into consideration all TR ETE ET IS EE R4 R &
non-market vesting conditions is expensed AEEHBEGREB 2 E=TLR
on a straight-line basis over the vesting ZihET  REBRRERESE
period, based on the Group’s estimate of Mz (AR ISABFEIL N -
equity instruments that will eventually vest, REREHR AEBERBREHA
with a corresponding increase in equity (share BHEBEIETISHBIE MG T HE
options reserve). At the end of each reporting FTEHEHNEBE =T AEHAE
period, the Group revises its estimate of the ZMhEt o BRI R MR (N
number of equity instruments expected to BREZRER REFAYR
vest based on assessment of all relevant A AE BT 2 1l 5T 30 70 B8 AR 5 1B
non-market vesting conditions. The impact EHLABEFE -
of the revision of the original estimates, if
any, is recognised in profit or loss such that
the cumulative expense reflects the revised
estimate, with a corresponding adjustment to
the share options reserve.
When share options are exercised, the FEIR T E—r © SR R IR
amount previously recognised in share &R Iﬁﬂﬂﬁﬁéiﬁx
options reserve will be transferred to share HE EERENEERHEZE
premium. When the share options are RIS R B EI B AR ETE - 8l
forfeited after the vesting date or are still AR BRERERERZRE
not exercised at the expiry date, the amount 1A Batim Fl o
previously recognised in share options
reserve will be transferred to accumulated
profits.
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Notes to the Condensed Consolidated Financial Statements (continued)

BHREHBRRHME (@)
For the six months ended 30 September 2021
& 22021 9H30A 1~ 18 A

3.

PRINCIPAL ACCOUNTING
POLICIES (Continued)

Application of amendments to HKFRSs

In the current interim period, the Group has
applied the following amendments to HKFRSs
issued by the HKICPA, for the first time,
which are mandatorily effective for the annual
periods beginning on or after 1 April 2021 for
the preparation of the Group’s condensed
consolidated financial statements:

Amendments to Covid-19 Related Rent

HKFRS 16 Concessions
Amendments to Covid-19 Related Rent
HKFRS 16 Concessions beyond

30 June 2021
Interest Rate Benchmark
Reform — Phase 2

Amendments to
HKFRS 9, HKAS
39, HKFRS 7,
HKFRS 4 and
HKFRS 16
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Notes to the Condensed Consolidated Financial Statements (continued)

GRS B HRME ()

For the six months ended 30 September 2021

PRINCIPAL ACCOUNTING
POLICIES (Continued)

Application of amendments to HKFRSs
(Continued)

Except as described below, the application
of the amendments to HKFRSs in the current
interim period has had no material impact
on the Group’s financial positions and
performance for the current and prior periods
and/or on the disclosures set out in these
condensed consolidated financial statements:

Impacts and accounting policies on
application of Amendments to HKFRS 9,
HKAS 39, HKFRS 7, HKFRS 4 and HKFRS
16 “Interest Rate Benchmark Reform —
Phase 2”

The Group has applied the amendments for
the first time in the current interim period.
The amendments relate to changes in the
basis for determining the contractual cash
flows of financial assets, financial liabilities
and lease liabilities as a result of interest rate
benchmark reform, specific hedge accounting
requirements and the related disclosure
requirements applying HKFRS 7 “Financial
Instruments: Disclosures”.

As at 1 April 2021, the Group has several
financial liabilities with interests indexed to
benchmark rates that will or may be subject
to interest rate benchmark reform. The
following table shows the total amounts of
these outstanding contracts. The amounts of
financial liabilities are shown at their carrying
amounts.

2021/22 REAEE RS

3.

£ E20219F9H30H 1~ 16 A

ETREHEEE)

RGBT BEMBEREER (4

BT X AT &SN - AR EI A
RANKET B BTG IREER
I AR BERAH R kB EH
RMAFBRRERR  RRZ
EHARAUBREMAREES

HEEMNERTE
RAE BRI #HEEREIH

BEEETERE39% - EEHFK
HEERETH  EBUBHRE

ERIE4HRE BB HEER

FE16HIET X[ FIFEEHE —
EoERIBHYHEERE B

&

A B R B E R B R R AR
EBAAR ZEEBFT L REEER
BB HREEANER (SR TA
REERIERBREROMNKEE
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EEEERER -
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Notes to the Condensed Consolidated Financial Statements (continued)

BHREHBRRHME (@)
For the six months ended 30 September 2021
& 22021 9H30A 1~ 18 A

3.

PRINCIPAL ACCOUNTING
POLICIES (Continued)

Application of amendments to HKFRSs
(Continued)

Impacts and accounting policies on
application of Amendments to HKFRS 9,
HKAS 39, HKFRS 7, HKFRS 4 and HKFRS
16 “Interest Rate Benchmark Reform —
Phase 2” (Continued)

Bank borrowings

ETREHEEE)

RGBT BEMBEREER (4

R E BRI #HEEREIH
BEEETERE39% - BEEHFK
HEERETH  EBUBHRE
ERIFE4HRE BB HEER
FE16HIET X[ FIFEERE —
EoERIBHYHERE B
(&)

Hong Kong Dollars
Hong Kong
Interbank Offered
Rate (“HIBOR”)
BT

BEHBRT

EE 3738

&R RT
EE$i13=W)]
HK$'000

FET

1,472,467

The amendments have had no impact on the
condensed consolidated financial statements
as none of the relevant contracts has been
transitioned to the relevant replacements
rates during the current interim period. The
Group will apply the practical expedient
in relation to the changes in contractual
cash flows resulting from the interest rate
benchmark reform for bank borrowings
measured at amortised cost.
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Notes to the Condensed Consolidated Financial Statements (continued)

SEGMENT INFORMATION

Information reported to the Group’s chief
executive officer, being the chief operating
decision maker (the “CODM?”), for the
purposes of resources allocation and
assessment of segment performance
focuses on types of goods delivered or
services provided. This is also the basis
of organisation, whereby the management
has chosen to organise the Group around
differences in products and services.

The Group’s operating and reportable
segments under HKFRS 8 “Operating
Segments” are (i) property investment, (ii)
property development, (iii) investment in
securities and (iv) loan financing.

GRS B HRME ()

For the six months ended 30 September 2021

£ E20219F9H30H 1~ 16 A
2 EBER

MERDER D BRAFEME
EWRRAEB I IBELLERRE
BRTBAR((EBEEREE)
ZER - HERRE WX E SR
Bt zER - WTREBZE
£ EEEEEAMASLAEE
EmkREZER -

BAR B A B 75 ] 5 2 A 85k [
BB AEBZREERERD
BEF()WERE - (i) EHE
B (ilBHERERVVERRE °
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Notes to the Condensed Consolidated Financial Statements (continued)

BHREHBRRHME (@)
For the six months ended 30 September 2021
& 22021 9H30A 1~ 18 A

4.

SEGMENT INFORMATION

(Continued)

The following is an analysis of the Group’s
revenue and results by operating and

4. SHBERE)

CEAHEEEERE2HR D ME
DARBEZEXBERERAZOM

reportable segment for the period under N
review:
Segment revenue and results DEEHEBERESE
Six months ended 30 September 2021 & Z20214F9H30H 1£ >~ 18 A
Property Property  Investment Loan
investment development in securities  financing Total
NERE  WEBR  E5RE  EFRE ag
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
TEx TE7 TEx TEx TEx
(Unaudited) (Unaudited) (Unaudited) (Unaudited) (Unaudited)
(REEHK) (REFR) (REER) (REER) (REER)
(note)
(Wi)
Segment revenue PREXR
External R 42,560 119,644 - 10,921 173,125
Segment results PBEE 73,647 13,077 (63,116) 1,127 24,735
Unallocated corporate SN ON
income 419
Unallocated corporate EARZARRY
expenses (2,764)
Other expenses bR (311)
Gain on bargain purchase  KE—FAHERAEL L
on acquisition of a FENEN S
subsidiary 1,676,151
Loss on remeasurement of B33t E—FEE AF)E
interestin an assoclate  # 2B (656,380)
Share of results of an -ARENAAEEE
associate (1,250)
Share of results of ajoint ~ —FAE AR D EEE
venture (4)
Finance costs RERK (15,236)
Profit before taxation B BLAT &R 1,025,360
50
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Notes to the Condensed Consolidated Financial Statements (continued)

GRS B HRME ()

For the six months ended 30 September 2021

&t Z20219F9A30H 1 7518 A
SEGMENT INFORMATION 4. DHBERE)
(Continued)
Segment revenue and results (Continued) DIPEEBERER(F
Six months ended 30 September 2020 & Z2020F9H30H 1F 7~ 1 A
Property Property  Investment Loan
investment  development  in securities financing Total
NERE NEER FHRE EXRE &8
HK$000 HK$'000 HKS'000 HK$000 HK$'000
TAT AT FAT AT FET
(Unaudited)  (Unaudited)  (Unaudited)  (Unaudited)  (Unaudited)
(riegR) (REER) (REER) (REER)  (REER)
(note)
(Ht)
Segment revenue PREER
External R 16,784 - - 6,927 23,711
Segment results PHEE (51,589 (35,914) (16,177) 1,204 (102,470)
Unallocated corporate LS AN ON
income 271
Unallocated corporate EARZRARR
expenses (1,338)
Gain on bargain purchase MR AME —HEEAF
at date of deemed BIMEREAZEEN
acquisition of additional Mz
interest in an associate 58,471
Share of results of an -HBERAAEER
associate (19,392)
Share of results of ajoint  —HAERANEEE
venture 5)
Finance costs REXA (8,867)
Loss before taxation BEAER (73,330)

Note: Rental income

generated from properties held

for development for sale (included in property
development segment) was included in property
investment segment.
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Notes to the Condensed Consolidated Financial Statements (continued)

BHREHBRRHME (@)
For the six months ended 30 September 2021
& 22021 9H30A 1~ 18 A

4.

SEGMENT INFORMATION
(Continued)

Segment revenue and results (Continueq)

Segment profit (loss) represents the result of
each segment without allocation of share of
results of an associate and a joint venture,
gain on bargain purchase on acquisition of a
subsidiary, loss on remeasurement of interest
in an associate, gain on bargain purchase
at date of deemed acquisition of additional
interest in an associate, other expenses,
finance costs, and unallocated corporate
income and expenses. This is the measure
reported to the CODM for the purposes
of resource allocation and performance
assessment.

Segment assets and liabilities
The following is an analysis of the Group’s

assets and liabilities by operating and
reportable segment:

DEER(E)

DEMERBREAGE)
SEEMN(BER)RRED R E

BoERREORE M E QA
DIEEBER—BEERRDIEE
BONBE-RNBRAREEZS
BB ENFTE—HEHE
REEE ZBR KRB AWEK
BHBEARBENMNMEERE
EzmERBYRE B
BMERANREDEZARKRAR
FISC o AUbEF B E ELEIRE
EEW ERERDERREF
H28E -

THEERERE

BEEREROBOWAEEZ
BEERABBEWLT:

30 September 31 March
9H30H 3A31H
2021 2021
HK$’000 HK$'000
FET FET
(Unaudited) (Audited)
(REER) (')
Segment assets PEHWEE

Property investment =R E 2,538,611 1,229,311
Property development VX R 4,928,376 1,921,541
Investment in securities BEEE 341,863 338,192
Loan financing BERmE 253,742 169,224
Total segment assets DEEERE 8,062,592 3,658,268
Interest in an associate —HBE AR ER - 808,718
Interest in a joint venture NG 53 57
Tax recoverable Al W [E] 7% 18 309 309
Bank balances and cash RITEHRRIA S 304,625 308,222

Unallocated corporate EBAMZAAREE
assets 209,239 128,032
Consolidated assets REEE 8,576,818 4,903,606
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Notes to the Condensed Consolidated Financial Statements (continued)

MARAMB BRI (o)

For the six months ended 30 September 2021

SEGMENT INFORMATION 4.

(Continued)

Segment assets and liabilities (Continued)

Segment liabilities FHEE

Property investment MERE

Property development V¥R

Investment in securities BHEIRE

Loan financing BERmE

Total segment liabilities DEBEBRE

Secured bank borrowings B &R ITEE

Tax payable FESF R 1B

Unallocated corporate EAOBRZARARE
liabilities

Consolidated liabilities FaAafE

£ E20219F9H30H 1~ 16 A

PEBER ()

PHEEREE (&
30 September 31 March
9H30H 3H31H
2021 2021
HK$’000 HK$ ‘000
FET FETT
(Unaudited) (Audited)
(REER) (&E=)
54,262 9,048
167,254 134,925
757 882
12,623 2,590
234,896 147,445
3,285,379 1,472,467
65,993 51,5673
44,466 1,676
3,630,734 1,673,161

For the purposes of monitoring segment
performances and allocating resources
between segments:

— all assets are allocated to operating and
reportable segments other than certain
property, plant and equipment, interest
in an associate, interest in a joint
venture, tax recoverable, bank balances
and cash and other assets.

— all liabilities are allocated to operating
and reportable segments other than
secured bank borrowings, tax payable
and other liabilities.

RO BRAER RS B2 AR
PR E -

BETYE BEREE -
—HEERRER  —HA
EAR MR ATKEBIE -
ROTBEHEBESREME
E MEEEC D EER

EREHRDH -

BRAERMRITEE  BHHR
BUAREMEEN  EER
BEAIEELERERS

-
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Notes to the Condensed Consolidated Financial Statements (continued)

HHREHBRRWE (@)
For the six months ended 30 September 2021
& 22021 9H30A 1~ 18 A

5. PROFIT (LOSS) BEFORE TAXATION 5.

Profit (loss) before taxation & F a4 & 71l (E518) 2.0
has been arrived at after G

charging:

Interest on lease liabilities 78 & & & # &

Interest on bank borrowings 17 & & £ &

Less: Amount capitalised  J&: R A B R E E 2 K
in the cost of qualifying RKEXRZ &8

assets

Depreciation of property, ME - BERZBEZIT
plant and equipment E
Depreciation of right-of-use £ A& EZITE

assets

Share-based payment VAR 9 B B8 S A
(note) K i)

and after crediting: REFA:

Dividend income from listed KB MK E 2 % &
investments A

Government grants T B

Bank and other interest SR AT R E Ath FI 2 A
income

BRB AT S A (5 18)

Six months ended

30 September

B Z9A30HIE<EA
202145 20204
HK$’000 HK$'000
FET FHET
(Unaudited) (Unaudited)

(REEZ) (REER)

20 29
26,723 19,187

(11,507) (10,349)

15,236 8,867

2,970 2,227
316 461
581 =

6,637 2,413
- 968

2,190 896

Note: On 30 August 2021, the Company granted share
options to eligible persons to subscribe for a
total of 365,000 ordinary shares of HK$0.1 each
in the share capital of the Company, subject to
acceptance of the eligible persons and upon
the terms and conditions of the share option
scheme adopted by the Company on 5 July
2012. Among the share options granted, 146,000
share options were granted to directors of the
Company who are also substantial shareholders
of the Company and 219,000 share options were
granted to employees of the Company who are
also associates of the substantial shareholders
of the Company. During the six months ended
30 September 2021, the fair value of the share
options amounting to HK$581,000 (six months
ended 30 September 2020: nil) that vest
immediately at the date of grant was recognised
in profit or loss. No share options are exercised
during the current interim period.
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Notes to the Condensed Consolidated Financial Statements (continued)

G M BE|ERMEE (@)

For the six months ended 30 September 2021
# 22021F9H30H 1 7~ 16 A




Notes to the Condensed Consolidated Financial Statements (continued)

BHREHBRRHME (@)
For the six months ended 30 September 2021
& 22021 9H30A 1~ 18 A

6.

TAXATION (Continued)

Hong Kong Profits Tax is calculated at 16.5%
of the estimated assessable profit for both
periods.

Under the Law of the PRC on Enterprise
Income Tax (the “EIT Law”) and
Implementation Regulation of the EIT Law, the
tax rate of the subsidiaries in the PRC is 25%.

Taxation arising in other jurisdiction is

calculated at the rates prevailing in the
relevant jurisdiction.

DIVIDEND

No dividends were paid, declared and
proposed in respect of both interim periods.
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Notes to the Condensed Consolidated Financial Statements (continued)

FE% EE ﬁéﬁjﬁ%%&% MTJEI (4&)

For the six months ended 30 September 2021

BASIC AND DILUTED EARNINGS 8.
(LOSS) PER SHARE

The calculation of the basic and diluted
earnings (loss) per share attributable to
owners of the Company is based on the
following data:

Earnings (loss) for the RAEEREARRE
purpose of calculating SBRA(BE)MmE 2
basic and diluted earnings & (&18)

(loss) per share (profit (AR aE AR R EG A
(loss) for the period B F s A (B 18))

attributable to owners of
the Company)

£ E20219F9H30H 1~ 16 A

BREFARBERN(BR)

ARBBRREN 2 G RERR#
SBRAN(EER) DRE AT E B &

o

=

Six months ended
30 September

B Z9A30HLL<EA
2021 2020
HK$’000 HK$'000
FET FET
(Unaudited) (Unaudited)

(REEK) (REER)

998,734 (73,881)

Weighted average number 3t &t & & I8 & A& & #
of shares for the purpose HBREMN(BBR)MEZ
of calculating basic and % 17 o0 4 39 &1
diluted earnings (loss) per
share

Number of shares
R#HHE

82,018,157 91,320,403
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Notes to the Condensed Consolidated Financial Statements (continued)

BHREHBRRHME (@)
For the six months ended 30 September 2021
& 22021 9H30A 1~ 18 A

8.

BASIC AND DILUTED EARNINGS
(LOSS) PER SHARE (Continued)

During the six months ended 30 September
2021, the computation of diluted earnings
per share did not assume the exercise of
the Company’s share options because
the exercise prices of the share options
outstanding were higher than average market
price of the shares.

The computation of diluted earnings per
share for the six months ended 30 September
2021 (six months ended 30 September 2020:
diluted loss per share) does not assume
the conversion of Eminence’s outstanding
convertible notes since their exercise would
result in increase in earnings per share for
the period (six months ended 30 September
2020: decrease in loss per share).

PROPERTY, PLANT AND
EQUIPMENT

During the current interim period, the Group
spent HK$986,000 (six months ended 30
September 2020: nil) on acquisition of
property, plant and equipment.

58

8.

gg&%m&m%&%w%ﬁ)
RE E2021F9A30H8 L/~ A -
T E G IR EEE R T R A R R
ARIMBEREETE  BAEMK
TEBERENTEESRKRMH
FEHHIE -

B E2021F9A30B It ~NE AW E
REFRF ZAELREHBRR
Bl AR BR 2R EEE
Z2020%F9H30H LA A : B
BEEBER) BETESERAH
A & A% & 7 3% hn (B £20204F9A
0B IERNER : BREERD) -

ME - BERRE

RAFRHBEE A58 X
986,0007% 7T (8 £ 20209 H30H
EREA -8 KENE  BMER
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10.

Notes to the Condensed Consolidated Financial Statements (continued)

GRS

Bt R R M EE ()

For the six months ended 30 September 2021

£ E20219F9H30H 1~ 16 A

INVESTMENT PROPERTIES 10. REY
2021 2020
HK$’000 HK$000
FET FET
FAIR VALUE AFE
At 1 April (audited) R4R1E (B &%) 1,179,400 1,265,040
Acquisition of a subsidiary W g — KB A A
(note 23) (Hta23) 1,285,074 —
Additions NE 1,432 —
Disposal ﬁ (= (19,517) -
Increase (decrease) in fair REZERZATFE
value recognised in profit 30 Ot )
or loss 38,378 (568,840)
Exchange adjustments SN BE 7 B 5,806 —
Reclassification to property, ZE#H D EEZYE -
plant and equipment R K 7% (97,400) —
At 30 September MR9H30H
(unaudited) (REHEZ) 2,393,173 1,206,200
All of the Group’s leasehold interests in land AEBRARKERLIET HRER
held to earn rentals are measured using HeztMmBHERTIARFE
the fair value model and are classified and EXFERS2EARKRENMET
accounted for as investment properties. iR
The unrealised gain arising on changes in BENFEZAFEZHEENR

fair value of investment properties amounting
to HK$38,378,000 has been recognised in
profit or loss during the six months ended

% 38 If 25 538,378,000/ 7T B A
B Z=2021F 98308 L~ E A E
%5 P RE R (B 2202049308 It

30 September 2021 (six months ended 7B R R B3R 518 - 58,840,000
30 September 2020: unrealised loss of BIT) ©
HK$58,840,000).
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Notes to the Condensed Consolidated Financial Statements (continued)

BHREHBRRHME (@)
For the six months ended 30 September 2021
& 22021 9H30A 1~ 18 A

10. INVESTMENT PROPERTIES 10. REWE(E)
(Continued)
The fair values of the Group’s investment AEBREMERBERRZA
properties at the end of the reporting period FEDERATEARNERRS @&
were arrived at on the basis of valuation ZEAAERBEYEGEMT
carried out as at respective dates by the RZSARETHEZEEET

following independent firms of qualified
professional property valuers not connected
with the Group:

Carrying amount

BREE
30 September 31 March
Location of 9H30H 3H31H
investment 2021 2021
Name of valuer properties HK$’000 HK$'000
fh{E AT & 78 REWHE B FET FET
(Unaudited) (Audited)
(REER) (BE®R)
Colliers International (Hong Hong Kong
Kong) Limited 1,089,550 1,179,400
= BEERYEER(FB) HE
BIRAA]

Vigers Appraisal and Consulting Hong Kong
Limited 767,600 =
REFTEENHERERAR BB

Vigers Appraisal and PRC
Consulting Limited 375,090 —
B EENEEREGRART HH

Edmund Tie & Company (SEA)  Singapore

Pte Ltd 160,933 —
Edmund Tie & Company (SEA) 37 N4
Pte Ltd
2,393,173 1,179,400
60
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10.

Notes to the Condensed Consolidated Financial Statements (continued)

INVESTMENT PROPERTIES
(Continued)

The fair value of investment properties in
Hong Kong amounting to HK$1,857,150,000
(31 March 2021: HK$1,179,400,000) was
arrived at by reference to market evidence of
recent transaction prices for similar properties
and price per net saleable area, adjusted
to reflect the locations and conditions of
the subject properties or by reference to
net rental income allowing for reversionary
income potential using the applicable market
yields for the respective locations and types
of properties.

The fair value of completed investment
properties in the PRC amounting to
HK$375,090,000 (31 March 2021: nil) was
arrived at by reference to net rental income
allowing for reversionary income potential
using the applicable market yields for
respective locations and types of properties.

The fair value of completed investment
properties in Singapore amounting to
HK$160,933,000 (31 March 2021: nil) was
arrived at by reference to market evidence of
recent transaction prices for similar properties
and price per net saleable area, adjusted to
reflect the locations and conditions of the
subject properties.

MARAMB BRI (o)

For the six months ended 30 September 2021

£ E20219F9H30H 1~ 16 A

10. REWE(E)

REBZERENMEZATEAR
1,857,150,0007# 7T (202143 A 31
B :1,179,400,000/8 jt) J3 & £ [
Ay EZRHAKREIRZTIES
BR - BEFRES AEER
AR EZMNE R R KZZE
KABAMSRE ZHEBEHE R
MERRA 2 BBEERASEHZ
e AFE -

RAEBEZETREENEZAF
& A375,090,00078 7T (202143 A
B B) L2 ERAEBMER
mZ A ERYERRN 2 ER
BERAGEHZAS WA FE -

RFMEZEZTKEEDEZA
F {8 £160,933,00078 7T (202143
A31B:B) 2 ERBAEAYEZ
MHAREEZTSBERERE -
AEEREBEDEZME RAK
;‘Ra
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Notes to the Condensed Consolidated Financial Statements (continued)

BHREHBRRHME (@)
For the six months ended 30 September 2021
& 22021 9H30A 1~ 18 A

11. INTEREST IN AN ASSOCIATE

Cost of listed investment in B & AF EHIZE 2

an associate B Ax
Share of post-acquisition

profits and other

comprehensive income

(R

B AT RS
30 September 31 March
9H30H 3H31H
2021 2021
HK$’000 HK$'000
FET FiET
(Unaudited) (Audited)
(REER) (==

D6 WU 1R 0 A e B

- 535,604

= 273,114

- 808,718

During the six months ended 30 September
2021, the Group acquired additional equity
interest in Eminence through cash offer
and Eminence become a subsidiary of the
Company. At 30 September 2021, the Group
held 74.76% (31 March 2021: 29.60%) of
the issued share capital of Eminence. A
loss on remeasurement of interest in an
associate amounting to HK$656,380,000 was
recognised in profit or loss, which included
release of translation reserve and FVTOCI
reserve amounting to HK$570,000 and
HK$12,707,000, respectively.

During the six months ended 30 September
2020, the Group had acquired additional
equity interest in Eminence through stock
market. The excess of the Group’s share of
the net fair value of the associate’s identifiable
assets and liabilities over the cost of the
investment amounted to HK$58,471,000 was
recognised in profit or loss.

62

B E2021F9A30B IE /N8 A - &
SEZBRReWER L ZEINE
# > SIUKARARNHBAR °
R2021469A30R ' AEEHF A S
1L B 3 17 IR AN #974.76% (202143
AB1H : 29.60%) ° = 35 E Hf &
A A HY) HE 25 #Y) B 18 /2 656,380,000
B CHEEBZPER  BEHF
BREHFEHERIEAFEFAHM
2 W = 2 & 5 Bl /570,000
7 7T %.12,707,0005% 7T °

& Z£20204F9A30H L /~EA » &
SEEZBREMBHEINRES L
2R AEEDEHE QRA
BAEERABENATEFER
B 1% & K AR /) & 58 458,471,000
BT WERIBREARER -
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Notes to the Condensed Consolidated Financial Statements (continued)

FHREHHRRME (@)
For the six months ended 30 September 2021
&t 220219 9H30H 1 7~ 16 A

12. FINANCIAL ASSETS AT FVTPL 12. g@%ﬁ%—rx}é%‘ﬁZQEﬂﬁ
30 September 31 March

9H30H 3A31H

2021 2021

HK$’000 HK$’000

FHT FET

(Unaudited) (Audited)

(REER) (&)

Listed investments, at fair  EM&&E  BHAFE:

value:
- Equity securities listed —REBEBREINET

in Hong Kong and 2 RAEH

overseas (note (a)) (H1 it (@) 281,819 142,645

Unlisted investments, at fair 3E LM% E @ HAF

value: &:
— Principal protected - RATFRK

deposits 23,050 —
— Investment funds -REES 11,887 —
— Investment in non- -EYMEEERE

physical gold 2,044 —
— Equity-linked -REEBERE

investments 5,798 6,231
— Investment in limited -REBREE

partnership 17,463 —
— Life insurance policies - ANEBRE

(note (b)) (Kt 5% (b)) 12,384 11,502
- Convertible notes - AR ER

(note (c)) (Kt &t (c) - 199,944

354,445 360,322
Analysed as: DR
Current portion mENE D 324,598 148,876
Non-current portion FE 7t ) EB 29,847 211,446
354,445 360,322
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Notes to the Condensed Consolidated Financial Statements (continued)

BHREHBRRHME (@)
For the six months ended 30 September 2021
& 22021 9H30A 1~ 18 A

12. FINANCIAL ASSETS AT FVTPL
(Continued)

Notes:

(@)

The fair values of the listed equity securities are
determined based on the quoted market bid
prices available on the Stock Exchange or an
overseas stock exchange.

In prior years, the Company entered into a life
insurance policy with an insurance company to
insure Ms. Koon Ho Yan Candy, a director of
the Company. Under the policy, the Company is
the beneficiary and policy holder and the total
insured sum is United States dollars (“US$”)
10,800,000 (equivalent to HK$83,808,000). The
Company is required to pay an upfront deposit
of US$1,283,000 (equivalent to HK$9,956,000)
including a premium charge at inception of the
policy amounting to US$76,980 (equivalent to
HK$597,000). The Company can terminate the
policy at any time and receive cash back based
on the cash value of the policy at the date of
withdrawal, which is determined by the upfront
payment of US$1,283,000 plus accumulated
interest earned and minus the accumulated
insurance charge and policy expense charge.
In addition, if withdrawal is made between
the first to eighteenth policy year, there is a
specified amount of surrender charge. During
the six months ended 30 September 2021, the
Group surrendered the life insurance policy with
the insurance company. A surrender charge
amounting to approximately HK$953,000 was
recognised in profit or loss.

64

2. BAFEHARE2 SHRE

B et -

@ EWZEARFZIATETIRE
RARBIEHR AR 2T
BHEEE °

(b)) RBEFHE ARBHE—-ERBA
AT —EABREUBZRAA
BEEEAIMRLL - BREBEZRE -
AATAZEARREFEAR
415 {7 %8 /510,800,000F 7T ([ £ 7T )
(48 % 183,808,000/ 7T.) ° & A 7l
/B 14 78 4 #% £1,283,000% 7t (16
% 109,956,000 7T) + BIE N F L
R B K78 X 1 2 1R B76,980% T
(48 % 597,000 7T) ° AN A & A
RERBELEZRERBER
REZREZHESEERERS
1t 75 4R 4R 78 1 501,283,000% 7T K
FTBRER 2 R0 B % R R aHR
BRREBBRAIMETE o 4 -
WRREE-—FEFE+NFRIR -
BERESHEERRRALZ - H
£2021F9A30R L <@ A A%
BERRBRAREAZRE - R
R X & 84 /953,000 7T - B
REZPESR -
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Notes to the Condensed Consolidated Financial Statements (continued)

GRS B HRME ()

For the six months ended 30 September 2021

12. FINANCIAL ASSETS AT FVTPL
(Continued)

Notes: (Continued)

(o)

(Continued)

In May 2021, Goldchamp International Limited
(“Goldchamp”), a wholly-owned subsidiary of
Eminence, entered into life insurance policies
with an insurance company to insure Ms. Lui
Yuk Chu, a director of Eminence, and Mr. Koon
Wing Yee, general manager of Eminence. Under
the policies, Goldchamp is the beneficiary
and policy holder and the total insured sum is
US$2,000,000 (equivalent to HK$15,480,000).
Goldchamp is required is pay an upfront deposit
of US$2,000,000 (equivalent to HK$15,480,000)
including a premium charge at inception of the
policies amounting to US$400,000 (equivalent to
HK$3,096,000). Goldchamp can terminate the
policies at any time and receive cash back based
on the cash value of the policies at the date of
withdrawal, which is determined by the upfront
payment of US$2,000,000 plus accumulated
interest earned and minus the accumulated
insurance charge and policy expense charge. In
addition, if withdrawal is made between the first
to seventy-sixth policy year, there is a specified
amount of surrender charge.

Life insurance policies are classified as financial
assets at FVTPL as these financial assets have
contractual right to cash flows that do not
represent contractual cash flows that are solely
payments of principal and interest on the principal
outstanding.

At 30 September 2021, life insurance policies
amounting to HK$12,384,000 (31 March 2021:
HK$11,502,000) were pledged to a bank to secure
general banking facilities granted to the Group.
Life insurance policies were denominated in US$,
a currency other than the functional currency of
the Company.

The details of terms of all the convertible notes
are the same as those disclosed in the Group’s
annual financial statements for the year ended
31 March 2021. The convertible notes issued by
Eminence were fully eliminated on consolidation
as at 30 September 2021.

65
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£ E20219F9H30H 1~ 16 A

12. BATEFAREZERMAE

=
Bt (8%
o #)

R2021F58 BILZ 2 EW B R
Attt EEBEARAA(HEE]) R
—BRBARTI-BEARRKRE
UBERBLEEEEURLZLES
B EBERELE - BREZR
B HEARHEARREFAA
K #8 1% 1R %8 /2,000,000% 7T (18
% 15,480,000/ 7T) - tH B A X
1+ ¥8 £+ # € 2,000,000 7T (H ZE R
15,480,000 7T) * & & K B 3 R
B F 78 X 2 (R 400,000 7t (18
% 748,096,0005% 7T) ° tt & AR fF
MEERIEZRERBERERRE
ZREZHESEBERBERE @ It
Ty 4% #% 78 £+ 52,000,000 7T & A
Bz 25 F S RN RHIRE
RREBRARAIMEE - bk
HRREE-—FEELTER
R BERTCLBEERARRESX -

ABRESBEABRAFEFAR
BZEREE ARSeREE
ZENEEZRAERBETHKE
MEBXNEERREEXSF

BRENBERE -

M2021F9A30H * A FE R B &
12,384,000/ 7t (20214 3A31H :
11,502,000 7t) » B#E | F R 1T
ERERTAKSE —RRITHEE
ZHEM  ANBREUZETEHE
ETARANEEENIIEE -

A Al IR E B IR R F B EA
£ EH £2021F3A31BIEFE®
FEUBREMBEBE—B-5
1y B 17 B9 AT # BR 2 3% 7020214F9
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Notes to the Condensed Consolidated Financial Statements (continued)

GRS M BHRME (2

For the six months ended 30 September 2021

2 220219 9H30H 1 7~ 18 A

13. DEBT INSTRUMENTS AT FVTOCI

13. BAFEFAHMEEIKEZ

BEHTH
30 September 31 March
9H30H 3H31H
2021 2021
HK$’000 HK$'000
FET FHET
(Unaudited) (Audited)
(REER) (=)
Debt securities listed in ABASBINET ZE
Hong Kong or overseas 6 &7 - [EE F A K
with fixed interests ranging /1 FFH4.60%£9.50%
from 4.60% to 9.50% (20214F3R31H :
(31 March 2021: 8.50% 8.50% £8.90%) * %I
to 8.90%) per annum and  Hi B F2022415
maturity dates ranging 23H E2022F 12 A
from 28 January 2022 to 16 H (202143 A 31
16 December 2022 H :202165H24H
(831 March 2021: 24 May £2022F6H30H) -
2021 to 30 June 2022), b/~ /NS ]
at fair value 30,971 11,770
Analysed as: AT
Current portion mENE D 24,608 7,740
Non-current portion SEMB A 6,363 4,030
30,971 11,770

As at 30 September 2021 and 31 March

~—

202159 H308 2021463 A31H -

2021, debt instruments at FVTOCI are stated BRAFEFAEMEEKRES 2 &

at fair values which are determined based on
the quoted market closing prices available on
the Stock Exchange or overseas recognised

stock exchanges.
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Notes to the Condensed Consolidated Financial Statements (continued)

GRS B HRME ()

For the six months ended 30 September 2021

13. DEBT INSTRUMENTS AT FVTOCI 13.

(Continued)

Credit loss allowance of HK$4,135,000
was recognised in profit or loss in the
current interim period (six months ended 30
September 2020: HK$236,000).

£ E20219F9H30H 1~ 16 A

BAFEFAEMEZEKEZ
BEIAEE)

£ & &5 18 # 154,135,000 T E
FA S FRHA HA R A 48 25 P B AR (R
Z202099H308 1k N @ A:
236,000/ 7T) °

14. DEBT INSTRUMENTS AT 14, REBERATEZEHTA
AMORTISED COST
30 September 31 March
9H30H 3A31H
2021 2021
HK$’000 HK$’000
FET FET
(Unaudited) (Audited)
(REER) (&%)
Unlisted debt instruments  JE EmERK T A
Fixed-rate secured note JE A EERERE
(the “Secured Note”) (MER=E]
(note (a)) (K1 it (@) 16,009 16,009
Fixed-rate unsecured & 7E F| 2= JE 2 (R A
promissory note HE® (b))
(note (b)) 23,220 _
Other unsecured note HiERREE 9,338 =
Less: Impairment allowance & : i & % #5 (854) (800)
47,713 15,209
Analysed as: DA
Non-current assets EMBE E 47,713 15,209
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7
KEBEBREERRAF



Notes to the Condensed Consolidated Financial Statements (continued)

GEE

MBHRHME (@)

For the six months ended 30 September 2021
& 22021 9H30A 1~ 18 A

14. DEBT INSTRUMENTS AT
AMORTISED COST (Continued)

Notes:

(@)

In January 2021, the Group entered into
a subscription agreement with Reliance
Group Holdings Limited (the “Secured Note
Issuer”), which its shares are listed on the
Stock Exchange, pursuant to which the Group
subscribed the Secured Note issued by the
Secured Note Issuer in the principal amount
of HK$16,000,000. The Secured Note is at an
interest rate of 7.125% per annum and with
maturity date on 16 January 2023. The Secured
Note is secured by a debenture incorporating by
a first floating charge over all the undertaking,
property and assets of a wholly-owned subsidiary
of the Secured Note Issuer.

The Secured Note is measured at amortised
cost since the Group’s business model to hold
this debt instrument is to hold for collection
of contractual cash flows, and the cash flows
represents solely payments of principal and
interest on the principal amount outstanding.

The Group assessed the expected credit losses
(“ECL”) with reference to the internal credit
rating of the issuer and its holding company. An
impairment loss of HK$3,000 was recognised
in profit or loss during the six months ended 30
September 2021 and the ECL provision made
was HK$803,000 as at 30 September 2021 (31
March 2021: HK$800,000).

68

14. BBERAFEZERKIA

(&
iES

(@)

R2021F18 © AN & @ 8 R ]
REBRERAR(EREERT
Al EBRAH R AT ET) RIS R
B Bt AEEUXSE
16,000,000 7T 3R B8 ¥& R T 4% &
TABETHERER - ERERE
Ty 4% F F| £7.125% 5+ B K& #2023
F1A16B E 8 - BREBE TS
REREBEATAZERBRA
NEMEY VWEREEZE—
FEHME 2 ERBERER -

HRAEEFAZEBTAME
BRABAUBENREREM
RA - MRARRRZEEKAG
E BHRSAEBERREFGER
REERSH SR -

AEMBEBRTARELZERAR
AR EETRIEEREES
B(EHEEBRD - #H =2021
F9AB0H IEAAAE NiB &R
BB & 18 R3,00008 T A R R
20214F9A30HF RMBHBEE B
8 # % /803,000 JT (2021438
31H : 800,000 JT) °
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Notes to the Condensed Consolidated Financial Statements (continued)

GRS B HRME ()

For the six months ended 30 September 2021

14. DEBT INSTRUMENTS AT
AMORTISED COST (Continued)

Notes: (Continued)

(o)

In May 2021, the Group and Lion Best Global
Limited (the “Promissory Note Issuer”), an
independent third party incorporated in the
British Virgin Islands, entered into a promissory
note agreement with principal amount of
US$3,000,000 with an interest rate of 8% per
annum. The carrying amount of the promissory
note was approximately HK$23,220,000 as at 30
September 2021.

The promissory note is measured at amortised
cost since the Group’s business model is to hold
the debt instrument for collection of contractual
cash flows, and the cash flows represents solely
payments of principal and interest on the principal
amount outstanding.

The Group assessed the ECL with reference to
the internal credit rating of the Promissory Note
Issuer and its holding company. No impairment
loss was recognised in profit or loss during the
six months ended 30 September 2021 as the
amount involved is insignificant.

2021/22 REAEE RS

£ E20219F9H30H 1~ 16 A

14. BBERAFEZERKIA

(&
it (&)
(b) 202158 « A& E HLion Best

Global Limited ([& X ZEETA )
(—HREBER RS MK L
NBLE=F) ST AL ERRE -
7N % % 43,000,000% 7T 4F F| R
AB8IE ° R20214F9A30A + ZA&HK,
=& # R E E 4 A28,220,00074
5o

HMRAEEFAEZSEBIAD
EERABRUBMANRERE
A UK R IR KA
R BREREERRLIEHR
EREEASFBHMNRK -

AEEMBERRERETARR
ERAABHABEETRTEE
HiEEE1E - 8122021698308
IESME A - #8185 P i RR
BEE REFRPROKIELFR
BK-
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Notes to the Condensed Consolidated Financial Statements (continued)

BHREHBRRHME (@)
For the six months ended 30 September 2021
& 22021 9H30A 1~ 18 A

15. LOANS RECEIVABLE 15. BRERK
30 September 31 March
9H30H 3H31H
2021 2021
HK$’000 HK$’000
F & T F& T
(Unaudited) (Audited)
(REER) (T EZ)
Fixed-rate loans receivable FEU F B & &K 315,632 217,258
Variable-rate loans FEUUZ BB K
receivable 3,535 6,535
319,167 223,793
Less: Impairment allowance & : il {8 % # (84,513) (80,777)
234,654 143,016
Analysed as: DA
Current portion B BB 189,853 125,736
Non-current portion ETENE S 44,801 17,280
234,654 143,016
Secured FiEHE 99,980 56,770
Unsecured 48 45 17 134,674 86,246
234,654 143,016
During the six months ended 30 September RE E2021F9A308 LA A -
2021, net allowance for loans receivable of & U B SR {5 JF %5 3,736,000 T
HK$3,736,000 was recognised in profit or B A 18 = 7 R (B 2202049430
loss (six months ended 30 September 2020: HiE7<18 A : 2,482,000/ 7T) °

HK$2,482,000).
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16.

Notes to the Condensed Consolidated Financial Statements (continued)

PROPERTIES HELD FOR
DEVELOPMENT FOR SALE

The Group’s properties held for development
for sales are situated in Hong Kong.

At 30 September 2021, HK$818,000,000
(81 March 2021: nil) of properties held for
development for sale is expected to be
completed within twelve months after the
end of the reporting period, while the rest are
expected to be completed more than twelve
months.

As at 30 September 2021 and 31 March
2021, the Group performs assessment of
net realisable value on its properties held
for development for sale with reference to
valuations made by independent qualified
professional property valuers not connected
with the Group. The valuations were arrived
at by using the residual method.

GRS B HRME ()

For the six months ended 30 September 2021

£ E20219F9H30H 1~ 16 A

16. B{EHERREWE

AEBEZHERERRMETINU
NEE -

R2021F9A30R + 78 Bl KX &
ZRHELEREVMERBREH
RETZMBAAZEKRZEER
818,000,000/ 7T (202143 A31H :
m) HRpFEHEBt+=-@EA=
ﬁo

720219 30H 2021437318 -
AEBERFELERREMEE
TRAISRFEME N2 EHRE
BREBAEZEBILGEREEY
EMEMTZEE  ZSHED
BEFRREEZESE -
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Notes to the Condensed Consolidated Financial Statements (continued)

GRS M BHRME (2

For the six months ended 30 September 2021

2 220219 9H30H 1 7~ 18 A

17. TRADE AND OTHER RECEIVABLES

17. EZRHEMEWRRIE

30 September 31 March
9H30H 3H31H
2021 2021
HK$’000 HK$'000
F & T F& T
(Unaudited) (Audited)
(REE®) (T EZ)
Trade receivables (note (a)): & 5 & K|
(K17t (@) -
0 - 60 days 0-60H 4,762 2,690
61 — 90 days 61 - 90H 227 138
Over 90 days B 3B90H 352 -
5,341 2,828
Prepayments SEER RS 3,401 5,000
Interest receivable & U T S 3,072 1,058
Escrow deposits for BEHEEEMEZ
properties held for RERE
development for sale 662 4,622
Accounts receivable from 1R £ & & FE U BR X
margin financing 34,758 22,450
Other receivables and Hih Ul RIBE R RS
deposits 18,391 2,260
Refundable stamp duty AR ZENER
(note (b)) (K1 &£ (b)) 103,160 —
Refundable deposit for BRENARERS
investment (note (c)) (H1 2% (c) 8,144 =
176,929 38,218
Analysed as: DITA:
Current portion B BB 73,769 38,218
Non-current portion ERBEB D 103,160 -
176,929 38,218
72
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Notes to the Condensed Consolidated Financial Statements (continued)

GRS B HRME ()

For the six months ended 30 September 2021

17. TRADE AND OTHER RECEIVABLES
(Continued)

Notes:

(@)

The Group did not grant any credit period to its
tenants in property investment segment. The
aged analysis of trade receivables is determined
based on invoice date which approximates
revenue recognition date.

In accordance with the provisions of the Hong
Kong Stamp Duty Ordinance, the Group will
apply for refund of the stamp duty paid when the
property redevelopment project commences. At
30 September 2021, the amount is included in
the Group’s non-current assets in the condensed
consolidated statement of financial position as it
is expected that the refund of stamp duty will be
received after twelve months from the end of the
reporting period.

The Group entered into an agreement with a
film production house for a total investment
of Renminbi (“RMB”) 13,600,000 (equivalent
to HK$16,287,000). At 30 September 2021, a
refundable deposit of RMB6,800,000 (equivalent
to HK$8,144,000) was recognised as the filming
of movie has not yet been started.

2021/22 REAEE RS

£ E20219F9H30H 1~ 16 A

17. ESREMEWRE(E)

B et -

(@)

FEERELTOERED BN
BEEMERY - 25 EUKHR
Z R DT - TR R BT M AR R
RARZBHZARMEE -

BEBEEBENERGH G &
MESRBEARKE  AEEBH
FIREE X EITE B o 12021
F9AB0H - AR A RIMEH K
B +-—EA%RAT SR EDER
B #ZzeBat A AXEEGH
RAEMBRARZIIERBDEEN °

[NE)

= =

AREBE-—HEYEEQAT
T—hE BREERARK
(TA B %1])13,600,0007T (18 & R
16,287,000 7T.) ° 1202149 A30
B ARREARFEEY SR
BB S AR¥6,800,0007T (HHE
78,144,000 JT) °
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Notes to the Condensed Consolidated Financial Statements (continued)

BHREHBRRHME (@)
For the six months ended 30 September 2021
& 22021 9H30A 1~ 18 A

18.

IMPAIRMENT ASSESSMENT
ON OTHER FINANCIAL ASSETS
SUBJECT TO ECL MODEL

Other financial assets subject to ECL model
include other receivables and bank balances.

The basis of determining the inputs and
assumptions and the estimation techniques
used in the condensed consolidated financial
statements for the six months ended 30
September 2021 are the same as those
followed in the preparation of the Group’s
annual financial statements for the year ended
31 March 2021.

For other receivables, no allowance for
impairment was made since the directors of
the Company considered that the probability
of default is minimal.

For the bank balances, no allowance for
impairment was made since the directors of
the Company consider that the probability
of default is negligible as such amounts are
receivable from or placed in banks with good
reputation.

74

18.

RABGEBEREXTZH
fib & B & 2R E T

REREEBEEATZAEMS
BB E MR GRIA R RTT
REER o

# £2021F9A30H 1k 7~ @ A B
ERAGEE M BRERATRBNET
B A\ 0 5% /0 2 7 A R R B AT
BR 45 BU7K & @ 202143311 IF4F
ERMEHRERMEROERER -

WA B M RIR - XOR A EHR
BEEE AARREERARED
AR -

FERTT AR - J0OR B 1E H R E B
BEARRREER BENTREE
MTREHRZESB KA K
FRREEBZRITZEEGIR
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Notes to the Condensed Consolidated Financial Statements (continued)

GRS B HRME ()

For the six months ended 30 September 2021

£ E20219F9H30H 1~ 16 A

19. TRADE AND OTHER PAYABLES 19. ESREMENFIR
30 September 31 March
9H30H 3H31H
2021 2021
HK$’000 HK$'000
FET FiET
(Unaudited) (Audited)
(REE®) (T EZ)
Trade payables (note (a)): Z e RIE
(Kt it (a) -
0 — 30 days 0-30H 6,401 2,350
Over 90 days B 3B90H - 1,940
6,401 4,290
Retention payable (note (b))  FEfIR1E € (A7 (b)) 19,049 7,476
Rental deposits received and B R &% & & 78I
rental received in advance e 35,756 8,936
Guarantee money received B R E &R
(note (c)) (K1 7% () 10,000 =
Accruals and other payables 78 2 & E 4th f& {5 7k 18 49,071 20,345
Other taxes payable H i FE 5 B IE 6,382 —
126,659 41,047
Notes: i
(a) The aged analysis of trade payable is determined (a) BESRNREZRE ST IRIE

based on the invoice date at the end of the
reporting period. The average credit period on
the purchases of goods is 30 days.

(b) Retention payable is withheld from subcontractors
for construction works and will be released within
twelve months upon completion of their works.

(©) The amount represents money received from
a borrower of the loan financing business as
security for loan granted.

RBEPRZBERADMEE -
BEZVHEEHR0A -

ENRESTIHEEIRHS B
mIE - BRIEBEEET=EA
NI ©

ZeBRREXBEEBZ
f& 3R A B2 R B R i 32 E R R
o2 RE °

2021/22 REAEERE KEBRBREEBARAQF



Notes to the Condensed Consolidated Financial Statements (continued)

BHREHBRRHME (@)
For the six months ended 30 September 2021
& 22021 9H30A 1~ 18 A

20. AMOUNT DUE TO A 20. EAFEERRREHE
NON-CONTROLLING
SHAREHOLDER
The amount is unsecured, interest-free, ZeBARKREER 28 BH
repayable on demand and non-trade in NRRIERZHZMHEE -
nature.
21. SECURED BANK BORROWINGS 21. BEARTREE
30 September 31 March
9H30H 3A31H
2021 2021
HK$’000 HK$’000
F & T F& T
(Unaudited) (Audited)
(REER) (T EZ)

Carrying amount repayable [fEfE:E 2 BREE W T
as follows (based on the (BREBEH IR E X B

scheduled repayment EZIBTEEERAR) :
dates set out in the loan
agreements):
— within one year - —FR 932,311 468,010
— within a period of more - R —FETE
than one year but not 38 /R 4F B B PR A
exceeding two years 669,747 45,896
— within a period of more — 758 iR /i 1B T
than two years but not BREFHERA
exceeding five years 1,434,070 756,611
— within a period of more -ERFUE®
than five years R [ 249,251 201,950
3,285,379 1,472,467
Less: Amount due within one & : BN RB B E 2
year shown under current  —ERE|HE5H
liabilities (932,311) (468,010)
Amount due after one year FERRIERBEEBEZ—
shown under non-current  “E 14 2| Hi & %8
liabilities 2,353,068 1,004,457
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22,

Notes to the Condensed Consolidated Financial Statements (continued)

SECURED BANK BORROWINGS
(Continued)

During the current interim period, the
Group obtained new bank loans amounting
to HK$752,219,000 (six months ended
30 September 2020: HK$332,969,000)
and repaid bank loans amounting to
HK$448,094,000 (six months ended 30
September 2020: HK$289,399,000).

At 30 September 2021, the Group’s secured
bank borrowings carry interest range from
HIBOR plus 1.0% to 2.15% or LIBOR plus
0.8% (31 March 2021: HIBOR plus 1.0% to
1.825%) per annum, with effective interest
ranging from 0.91% to 2.21% (31 March 2021:
1.13% to 4.05%) per annum.

FHREHHRRME (@)
For the six months ended 30 September 2021
&t 220219 9H30H 1 7~ 16 A

21. EEFRITEEE)

RAFR BB - NEERSH
iR 17 B 752,219,000/ JT (&
Z20209A30A It X @ A :
332,969,000/ 7t) & B B &
iR 17 B 448,094,000/ 7T (&
Z20204F9A30H Ik X @ A :
289,399,000/ Jt) °

R2021F9A30R * AEE 2 E K
HEETEESEUETAERTRE
FEIMO%ERBRITRERES
N2.15% 2% @ 2R 17 | % 37 2 0
0.8% (2021F3H318 : & & & 17
BEEFREIMOREEBRITRE
F B2 IN1.825%) 5T &+ BB F A =
TJ5H0.91% £2.21% (202143 A 31
H:1.13%%4.05%) °

SHARE CAPITAL 22, B
Nominal value Number
per share of shares Amount
BREE R4 8B &8
HKS HK$'000
BT FET
Authorised: EE:
At 1 April 2020 (audited), 31 M2020F4 /1R (K& HK) -
March 2021 (audited) and 30 2021538310 (&)
September 2021 (unaudited) %2021F9A30R
(RBER) 01 10,000,000,000 1,000,000
Issued and fully paid: BEARAR:
At 1 April 2020 (audited) R20205 4818 (B& %) 01 91,320,403 9,132
Share repurchase and cancellation 7 1% K EUE 0.1 (9,120,000) (912)
At 31 March 2021 (audited) R2021E3A31A (B H %) 04 82,200,403 8,220
Share repurchase and cancellation {3 B8 R BUH 01 (4,378,000) (438)
At 30 September 2021 (unaudited)  12021F9A308 (R EE %) 04 77,822,403 7,782
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Notes to the Condensed Consolidated Financial Statements (continued)

BHREHBRRHME (@)
For the six months ended 30 September 2021
& 22021 9H30A 1~ 18 A

22,

23.

SHARE CAPITAL (Continued) 22. BA (&)
During the six months ended 30 September HE202149A30H IEX@A + A
2021, the Company repurchased its own UNGIDN: - E N = o g )
shares on The Stock Exchange as follows: (N
Price per share
Number of SRER Aggregate
shares Average Highest cost paid
gig & T4 B& ERERE
HKS HK$ HK$000
Month of repurchase E A% B B THET
September 2021 2021597 4,378,000 3.96 4.00 17,411
The above shares were cancelled upon PR AREERTH - EAF
purchase. None of the Company’s el 5 R NN B O R =N v
subsidiaries purchased, sold or redeemed BE  HEXERARQA R EME
any of the Company’s listed securities during EW&ES -
the current interim period.
ACQUISITION OF A SUBSIDIARY 23. WE—EHEAF

During the six months ended 30 September
2021, the Group acquired additional equity
interest in Eminence through cash offer
and Eminence became a subsidiary of the
Company. At 30 September 2021, the Group
held 74.76% (31 March 2021: 29.60%) of the
issued share capital of Eminence. Aggregate
consideration of HK$210,588,000 has been
paid in cash. The acquisition has been
accounted for as acquisition of business
using the acquisition method.

78

RE E2021F9A308 L/~ A -
AEEZEBRREHNKWES L
BHHNRE Mo lLBKAEEARA
Az — MK B AR - R20214F
QAS0H ' A& EFE AR ILE &
17 Bk K74.76% (20213 A31H :
29.60%) ° # fX {E210,588,000/5
TENREIN - WEEHEERE
AU E ARIERZEB YRS -
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Notes to the Condensed Consolidated Financial Statements (continued)

FHREHHRRME (@)
For the six months ended 30 September 2021
&t Z20219F9A30H 1 7518 A

23. ACQUISITION OF A SUBSIDIARY 23. WE—EHBLR(E)

(Continued)
Assets acquired and liabilities REEREANCHBEERE
recognised on the date of acquisition &
HK$’000
FET
Investment properties BEYE 1,285,074
Property, plant and equipment ME - BEERZRE 5,517
Right-of-use assets FERAEEE 5,682
Financial assets at FVTPL BAFLEFABZZESR
BE 153,365
Debt instruments at FVTOCI BAFEFAHEMZEY
BmZEBIA 36,182
Loans receivable JE U B 3R 121,347
Deferred tax assets R IBEE 8,250
Properties held for development for sale  #{EH &R ¥ % 2,760,807
Trade and other receivables B 5 & H e W kI8 119,233
Bank balances and cash RITHEHRRRS 98,736
Trade and other payables B 5 I H th FE 1 5018 (100,780)
Tax payable B R IE (8,882)
Secured bank borrowings BEIFRITEE (1,508,353)
Convertible notes Al A% B IR (58,164)
Lease liabilities HEAR (5,724)
Deferred tax liabilities BEEHIBBAR (35,110)
2,877,180
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Notes to the Condensed Consolidated Financial Statements (continued)

BHREHBRRHME (@)
For the six months ended 30 September 2021
& 22021 9H30A 1~ 18 A

23. ACQUISITION OF A SUBSIDIARY 23. WE—EHBLR(E)

(Continued)

Non-controlling interests IR

The non-controlling interests (25.24%) in RUKEE B R S L e ik
Eminence recognised at the acquisition = (25.24%) h 2 EFILEE FE
date was measured by reference to the MEBRSBELLATE  £8H
proportionate share of recognised amounts /726,200,000 7T ©

of net assets of Eminence and amounted to
HK$726,200,000.

Gain on bargain purchase on acquisition WE—REMEAREL Z R EWE
of a subsidiary Wz
HK$'000
FET
Consideration transferred BEEERE 210,588
Plus: interest in an associate upon MEFHAEELATFED
remeasurement to fair value iR UNECTE X 137,844
Plus: non-controlling interests o0 FEAE R R A 726,200
Less: recognised amount of net assets B BWEEEFENRE
acquired (note) Re B 7 (2,750,783)
(1,676,151)
Note: The net assets of Eminence shown above do not Mot ERITOELEEFBELTE
include the difference in fair value and liability 5 i L 7R SR [ B AT A A R R R
component of the convertible notes issued by HNATFEEREEDIZHENZR
Eminence to the Group of HK$141,780,000, 141,780,000 7t * ZF Al R B
deferred tax liabilities related to these convertible & ) 18 B 4 & B 18 & (515,343,000
notes of HK$15,343,000, and right-of-use 7T A K I i B R R
assets and lease liabilities of HK$5,634,000 HEZHINERNERAEE
and HK$5,674,000, respectively, recognised E & T & & &5,634,000% 7t &
by Eminence in relation to lease arrangements 5,674,000/ 7T ©

between Eminence and the Group.
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Notes to the Condensed Consolidated Financial Statements (continued)

FHREHHRRME (@)
For the six months ended 30 September 2021
&t 220219 9H30H 1 7~ 16 A

23. ACQUISITION OF A SUBSIDIARY 23. WE—EHBLR(E)

(Continued)

Gain on bargain purchase arose in the
acquisition of a subsidiary (Continued)

Gain on bargain purchase on acquisition of
a subsidiary amounting to HK$1,676,151,000
is recognised in profit or loss as a separate
line in the condensed consolidated statement
of profit or loss and other comprehensive
income. The transaction resulted in a bargain
purchase gain as the fair value of shares of
Eminence is much less than the net assets
acquired at the date of acquisition.

Net cash outflow on acquisition of a
subsidiary

Consideration paid BRRE

W B—EMEARELE 2R ERE
W 35 (42)

WE—MHBARIEL 2#ER
B g 251,676,151,0005% 7T 7 5 B
HEBEEREMEERZRAN
BRUBIEERR RHIEE
HELKBUXERASILEDH
AT ERKE B RERATREE
HFEE ©

WE-ENEARELEZRERF
-

HK$'000
FET

(210,588)

Less: cash and cash equivalents balances & : B WER & LER R

acquired

98,736

(111,852)

Included in the Group’s revenue and profit
for the period is HK$30,731,000 and
HK$14,720,000 attributable to the acquisition
of Eminence, respectively.

No proforma information of revenue and
results of operations of the Group that
actually would have been achieved had
the acquisition been completed on 1 April
2021 is presented as the contributions are
insignificant.

AN B H AR S OB R 5 Bl e
& W B = 1L FE 15 ®930,731,000%8
7T %14,720,00055 T ©

B 2 3 AN & B R2021F4/81H
TRRBEERERORZE KL
BEENEEZEEAN BAERMIL
REK °
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Notes to the Condensed Consolidated Financial Statements (continued)

BHREHBRRHME (@)
For the six months ended 30 September 2021
& 22021 9H30A 1~ 18 A

24. FAIR VALUE MEASUREMENTS OF 24, ERMEEZAFEFE
FINANCIAL ASSETS

Fair value of the Group’s financial REEMEENQAFEFAERZEAE
instruments that are measured at fair EemMIAZAFE

value on a recurring basis

Some of the Group’s financial instruments HoAEEz eI AERKTEH
are measured at fair value at the end of the REAFEFE TRIEHEEHA
reporting period. The following table gives MEEZEeMmIAZAYE
information about how the fair values of (FRIZ FIERANHERTR
these financial instruments are determined AR RBEEAFEFEN
(in particular, the valuation techniques and BASBENAEREENE S A
inputs used), as well as the level of the fair FEERNKFE(FIZEIR)ZE
value hierarchy into which the fair value B o

measurements are categorised (Levels 1 to 3)
based on the degree to which the inputs to
the fair value measurements are observable.

o Level 1 inputs are quoted prices o FiME A B T IR A R
(unadjusted) in active market for BESBBERER TSN
identical assets or liabilities that the W2 ERCREARE)FE
entity can access at the measurement
date;

. Level 2 inputs are inputs, other than e F2RWMABEBINIRAES
quoted prices included within Level BEAEEBEAER) X
1, that are observable for the asset or M (BIRERITE)BEZ
liability, either directly (i.e. as prices) or BABBSLH &

indirectly (i.e. derived from prices); and

o Level 3 inputs are unobservable inputs e FIMMABEEEENSE
for the asset or liability. B2 B REIE -
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Notes to the Condensed Consolidated Financial Statements (continued)

24. FAIR VALUE MEASUREMENTS OF

FINANCIAL ASSETS (Continued)

Fair value of the Group’s financial

instruments that are measured at fair

value on a recurring basis (Continued)

FHREHHRRME (@)
For the six months ended 30 September 2021
&t Z20219F9A30H 1 7518 A

24. SRAEECZATETEE)

BEREMEENATEFEZAE
BEmMIACATVEGE)

Fairvalue  Valuation techniques and  Significant
Financial assets Fair value at hierarchy  key inputs unobservable inputs
tHEE ATER AVERY HERERBAHE EXTAREAA
30 September 31 March
2021 2021
202159A308 2021537318
HK$'000 HK$000
- AT
(Unaudited) (Audited)
(REEH) (B2
Debt instruments at FVTOCI
BATEFAEBRANE
ZEBIA
— Listed debt securities 30,971 11,770 Leveld Quoted bid prices in active N/A
markets
tiEBES E18 REBMSERARILE AER
Financial assets at FVTPL
BATEHABR L
— Listed equity 281,819 142,645 Level Quoted bid prices in active N/A
securities markets
FaREE S £18 REBTRRA R HE AER
— Principal protected 23,050 - Levwel3 Discounted cash flows — Potential return rate of
deposits (note (d) future cash flows are 1.00% t0 3.10%
estimated based on (31 March 2021: N/A)
exchange rate of US$ per annum
against HK$ and expected
yields of the instruments
RERH £33 TRESRE - REXTY SEEEOREI00%Z
(Hi) BTEZREANHETIR  310%(202153R31
R ARA SR E R:T@R)
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Notes to the Condensed Consolidated Financial Statements (continued)

BHREHBRRHME (@)
For the six months ended 30 September 2021
& 22021 9H30A 1~ 18 A

24. FAIR VALUE MEASUREMENTS OF 24. SRAEECZATETEE)
FINANCIAL ASSETS (Continued)

Fair value of the Group’s financial REEMEEUQNFEFAERZEAE
instruments that are measured at fair EemMIAZAFEE)

value on a recurring basis (Continued)

Fairvalue ~ Valuation techniques and  Significant

Financial assets Fair value at hierarchy  key inputs unobservable inputs
tHEE AYER LTEQE RBERGREAUE EXATABERA
30 September 31 March
2021 2021
202159A308  202153A31H
HK$ 000 HK$'000
FEr T
(Unaudited) (Audited)

(REEH) (B%7)

- Investment funds 11,887 - lewel3 Discounted cash flows — Weighted average cost of
(note (¢)) future cash flows are capital at 8.61%
estimated (31 March 2021: N/A)
RERE 23 TRBERE - FHRRR  METHEARLTA
(#ie) &g 8.61% (202143731
A7 ER)
- Investment in 2,044 - level2 Quoted prices provided bya ~ N/A
non-physical gold (note (b)) hank
FEREERE 208 RiRHNEE AER
()
- Equity-finked 5,798 6,231 Level2 Based on fair value of N/A
investments (note (b)) underlying assets which are
substantially derived from
Level 1 input
RE#85E 28 ERREEIREANEEE TER
(i) ENATE
—Investment in limited 17,463 - Level8 Net asset value quoted from  Net asset value of the
partnership fund manager underlying investments
RERRAR £/ EEREZRMEERE  RERENEERE
84
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Notes to the Condensed Consolidated Financial Statements (continued)

24. FAIR VALUE MEASUREMENTS OF
FINANCIAL ASSETS (Continued)

Fair value of the Group’s financial
instruments that are measured at fair
value on a recurring basis (Continued)

FHREHHRRME (@)
For the six months ended 30 September 2021
&t Z20219F9A30H 1 7518 A

24. SRAEECZATETEE)

BEREMEENATEFEZAE
BEmMIACATVEGE)

Fairvalue ~ Valuation techniques and  Significant
Financial assets Fair value at hierarchy  key inputs unobservable inputs
tHEE AYER AVERY HERERBAHE EXATABERA
30 September 31 March
2021 2021
202159A308  202153A31H
HK§000 HK$ 000
- T
(Unaudited) (Audited)
(REEH) (FE%)
- Life insurance 12,384 11602 Level2 Quoted asset value provided ~ N/A
policies (note (b)) by a financial institution
ABRE 208 SRERREZAREER THR
(it f
— Convertible notes - 199,944 Level 3 Black-Scholes model with N/A (31 March 2021:
(note (g)) Trinomial Tree method Volatility of 60.71%)
TARSE 234 iR - BHAEAR=R  FEA(021F3A18:
(Hita) G 1 1860.71%)

Notes: Hf ot -

(a) A slight increase in the volatility in isolation (a) B 9B A K 1R RS R 1 N #8 E B
would result in a slight increase in the fair value AR EEZATEFERA L
measurement of the convertible notes, and vice FRZIA -
versa.

(b) Quoted asset value provided by a financial (b) CRBBRECBREEBED

institution represents the fair value of the
underlying investments.

A slight increase in the weighted average cost of
capital used in isolation would result in a slight
decrease in the fair value measurement of the
investment funds, and vice versa.

A slight increase in the potential return rate used
in isolation would result in a slight increase in the
fair value measurement of the principal protected
deposits, and vice versa.

2021/22 REAEE RS
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98 (A A0 00 T 59 AN B AN S
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Notes to the Condensed Consolidated Financial Statements (continued)

GRS M BHRME (2

For the six months ended 30 September 2021

86

2t F202149H30H 1 7~ 18 A
24. FAIR VALUE MEASUREMENTS OF 24. 2RIEEZAFENE(AE)
FINANCIAL ASSETS (Continued)
Fair value of the Group’s financial REEHEEUAFEHFBZEE
instruments that are measured at fair EemMIAZAFEE)
value on a recurring basis (Continued)
There were no transfers between Levels 1, 2 R EBHE F1Rk - P28 KFE
and 3 in both periods. Mz EWEETR o
Valuation process BACEEE
The directors of the Company have set up a ARREFEEK I —EBRARF
team, which is headed up by the Financial M BETENERK  UEEHE
Controller of the Company, to determine the ENGHERTEATFEFENE
appropriate valuation techniques and inputs A e
for fair value measurements.
Reconciliation of Level 3 fair value EIRMAFEFTEHER
measurements
Principal Investment
protected  Investment limited
deposits funds  partnership Total
REER REES REERAE ax
HK$ 000 HK$000 HK$ 000 HK$000
FiAT T FET AT
(Unaudited) ~ (Unaudited) ~ (Unaudited)  (Unaudited)
(RB%ER) (RBER) (RERR)  (REER)
i1 April 2021 Ro021F4R18 = = = =
Acquisition of a subsidiary KEREAR 21,341 11511 12,089 44,941
Purchases RE 45,582 - 6,145 51,727
Interest received Bl g (425) (671) - (99)
Realised fair value gain recognised in REGRANBERLTE
profit or loss Wi 42 - - 425
Unrealised fair value gain (loss) recognisedin - MERERHAEREATE
profit or loss s (B) - 726 (750) 24
Settlements &5 (44,281) - - (44,281)
Exchange realignment ERAE 408 221 1) 608
130 September 2021 R2021%9A308 23,060 11,887 17463 52400
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Notes to the Condensed Consolidated Financial Statements (continued)

24. FAIR VALUE MEASUREMENTS OF
FINANCIAL ASSETS (Continued)

25.

Reconciliation of Level 3 fair value
measurements (Continued)

Of the total fair value gains or losses for
the six months ended 30 September 2021
included in profit or loss, HK$24,000 related
to financial assets at FVTPL held at 30
September 2021.

There were no transfers between Levels 1, 2
and 3 in both periods.

FHREHHRRME (@)
For the six months ended 30 September 2021
&t 220219 9H30H 1 7~ 16 A

24. SRAEECZATETEE)

EIRMAFPEFEHR(E)

B 220214 9A308 1k 7~ @ A &t
ABENAFEKZSKEES -
24,0007 JT B2 72202149 A 30 H #%
ENRAFEFABZZECHE
EGM-

N EERE $14% - 2R R FE
B EWEER -

RELATED PARTY TRANSACTIONS/ 25. BEATX S BEXS

CONNECTED TRANSACTIONS

(a) During the period, the Group had the (@ RER AEBEHEZLZH
following transactions with subsidiaries BRARETOTIRS M=
of Eminence, of which Eminence was a WAKREBE Z I E R A :
former associate of the Group:

Six months ended
30 September
B Z9H30HIE<EA
2021 2020
HK$°000 HK$'000
FET FET
(Unaudited) (Unaudited)
(REERZ) (REFEZ)
Rental income He A 208 1,248
Management fee income EEBRA - 210
Ms. Lui Yuk Chu, a director and ARAREBEERFERREE
substantial shareholder of the Company, KuathAmLZES -
is also a director of Eminence.

(b) At 30 September 2021 and 31 March (b) M2021%9H30H 202143
2021, the Group held convertible notes A31R ' AXEBIFAE &1L %
issued by Eminence, details of which TZABmBRERE BT
are set out in note 12(c). R EE12(c) ©

2021/22 FEIRX B E KEBBEEEHER AR



Notes to the Condensed Consolidated Financial Statements (continued)

BHREHBRRHME (@)
For the six months ended 30 September 2021
& 22021 9H30A 1~ 18 A

25. RELATED PARTY TRANSACTIONS/
CONNECTED TRANSACTIONS
(Continued)

(c) Compensation of key management
personnel

The remuneration of directors and other
members of key management during
the period was as follows:

25, BEAIRE BEXRS(E)

(c) EEEBABZHM

EENEMIEEENKE
ZHAZB M

Six months ended

30 September
HZ9A30ALL~EA
2021 2020
HK$’000 HK$'000
FET FHET
(Unaudited) (Unaudited)

(RBER) (REER)

Short-term employee benefits RHEERF
Salaries and other benefits H e Rk HhaA 16,073 9,661
Contribution to retirement benefit & k43 7
scheme & &4 5% 247 184
Share-based payment VARR 3 A B B3R 581 -
16,901 9,845

The Group has been providing
accommodation to Ms. Lui Yuk Chu
for use by her and her family members
including residential units and car
parking spaces provided to Mr. Koon
Chun Ting, a son of Ms. Lui Yuk Chu
and a director of subsidiaries of the
Company, and Ms. Koon Ho Yan Candy
free of rental and charges for as long as
they are employed by the Group.

The remuneration of directors of the
Company and key executives are
recommended by the remuneration
committee and approved by the
board of directors of the Company,
respectively, having regard to the
performance of individuals and market
trends.

88

AEBEREERGEEER
Lt EBEREZRIK
RE-ER  YRAERESLEE
(BERKEIMEFHAR
ARAMBRRIES)RE A
RztREZFEEEM
REM - WREBRZERK
SENHEDRERERS -

ARBEZRETZHNITAR
ZHemFHMEES SRR
ERALZRERTHBE
B YHARRESSI
ifE
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Notes to the Condensed Consolidated Financial Statements (continued)

MARAMB BRI (o)

For the six months ended 30 September 2021

25. RELATED PARTY TRANSACTIONS/
CONNECTED TRANSACTIONS
(Continued)

(d)

(e)

In January 2011, the Company entered
into an employment agreement
with Mr. Koon Wing Yee to act as
general manager of the Company.
The employment agreement, which
constitutes a connected transaction,
commenced on 21 February 2011 but
may be terminated by either party at
any time by three months’ notice. The
monthly salary has been adjusted a
few times to HK$400,000 with effect
from 1 April 2021. The remuneration
of Mr. Koon Wing Yee as general
manager of the Company during the six
months ended 30 September 2021 was
HK$3,517,000 (six months ended 30
September 2020: HK$1,209,000) and
was included in “compensation of key
management personnel” in (c) above.

Mr. Koon Wing Yee is the spouse of
Ms. Lui Yuk Chu who is a director of
the Company. Ms. Lui Yuk Chu also
holds 22.39% (31 March 2021: 21.20%)
equity interest of the Company through
an entity wholly-owned by her at 30
September 2021.

During the current interim period, the
Group received rental income totalling
HK$144,000 (six months ended 30
September 2020: HK$120,000) from
certain close relatives of Ms. Lui Yuk
Chu and Ms. Koon Ho Yan Candy.

2021/22 REA¥EBE RS

£ E20219F9H30H 1~ 16 A

25, BEAIRE BEXRS(E)

(d)

(e)

R2011E1A » KRR EEF K
EEEFIVERGE  EA
HAERNDR 2 BKIE - ZIE
i BREERS  H
201152 B21R B 44 - B &
FR EL AP A — 75 A AT B P
BTI=EABMMKRIL - A
S 4 8 B 4K 400,000
JT © B2021E4 818 £ &% -
B K & 5t A B E202169A
0B LENEAREAARRAT LR
&IE 7 B4 53,517,000 7T
(# =2020%9A30H It 7~ &
A 1,209,000/ 7T) K& B
BRENECQEZIZTESE
BABZHBMIA -

BKEXERBERH]RLZLTZ
BB HAEARAREZES - &
& ¥k Z 4 75 12021459430
HEp—MHEE2EBREZE
B2 4% 5 AN R F]22.39% (2021
#£3H31H : 21.20%) i& 7 #

Z5 o

fm

FAZN B B RS - 7K & B UK ER
BEERLXETREAMRLZ
ETHBEz2BAERAAHL
144,0007% 7T (B 202049
HA308 1k 75 f@ A : 120,000
ETT) °

KEBEBREERRAF



Notes to the Condensed Consolidated Financial Statements (continued)

BHREHBRRHME (@)
For the six months ended 30 September 2021
& 22021 9H30A 1~ 18 A

25. RELATED PARTY TRANSACTIONS/
CONNECTED TRANSACTIONS
(Continued)

(f)

(9)

During the current interim period,
the Group paid HK$498,000 (six
months ended 30 September 2020:
HK$524,000) to Wing Yee Football
Team Company Limited, a company
controlled by Mr. Koon Wing Yee,
which is recognised in profit or loss as
“advertising expense”.

During the six months ended 30
September 2020, the Group has
received a refund of donation of
HK$2,400,000 from Easyknit Charitable
Foundation Limited, a company
controlled by Ms. Lui Yuk Chu and Ms.
Koon Ho Yan Candy. The donation was
paid by the Group to Easyknit Charitable
Foundation Limited during the year
ended 31 March 2020 and recognised
in profit or loss as “donations”.

90

25, BEAIRE BEXRS(E)

( NAFHHE REBXA
498,000/ JT (B E202049
A30A 1k X 1@ A : 524,000
BILT)TRERKEARA
7] (— [ B B 2K 3R JE AR 42 A
ZRANRBmERRIESE
Bzl e

(9) M & E2020%69A30H Lt 7~
B8R  NEBEUKE B KEZE
ZHSEFARARERBZE
72,400,000/ 7T © — [ A
EFEURXTIREAIRE L
FlZzAr - ZBEREAEE
R202043H310 2 £ B X
MBERBEEZESSHERD
AERRBEBERABER] -
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Notes to the Condensed Consolidated Financial Statements (continued)

HHRREHBRRME (@)
For the six months ended 30 September 2021
) 220214 9HB0H 1 7~ 18 A

Note: The amount at 30 September 2021 represented

USD2.5 million (equivalent to HK$19,409,000) (31
March 2021: nil) for subscription for interest in
the limited partnership as a limited partner. The
purpose of the limited partnership is primarily
achieving capital appreciation and participation
through investments in equity and equity-related
securities in Asia-Pacific and Europe and portfolio
funds with a similar investment focus. The business
of the limited partnership will be conducted and
managed by one single general partner (the
“General Partner”) who will act as agent of the
limited partnership while the investment committee
of the limited partnership (comprising individuals
who are not connected with the Group) shall
decide and approve all investment and divestment
decisions of the limited partnership with reference
to the investment objective. The limited partners
of the limited partnership, including the Group,
shall take no part in the operation of the limited
partnership on the management or conduct of the
business and affairs except with the written consent
of the General Partner. Details of this transaction
are set out in the Eminence’s announcements dated
27 March 2019 and 10 May 2019.

2021/22 REA¥EBE RS

26. COMMITMENTS 26. EiE
30 September 31 March
9H30H 3A31H
2021 2021
HK$’000 HK$’000
FET FHET
(Unaudited) (Audited)
(REER) (REZ)
Capital expenditure contracted for RERGZE B RE
but not provided in the condensed BRI EREEZ
consolidated financial statements in ERERZHER
respect of AEWRIAT
I
— limited partnership interest (note) -EREEER
(K &t) 19,409 —
— investment in film production -BYREERE
(note 17) (Bt#17) 8,143 -
27,552 -

Kzt - H2021469A30R B & % 4§
2,500,000 7T (48 & #19,409,000
7 JC)(20214F3A31H : &) - W &
NEREBAGDRBEREE
HiEx - FERABHENEER
HRRE B AR R BOMBRE R R
HEBSSRAEEHURESEY
MIEEMBAES  UEBEANRE
B-EREBOEBEHE—Z
BEBAZBEABANDKERE
B REERBREBHREA -
MEREBHNREZEG(REX
W EA A AEK) B2 R
REBBERERMEGREED
—RERBERK - BREH
NEREBABREAEE)TSE
EBREBERNLE L2EE
REBHEE HELTRABAS
ERBRIN - ZRXZHFBEHAR
= 1 B 81 520194 3A278 &2019
F5R10BH A ©
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Notes to the Condensed Consolidated Financial Statements (continued)

BHREHBRRHME (@)
For the six months ended 30 September 2021
& 22021 9H30A 1~ 18 A

27. EVENTS AFTER THE END OF THE
REPORTING PERIOD

(@)

On 19 October 2021, the Company
repurchased a total of 2,616,000 of
its ordinary shares at an average
price of HK$3.87 per share on the
Stock Exchange for an aggregate
consideration of approximately
HK$10,124,000 (before expenses) and
cancelled on 28 October 2021.

On 28 October 2021, the Group
acquired an equity-linked note which is
linked to listed securities of a principal
amount of HK$5,000,000. The coupon
rate for the equity-linked note is 15%
per annum. Such equity-linked note is
expected to be matured on 18 January
2022.

On 12 November 2021, the Group
and an independent third party (the
“Borrower”) entered into a new loan
agreement pursuant to which the Group
agreed to provide the Borrower the
loan in aggregate principal amount of
HK$50,000,000 for a term of six months
at an interest rate of 9% per annum.
The Borrower shall repay the interest on
the principal amount of the loan in six
monthly instalments and the principal
amount at the loan maturity date on
11 May 2022. The loan is secured by
a share charge of the entire issued
share capital of the Borrower, certain
commercial properties located in Hong
Kong with market value of approximately
HK$91,000,000, and guaranteed by an
independent third party individual.

92

27. {EHEEE

(@)

R2021F10A198 ©» A A A
TE B 22 P A ¥5 B iR 3.877%8
JLHY B 1% Bl fE A 512,616,000
BARRE @R RRED
410,124,000 75 (0 & 59 52
A1) - I A2021410828 H 5

R2021F10H28H @ AN & E
BE A B ETE R AR
5,000,000/ 7T - i% 2= # &
ZENEEFFER/ISE -
EHEREZHBZEEHR
202241 A18A B4 -

R2021E11 G128 - KX & B
EBIE = (HERADET
NHERGE B A&
EREmMERXAREERS
42 %8 /550,000,000 T2 &
FoARHANEA ERHERA
OF - B AR NHEAE
BEFASZ2FBERRE
= B H B (2022458118)
BEAS - BEFRUEFEZ
BEITRANBR MR « iz
R BB mE A 491,000,000
BITHE TEEDEER
o WREE = HEAE
BIR -
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