Hong Kong Exchanges and Clearing Limited and The Stock
Exchange of Hong Kong Limited take no responsibility for
the contents of this announcement, make no representation
as to its accuracy or completeness and expressly disclaim
any liability whatsoever for any loss howsoever arising from
or in reliance upon the whole or any part of the contents of
this announcement.
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ANNUAL RESULTS ANNOUNCEMENT
FOR THE YEAR ENDED
31 MARCH 2021

The board (the “Board”) of directors (the “Directors’)
of Eminence Enterprise Limited (the “Company”)
is pleased to announce the audited annual results of
the Company and its subsidiaries (collectively, the
“Group”) for the year ended 31 March 2021 together
with comparative figures. These annual results have
been reviewed by the audit committee of the Company
(the “Audit Committee”).

FINAL RESULTS

For the year ended 31 March 2021, the Group’s loss
attributable to shareholders of the Company (the
“Shareholders”) was approximately HK$180,793,000
as compared to the loss attributable to the Shareholders
of approximately HK$206,192,000 last year (2020).
The decrease in loss for the year was mainly
attributable to, among other things, (i) decrease in fair
value losses of investment properties and properties
held for development for sale; and (i1) net gain on
changes in fair value of financial assets through profit
and loss during the year. Such decrease in loss was
partially offset by (ii1) net loss on modification of
terms of convertible notes during the year; (iv) increase
in impairment loss on loans receivable; and (v) gain
on disposal of subsidiary recognized in last year. This
year’s gross profit margin was approximately 95.3%
(2020: approximately 94.8%), and consolidated revenue
slightly decreased by approximately 0.5%.
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For the year ended 31 March 2021, the Group’s revenue
amounted to approximately HK$80,253,000 compared
to approximately HK$80,682,000 last year, which
represented a decrease of approximately HK$429,000
or approximately 0.5% as compared to last year (2020).

The basic and diluted loss per share for the year ended
31 March 2021 were HK19.41 cents and HK19.41 cents
(2020: basic and diluted loss per share were HK70.68
cents and HK70.68 cents) respectively.

FINAL DIVIDEND

The Board does not recommend the payment of final
dividend for the year ended 31 March 2021 (2020: nil).

MANAGEMENT DISCUSSION AND
ANALYSIS

BUSINESS REVIEW

During the year, the Group was principally engaged in
property development, property investment, comprising
the ownership and rental of investment properties,
investment in securities and loan financing business
which property development and property investment
are the core businesses of the Group. The review of the
individual business segments of the Group are set out
below.

(i) Property Development

One of the core businesses of the Group is
property development. The Group has extensive
experience on property redevelopment, in
particular, acquisition of old buildings for renewal
and redevelopment. Below are the major projects
of the Group during the year.

1.  Project Matheson

As at 31 March 2021, the Group, through
its wholly-owned subsidiary, owned the
site at Nos. 11, 13 and 15 Matheson Street,
Causeway Bay, Hong Kong. The total area
of the site is approximately 2,857 square
feet and is currently under construction.
After redevelopment, the site will provide
a gross floor area of approximately 42,778
square feet of commercial/office mixed-use
building. The construction of superstructure
is ongoing. The project is expected to
complete in February 2022.
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Project Wing Cheong

As at 31 March 2021, the Group, through
its wholly-owned subsidiary, owned Wing
Cheong Factory Building (the “Wing
Cheong Factory Building”), a building
located at No. 121 King Lam Street,
Kowloon, Hong Kong. The site area is
approximately 5,483 square feet. The Group
plans to redevelop the Wing Cheong Factory
Building into an industrial building with
modern amenities, facilities and loading/
unloading bays utilizing floor area allowable
under all relevant laws and regulations
which maximize the usage and potential of
the lot to its fullest extent. Foundation work
is ongoing and the project is expected to
complete in December 2023.

Project Kennedy Town

As at 31 March 2021, the Group owned all
the units of Nos. 1B and 1C and Nos. 1D
and 1E of Davis Street, Kennedy Town,
Hong Kong respectively. The registered site
area is approximately 4,940 square feet.

On 22 July 2020, the Group, through its
indirect wholly-owned subsidiary, Nice
Able Holdings Limited (“Nice Able”)
(which was acquired on 22 June 2020),
completed the acquisition of all the units
at No. 93 Catchick Street, Hong Kong and
the units on G/F., 1/F., 3/F., 4/F., 5/F., and
Roof at No. 95 Catchick Street, Hong Kong.
On 31 December 2020, Nice Able further
completed the acquisition of half share of
2/F., No. 95 Catchick Street, Hong Kong
(the “Remaining Unit”). On 1 March 2021,
Nice Able and its wholly-owned subsidiary,
Success Mark Investment Limited (“Success
Mark”) were the successful bidders at the
auction of Nos. 93 and 95 Catchick Street,
Hong Kong such that the Group now owns
100% of Nos. 93 and 95 Catchick Street,
Hong Kong, which has a total site area of
approximately 2,182 square feet.

For further information, please refer to
“Material Acquisitions and Disposal”
section below.
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4. Project Fung Wah 4. HEIFH
As at 31 March 2021, the Group, through 202143 H31H > A4 H
its wholly-owned subsidiaries, owns %ol H A2 E Mg A A
approximately 93.33% of Fung Wah A JLBE F I EH646 - 648
Factorial Building, Nos. 646, 648 and 648A F648A L W # T 2 K B
Castle Peak Road, Kowloon (collectively, (it [T ERE]
the “Fung Wah Factorial Building”). On #193.33% > JA201949H 6
6 September 2019, the Company filed an ERERVNY/NNR X (G A
application under the Land (Compulsory R EE e o O E ) K
Sale for Redevelopment) Ordinance (the By (% ®&pl)) (5 i pi
“Ordinance”) (Chapter 545 of the Laws 555457 ) ] - Hb A B OE 1R
of Hong Kong) to the Lands Tribunal o H R R RE AT R S EE D
for an order to auction all the undivided R ET A A B A B
shares of the Fung Wah Factorial Building (F 45 4 45 & BT 9k A &) LU
(including those owned by the Group) for oA R B A ETE
the purposes of redevelopment of the site, 25 B A0 E 3 4R S Ui B
with an intention to bid in the auction and # L ERMEW AT E
acquire all remaining units of the Fung Wah fii o A2021F2H19H » &
Factorial Building. On 19 February 2021, oy \) TR AR 2\ R RE ALK
the Company successfully obtained the & b T S B AR
Shareholders’ approval at the Company’s MaEARELEEKREMNE T
special general meeting to have a mandate B RE . RS AT R W
for possible very substantial disposal if the HRK & 2R A A
Group is not successful in the auction. If 4 ] BE A T e M B EE T ¢
the Group successfully acquires all the units KER BT A A 8 E 5
of the Fung Wah Factorial Building, the B REEZMBEEREREE
tentative plan is to redevelop the site into B AL TERE L
a high-rise modern industrial building to B A2 M B 2 B R R & o
maximize its usage of the site.
For further information, please refer to M ERSE2HM T E
“Material Acquisitions and Disposal” KW Bt ] — e
section below.

(ii) Property Investment (i) MELRE

The other core business of the Group is property AKEFE S —HEZELOETED

investment. ¥EHE -

During the year, the total rental and WA ZIK% M Bk 15 AH & X

management fee income of the Group recorded P2 W A R #) 55 61,309,000 i

was approximately HK$61,309,000 (2020: 76 (2020 4F = #)61,142,000% JT )

approximately HK$61,142,000), representing an WS R AE G N #0.3% » w% R £ &

increase of approximately 0.3% over last year. Hy 7 32 ] AR RE N R P EE N R

The increase is primarily due to the contributions e (T B ) 2 ) 26 fH &l A

from rental income from properties in the KA EEMMFEAG e -

People’s Republic of China (the “PRC”) and
continued management of tenant mix during the
year under review.



Hong Kong

In Hong Kong, the Group owns residential
units, commercial units and industrial units
with a total carrying amount of approximately
HK$775,500,000 as at 31 March 2021 (2020:
approximately HK$777,100,000). For the year
ended 31 March 2021, the Group recorded
property rental income of approximately
HK$36,160,000 (2020: approximately
HK$39,945,000), representing a decrease of
approximately 9.5% as compared with 2020.

Singapore

In Singapore, the Group owns 3 residential units
with a total carrying amount of approximately
HK$150,467,000 as at 31 March 2021 (2020:
approximately HK$148,049,000). For the year
ended 31 March 2021, the Group received
property rental income of approximately
HK$2,696,000 (2020: approximately
HK$2,739,000), representing a decrease of
approximately 1.6% over last year.

PRC

In Huzhou City, Zhejiang Province of the PRC,
the Group has 15 blocks of factory premises and 5
blocks of dormitories with a total carrying amount
of approximately HK$359,107,000 as at 31 March
2021 (2020: approximately HK$337,424,000).
For the year ended 31 March 2021, the Group
recorded property rental income and management
fee income of approximately HK$6,420,000
and approximately HK$16,033,000 respectively
(2020: approximately HK$5,010,000 and
approximately HK$13,448,000 respectively),
representing an increase of approximately
28.1% and an increase of approximately19.2%
respectively as compared with 2020.
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(iii) Securities Investment

The Group adopted a prudent attitude in its
securities investment. During the year, the
Group had acquired listed securities and other
investments and disposed of some shares and
other investments in the investment portfolio.
The Group recorded fair value gain in securities
and other investments of approximately
HK$18,744,000 (2020: loss of approximately
HK$20,429,000). As a result, the Group reported
a segment profit of approximately HK$18,814,000
(2020: segment loss of approximately
HK$22,450,000) during the year under review.
The Group received dividend income from the
listed securities of approximately HK$1,569,000
during the year under review.

On 16 September 2019, the Company successfully
obtained the Shareholders’ approval at the special
general meeting of the Company to dispose of all
or in part(s) of the 6,800,000 shares of China SCE
Group Holdings Limited (“CSCE”) (stock code:
1966) held by the Group during the 12-month
period from the date of approval. Details of the
disposal and the mandate can be found in the
Company’s announcement dated 12 July 2019
and circular dated 30 August 2019 respectively.
During the period from 1 April 2020 to 31 March
2021, the Group did not dispose any CSCE shares
and therefore, the Group still owned a total of
6,313,000 CSCE shares as at 31 March 2021.

On 7 December 2020, the Group acquired on-
market a total of 3,800,000 shares of China
Construction Bank Corporation (stock code: 939)
for an aggregate purchase price of approximately
HK$22,534,000 (exclusive of transaction costs)
(equivalent to an average price of approximately
HK$5.93 per acquired share).

~
Yt o
=
=1
~

"E{')ﬂﬂ%

N 2 R P
.
B

m%
=

Pl
i

EEE>
%

V;
/

m B = R
o o S

E}Mﬁ&% 8

[\®]
S
[\
S
E
S 0N B o
M EF KR KR
e
o
o >

5>
i
3 ¢ Y

claltN o BEEE S
}
_ﬁ

o] B AF BE A
> s S S| R
04 JC (20204 © 4 & s
2,450,000% JT ) o A [A]
£ E R L
B B W A &) 551,569,000

A
X
=
o~
il

3 B B B 4 86 N
0 o]
x
e}

ol 2y
° dm N gy
=
+*

A20194F9H 16 H » &
oy F R A ALK & b
HEWE > A ig

S

ERng=s
D EE DS

SEAWEI I

—
(@)

9/\
o0

W
2
iRy
®
3
W

4

(NS P4 N U = 3R B

BNIES FAEE
2 &
(@]
o
=
S Q
O =2 IF

@ m I
I =
[\]

S

[\®)

)
il
A~

|
]

43 H31H
B AT ]
202143 H3
6,313,000 Ji%

H1H #2021
AKEBEEA
iy B R
£ E A

3 o

2020412 A7 H » A % HAE A
A T & B A 33,800,000 % H
B R AT B A PR A Al Oy (B
By AL 5% 1 939) > HHE A E X A
22,534,000 % JC (A 13 §5 &2 5 W
NI R N N (e |
18 #)5.93% JC) o

Pl

==

H

ol
)

g2 T
FTE
&=



On 22 January 2021, the Company acquired
394,275 American Depository Shares (“ADS”)
in the initial public offering of RLX Technology
Inc. (“RLX", the shares of which are listed on
the New York Stock Exchange) at the price of
US$12.00 per acquired RLX ADS (equivalent
to approximately HK$93.00) (exclusive of
transaction costs) at a total consideration of
approximately US$4,731,000 (equivalent to
approximately HK$36,668,000) (exclusive of
transaction costs). Subsequently, the Company
disposed on-market a total of 210,929 RLX
ADS at an average price of approximately
US$21.9321 per disposed RLX ADS (equivalent
to approximately HK$169.97) (exclusive of
transaction costs) for an aggregate selling price
of approximately US$4,626,000 (equivalent
to approximately HK$35,852,000) (exclusive
of transaction costs). A gain of approximately
US$2,095,000 (equivalent to approximately
HK$16,236,000) (exclusive of transaction costs)
was recognized.

On 8 March 2021, the Group acquired on-
market a total of 680,000 shares of Chinese
Energy Holdings Limited (stock code: 8009)
for an aggregate purchase price of HK$489,600
(exclusive of transaction costs) (equivalent to an
average price of HK$0.72 per acquired share).

As at 31 March 2021, the Group’s investment
in equity securities listed in Hong Kong
and the United States of America amounted
to approximately HK$84,616,000 (2020:
approximately HK$39,606,000). This value
represented an investment portfolio comprising
7 (2020: 5) equity securities which are listed on
the Main Board of The Stock Exchange of Hong
Kong Limited (the “Stock Exchange”) and the
New York Stock Exchange. The movement during
the year were: (i) the purchase of securities of
approximately HK$65,861,000 during the year
under review; (ii) the disposal of securities which
had a fair value of approximately HK$34,921,000;
and (iii) net increase in market value of securities
investments in the amount of approximately
HK$14,070,000.
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The Group held significant securities investments R20214F3 31 H » AEE £ A

as at 31 March 2021 as below: PDNERELHHE:
Approx. %
held to the
total issued Dividend Fair value
share capital income gain/(loss) Approx. % of
ofthe  Investment  forthe year  for the year total assets of
Number of company/ cost/cost of ended ended  Fair valueat  the Group at
Company name (stock code) sharesheld ~ investment  acquisition 31 March2021 31March2021 31March 2021 31 March 2021
ffi 2 7l KE
g#f CE 20214 20214
HRA/ R WIE - 3A3H 3A3LH
Mz AR bEEZ  RE AN
BE  BREH REREK/S  LEEZ AYE 3ANRZ  HEEZ
Bl BB b RS R #H Al WAA  BRERA WE/(BE) MEE BATHRI
% HKS 000 HKS 000 HKS$ 000 HKS 000 %
% T T T T#r %
China SCE Group Holdings Ltd. (1966)
R A TR (1966) 6,313,000 0.15 10451 1,569 947 22,664 0.49
Best Food Holding Company Limited (1488)
PR A IR 22 7 (1488) 27,050,000 171 29,706 - m 18935 041
China Construction Bank Corporation (939)
O o AT IO A R R (939) 3,800,000 0.00 2,615 - 2,199 814 0.54
RLX Technology Inc. American depositary
shares (RLX)
RLX Technology Inc. % B 77 €t fi (RLX) 183,346 001 17,065 - (2,364) 14,702 032
Other listed shares*
Jofl £ i+ 868,150 - 4,162 - (292) 3,501 0.08
Grand total:
st 83999 1,569 763 84,616 183
* Other listed shares included 3 companies whose * HoAth b T I 2 45 3[R A B
shares are listed on the Main Board of the Stock sl o T S /AT o
Exchange.
The Group understands that the performance of AEHNH ERHALZF
the investments may be affected by the degree W T i B AR E R B I % F
of volatility in the Hong Kong stock market and A s B A (R A AP B R
subject to other external factors that may affect FR ] o U > A AR A2 A A
their values. Accordingly, the Group will continue SINGRR AV E I S ]
to maintain a diversified portfolio of investment A DL & AR TR 1Y & Rl R
of different segments of markets to minimise B o Mk Ah > A DI N
the possible financial risks. Also, the Group will DB s & A G R B R
closely monitor the performance progress of the UL o

investment portfolio from time to time.



(iv) Loan Financing

During the year, the Group recorded interest
income from the loan financing business
amounting to approximately HK$18,944,000
(2020: approximately HK$19,540,000),
representing a decrease of approximately 3.1%
comparing to last year. The segment loss of
loan financing business was approximately
HK$35,799,000 for the year ended 31
March 2021 (2020: profit of approximately
HK$6,060,000). The outstanding principal
amount of loans receivable as at 31 March 2021
was approximately HK$130,179,000 (2020:
approximately HK$329,969,000). As at 31 March
2021, net impairment allowance was recognized
in profit or loss amounting to approximately
HK$45,685,000 in its loan financing business.
The Group will continue to develop this segment

in order to earn higher interest income.

FINANCIAL REVIEW

Revenue B

Gross profit EH

Gross profit margin B

Administrative expenses A7 BB 3

Finance costs Al A

Loss before taxation B Bt il s 4R

Taxation Bl

Loss for the year attributable A B ] e 5 M A
to shareholders of the Company AFEEER

Net profit margin 1 A 2

Basic loss per share Y€ YN K

Diluted loss per share i e 8 9 B
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Year ended 31 March
BE3IH3HILEE

2021 2020 Change

20214 2020 4 2 E)
HKS$’000 HKS$’000 HK$°000
Tz T T
80,253 80,682 (429)

76,515 76,455 60

95.3% 94.8% 0.5%

(44,694) (52,472) 7,778

(28,683) (31,578) 2,895
(190,743) (209,657) 18,914

9,950 3,465 6,485

(180,793) (206,192) 25,399

N/AN & H N/AR N/AR
HK(19.41) cents HK(70.68) cents  HKS51.27 cents
(19.41) ¥ il (70.68) s Il 51.27 # Al
HK(19.41) cents HK(70.68) cents  HKS51.27 cents
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Revenue

For the year ended 31 March 2021, the Group’s revenue
decreased by 0.5% to approximately HK$80,253,000
as compared with last year of approximately
HK$80,682,000 which was mainly due to decrease in
interest income from loan financing.

Gross Profit/Margin

Gross profit of the Group for the year ended 31
March 2021 was approximately HK$76,515,000,
representing an increase of approximately 0.1%
or approximately HK$60,000 as compared to
approximately HK$76,455,000 in 2020. Gross profit
margin for the year reached approximately 95.3%
(2020: approximately 94.8%), representing an increase
of approximately 0.5% over last financial year.

Loss before Taxation

Loss before taxation of the Group for the year ended
31 March 2021 was approximately HK$190,743,000,
as compared with last year loss before taxation of
approximately HK$209,657,000.

Administrative expenses of the Group decreased from
approximately HK$52,472,000 to approximately
HK$44,694,000, a decrease of approximately 14.8% as
compared with last year.

During the year under review, there was net gain on
changes in fair value of financial assets at fair value
through profit or loss amounting to approximately
HK$18,744,000 (2020: loss of approximately
HK$20,429,000).

Finance costs of the Group for the year was
approximately HK$28,683,000, representing a decrease
of approximately HK$2,895,000 or approximately 9.2%
from approximately HK$31,578,000 in 2020, of which
approximately HK$18,393,000 (2020: approximately
HK$16,741,000) was the effective interest expense on
convertible notes.
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Loss Attributable to the Shareholders and Loss per
Share

Loss attributable to the Shareholders for the year ended
31 March 2021 was approximately HK$180,793,000
as compared to last year loss of approximately
HK$206,192,000.

For this year, the taxation credit was approximately
HK$9,950,000 whilst last year the taxation credit was
approximately HK$3,465,000.

Basic and diluted loss per share for the year ended 31
March 2021 were approximately HK19.41 cents and
HK19.41 cents respectively as compared to basic and
diluted loss per share of approximately HK70.68 cents
and HK70.68 cents respectively in 2020.

Liquidity and Financial Resources

As at 31 March 2021, total assets of the Group
amounted to approximately HK$4,613,337,000
(2020: approximately HK$4,602,993,000). In
terms of financial resources as at 31 March 2021,
the Group’s total bank balances and cash was
approximately HK$112,260,000 (2020: approximately
HK$357,767,000).

As at 31 March 2021, the Group has total bank
borrowings of approximately HK$1,514,933,000 (2020:
approximately HK$1,431,740,000). The Group’s
gearing ratio, which is calculated as a ratio of total bank
borrowings to Shareholders’ equity, was approximately
0.5 (2020: approximately 0.5). As at 31 March 2021,
the Group’s current ratio was approximately 5.5 (2020:
approximately 5.9).

The Group financed its operations primarily with
recurring cash flow generated from its operations,
proceeds raised from the capital market and bank
financing.
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Share Offer

On 11 February 2021, the Company and Easyknit
International Holdings Limited (“Easyknit”) (stock
code: 1218) jointly announced that Ace Winner
Investment Limited (the “Offeror”), a wholly-
owned subsidiary of Easyknit, intended to make a
pre-conditional voluntary conditional cash offer to
acquire all the issued shares (the “Share(s)”) of the
Company (other than those already owned or agreed
to be acquired by the Offeror and parties acting in
concert with it) at the share offer price of HK$0.50
per Share (the “Share Offer”). On 19 March 2021,
the pre-condition of the Share Offer (that is, the
requisite approval being obtained by Easyknit from the
Easyknit shareholders in relation to the Share Offer
as required under the Listing Rules) has been fulfilled
and the composite offer and response document (the
“Composite Document”) in connection with the Share
Offer in accordance with the Hong Kong Codes on
Takeovers and Mergers (the “Takeovers Code”) was
despatched on 26 March 2021 and the Share Offer
opened on the same day.

Further details of the Share Offer are set out in the
Composite Document jointly issued by the Offeror
and the Company dated 26 March 2021 and the joint
announcements issued by the Offeror, Easyknit and the
Company dated 4 March 2021, 19 March 2021 and 25
March 2021 respectively.

For further information, please refer to the section

headed “EVENTS AFTER THE END OF THE
REPORTING PERIOD” below.
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Outstanding Convertible Notes

Below are the particulars of the outstanding convertible
notes of the Company as at 31 March 2021:

(1) 2017 Convertible Note 1 (the “2017 CN1”)

Holder of the 2017 CN1
20174 m] # I SEHE 1R A A

Principal amount

N

Outstanding principal amount

AEERA &S H

Interest

P

Issue date

%17 B

Maturity date

24 H

Conversion price

b 3 18

During the year, no exercise of the conversion
rights under the 2017 CN1 was made and the
outstanding principal amount as at the date of this
announcement is HK$16,000,000.
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Goodco Development Limited
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HK$16,000,000
16,000,000 ¥ 7T

HK$16,000,000
16,000,000 ¥ 75

4% per annum

g 44 8

11 May 2017
201745 H 11 H

28 August 2024
202448 H 28 H

HK$0.25 (subject to adjustment)
0.25 # 7o (7] 7 3 )
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(2)

2017 Convertible Note 2 (the “2017 CN2”)

Holder of the 2017 CN2
2017 4F m] ¥ L SE 2R B A

Principal amount
N A o

Outstanding principal amount
AEEA &S H

Interest

A&

Issue date

AT H

Maturity date
2 H

Conversion price

bt 1 1H

During the year, no exercise of the conversion
rights under the 2017 CN2 was made and the
outstanding principal amount as at the date of this
announcement is HK$11,280,000.
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HK$11,280,000
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4% per annum
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26 September 2017
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(3) 2019 Convertible Note (the “2019 CN”)

Holder of the 2019 CN
20194F 7] ¥ i ZEEFE A A

Principal amount
N A o

Outstanding principal amount

REEAR & &

Interest

A&

Issue date

AT H M

Maturity date
2 H

Conversion price

i fE

During the year, no exercise of the conversion
rights under the 2019 CN was made and the
outstanding principal amount as at the date of this
announcement is HK$70,000,000.

On 18 September 2020, the Company and Goodco
Development Limited (“Goodco”) entered into three
deeds of amendment in respect of the proposed
alteration, pursuant to which both parties agreed to (a)
revise the conversion price of the 2017CN1, 2017CN2
and 2019CN (collectively, the “Goodco CNs”) to
HK$0.25 per conversion share (subject to adjustment);
(b) extend the maturity date of the Goodco CNs to
28 August 2024; and (c) increase the interest payable
to 4% per annum (the “Proposed Alteration”). The
Proposed Alteration was approved by the independent
Shareholders on 19 November 2020 and completion
took place on 25 November 2020.

For further information, please refer to the Company’s
announcements dated 21 September 2020, 19
November 2020 and 25 November 2020 and circular
dated 30 October 2020 respectively.
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Capital Structure

As at 31 March 2021, the Company’s total number of
issued ordinary Shares was 931,458,010 Shares (31
March 2020: 931,458,010 Shares).

Charges of Assets

As at 31 March 2021, the Group had bank loans
amounting to approximately HK$1,514,933,000 (2020:
approximately HK$1,431,740,000) which were secured
by the Group’s properties with an aggregate net book
value of approximately HK$925,967,000 (investment
properties) and approximately HK$2,754,027,000
(properties held for development for sale) respectively
(2020: approximately HK$925,149,000 and
HK$2,441,200,000).

Material Acquisitions and Disposal
1.  Project Kennedy Town

On 6 April 2020, Success Edge Limited (“Success
Edge”), a wholly-owned subsidiary of the
Company, as buyer, and an independent third
party, as seller, entered into an agreement for sale
and purchase, pursuant to which, among other
things, the buyer conditionally agreed to buy and
take up, and the seller conditionally agreed to sell
and assign, the entire issued share capital of Nice
Able and its shareholder’s loan at a consideration
of approximately HK$89,116,000 subject to the
terms and conditions of the agreement for sale
and purchase. Nice Able was committed to (1)
acquire the entire issued share capital of Success
Mark Investments Limited (“Success Mark”)
(the registered and beneficial owner of the unit on
G/F., No. 93 Catchick Street, Hong Kong) and a
loan to it; and (ii) acquire the units on 1/F., 2/F.,
3/F., 4/F., 5/F., and Roof, No. 93 Catchick Street,
Hong Kong and the units on G/F., 1/F., 3/F., 4/F.,
5/F., and Roof, No. 95 Catchick Street, Hong
Kong from the respective property vendors. The
agreement for sale and purchase was approved by
the Shareholders at the special general meeting
of the Company on 8 June 2020. Completion of
the agreement for sale and purchase took place on
22 June 2020, and Nice Able became an indirect
wholly-owned subsidiary of the Company. On 31
December 2020, Nice Able further completed the
acquisition of half share of the Remaining Unit.
On 1 March 2021, Nice Able and Success Mark
were the successful bidders at the auction of Nos.
93 and 95 Catchick Street, Hong Kong.
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Details of the transaction can be found in the
Company’s announcements dated 6 April 2020,
29 April 2020, 15 May 2020, 30 October 2020
and 1 March 2021 respectively and circulars dated
21 May 2020 and 4 December 2020 respectively.

On 5 November 2020 (as supplemented by a
supplemental agreement dated 9 November 2020),
the Company and Easyknit entered into a sale
and purchase agreement (the “Sale and Purchase
Agreement”), pursuant to which, among other
things, Easyknit conditionally agreed to purchase,
and the Company conditionally agreed to sell,
the entire issued shares of Above Ace Limited
(“Above Ace”) and Success Edge, both being
wholly-owned subsidiaries of the Company, and
the Company agreed to procure the assignment to
Easyknit of each of the shareholders’ loans owing
by Above Ace and Success Edge to the Company
at completion, at an aggregate consideration of
HK$1,100,000,000 (subject to adjustments).
Completion of the Sale and Purchase Agreement
is subject to the independent Shareholders’
approval and is conditional on the Company’s
successful bid for Nos. 93 and 95 Catchick Street,
Hong Kong in the public auction pursuant to the
Ordinance.

Further information can be found in the joint
announcements of the Company and Easyknit
dated 9 November 2020, 4 January 2021, 22
January 2021, 19 February 2021 and 31 March
2021 respectively.
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2.  Project Fung Wah

On 17 November 2020, Skill Master Investments
Limited (“Skill Master”) (as purchaser), a
wholly-owned subsidiary of the Company,
entered into a conditional agreement for sale
and purchase (the “SPA”) with an independent
third party as vendor, pursuant to which, among
other things, Skill Master conditionally agreed to
acquire and take up, and the vendor conditionally
agreed to sell and assign, the entire issued share
capital of Upway International Group Limited
(“Upway International”) and the shareholder’s
loan owing by Upway International to the
vendor on the completion date at a consideration
of HK$45,000,000 subject to the terms and
conditions of the SPA. On 25 November 2020,
completion took place and Upway International
became a wholly-owned subsidiary of the
Company, and the Group now owns 29 units,
representing approximately 93.33% of the
undivided shares of Fung Wah Factorial Building,
Nos. 646, 648 and 648A Castle Peak Road,
Kowloon, Hong Kong.

Further information can be found in the

Company’s announcement dated 17 November
2020.

For further information, please refer to the section
headed “EVENTS AFTER THE END OF THE
REPORTING PERIOD” below.

Exposure on Foreign Exchange Fluctuations

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

Contingent Liabilities

The Group did not have any significant contingent
liabilities as at 31 March 2021 (2020: nil).
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Capital Expenditure and Capital Commitments
Capital Expenditure

For the year ended 31 March 2021, the Group invested
approximately HK$295,000 (2020: approximately
HK$4,664,000) in the purchase of property, plant and
equipment, and spent approximately HK$4,873,000
(2020: approximately HK$6,378,000) on addition
of investment properties. These capital expenditures
were financed from internal resources, bank facilities
and funds from previous fund raising activities of the
Company.

Capital Commitments

As at 31 March 2021, the Group had capital
commitments in respect of capital expenditure
contracted for but not provided of approximately
HK$26,236,000 (2020: approximately
HK$33,891,000).

EMPLOYEES

As at 31 March 2021, the Group had 62 employees
(2020: 55). Staff costs (including Directors’
emoluments) amounted to approximately
HK$24,187,000 for the year under review (2020:
approximately HK$23,336,000). The Group
remunerates its employees based on their performance,
experience and prevailing industry practice. The Group
has set out the Mandatory Provident Fund Scheme for
Hong Kong’s employees and has made contributions
to the state-sponsored pension scheme operated by
the PRC government for the PRC employees. The
Group has a share option scheme to motivate valued
employees.
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PROSPECTS

The Group will continue focusing its efforts on the
development of its existing principal businesses:
property development, property investment, securities
investment and loan financing business while exploring
other potential projects with a view to providing steady
and favourable returns for the Shareholders and bring
increased growth to the Group.

Despite the uncertainties on global economic outlook
caused by the softening global economic growth and
the outbreak of coronavirus disease (COVID-19), the
Group is prudently optimistic about the prospects of
the property and securities markets in Hong Kong and
believes these markets will continue to grow over the
longer term.

In line with its prudent investment strategy and policy,
the Company will continue to identify appropriate
investment and divestment opportunities that fit the
objective and investment criteria of the Company, and
will continue to seek opportunities to replenish its
property portfolio as an ongoing business exercise. The
Board would exercise utmost caution, so as to bring
long term value on the operating and financial results
to the Company in the foreseeable future.

COMPLIANCE WITH THE CORPORATE
GOVERNANCE CODE AND CORPORATE
GOVERNANCE REPORT

The Company’s corporate governance practices are
based on the principles and the code provisions as set
out in the Corporate Governance Code and Corporate
Governance Report (the “CG Code”) contained in
Appendix 14 to the Rules Governing the Listing
of Securities (the “Listing Rules”) on the Stock
Exchange. During the year, the Company has fully
complied with the code provisions of the CG Code,
except for the deviations disclosed herein.
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Code Provision A.2.1

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

Code provision A.2.1 of the CG Code provides that
the roles of chairman (the “Chairman”) and chief
executive of the Company (the “Chief Executive”)
should be separate and should not be performed by the
same individual. During the year, Mr. Kwong Jimmy
Cheung Tim served as the Chairman as well as the
Chief Executive until 30 September 2020; and Mr. Lai
Law Kau serves as the Chairman as well as the Chief
Executive since 1 October 2020. This dual leadership
role has been adopted by the Company for a number
of years. Such deviation is deemed appropriate as it
is considered to be more efficient to have one single
person to be the Chairman as well as to discharge the
executive functions of the Chief Executive thereby
enabling more effective planning and better execution
of long term strategies. The Board believes that the
balance of power and authority is adequately ensured
by the operations and governance of the Board which
comprises experienced and high calibre individuals,
with half of them being independent non-executive
Directors. The Company will review the current
structure when and as it becomes appropriate.

Code Provision C.2.5
The issuer should have an internal audit function

Code provision C.2.5 of the CG Code provides that
the Group should have an internal audit function. The
Group does not have an internal audit function. During
the year ended 31 March 2021, the Board reviewed
the effectiveness of the internal control system of
the Group and there were no major issues but areas
for improvement have been identified by the Audit
Committee and appropriate measures have been taken.
In addition, the Board was of the view that there is no
immediate need to set up an internal audit function
within the Group in light of the size, nature and
complexity of the Group’s business. The situation will
be reviewed annually.
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COMPLIANCE WITH MODEL CODE OF
THE LISTING RULES

The Company has adopted the Model Code for
Securities Transactions by Directors of Listed Issuers
(the “Model Code) as set out in Appendix 10 to
the Listing Rules as its own code of conduct for the
Directors in their dealings in the securities of the
Company. Having made specific enquiries by the
Company, all the Directors have confirmed that they
have complied with the required standards as set
out in the Model Code throughout the year ended
31 March 2021. The Company has also adopted the
Model Code to regulate the dealings in the securities
of the Company by its employees and directors of the
subsidiaries of the Group who are likely to possess
inside information relating to the Company’s securities.

PURCHASE, SALE OR REDEMPTION OF
LISTED SECURITIES

On 11 January 2021, Madian Star Limited (“Madian”)
exercised its right under the 3% coupon convertible
note in the outstanding principal amount of
HK$40,400,000 issued by the Company to Madian
on 12 June 2015 at the then conversion price of
HK$0.9855 due on 12 June 2022 (the “Madian
Convertible Note”) to require early redemption of
the Madian Convertible Note in full together with all
accrued and unpaid interest thereon. The total amount
payable on redemption was settled from assets of the
Company. The Madian Convertible Note was cancelled,
the Company had been discharged from any and all
of the obligations under and in respect of the Madian
Convertible Note. The conversion rights under the
Madian Convertible Note had lapsed.

Further information can be found in the Company’s
announcement dated 11 January 2021.

Save as disclosed above, neither the Company nor any
of its subsidiaries purchased, sold or redeemed any of
the Company’s listed securities during the year ended
31 March 2021.

PUBLIC FLOAT

As at the date of this announcement, based on the
information that is publicly available to the Company
and within the knowledge of the Directors, the
Company maintains a sufficient public float with more
than 25% of the Company’s issued Shares being held
by the public.
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AUDIT COMMITTEE

The Company has an audit committee in compliance
with the requirement of the Listing Rules and the
Corporate Governance Code and Corporate Governance
Report as set out in Appendix 14 to the Listing Rules.
The principal responsibilities of the Audit Committee is
to review and supervise the financial reporting process
and risk management and internal control systems of
the Group. The Audit Committee comprises three (3)
independent non-executive Directors as at 31 March
2021. The Audit Committee has reviewed the audited
financial statements of the Group for the year ended 31
March 2021.

SCOPE OF WORK OF MESSRS. DELOITTE
TOUCHE TOHMATSU (“DELOITTE”)

The figures in respect of the Group’s consolidated
statement of profit or loss and other comprehensive
income, consolidated statement of financial position
and the related notes thereto for the year ended 31
March 2021 as set out in this announcement have been
agreed by the Group’s auditor, Deloitte, to the amounts
set out in the Group’s audited consolidated financial
statements for the year. The work performed by
Deloitte in this respect did not constitute an assurance
engagement in accordance with Hong Kong Standards
on Auditing, Hong Kong Standards on Review
Engagements or Hong Kong Standards on Assurance
Engagements issued by the Hong Kong Institute of
Certified Public Accountants and consequently no
assurance has been expressed by Deloitte on this
announcement.

PUBLICATION OF ANNUAL RESULTS
ANNOUNCEMENT AND ANNUAL REPORT

This announcement has been published on the
Company’s website at www.eminence-enterprise.com
and the Stock Exchange’s website at www.hkexnews.hk
respectively. The annual report of the Company for the
year ended 31 March 2021 containing all information
required by the Listing Rules will be despatched to the
Shareholders and published on the respective websites
of the Stock Exchange and the Company on or before
31 July 2021.
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ANNUAL GENERAL MEETING

The forthcoming annual general meeting of the
Company (the “2021 AGM”) will be held on Friday,
13 August 2021. A circular containing the notice of the
2021 AGM and information regarding, inter alia, re-
election of Directors and general mandates to issue and
buy-back Shares will be published and despatched to
the Shareholders on or before 31 July 2021.

CLOSURE OF REGISTER OF MEMBERS

For the purpose of determining the eligibility of the
Shareholders to attend and vote at the 2021 AGM, the
register of members of the Company will be closed
from Tuesday, 10 August 2021 to Friday, 13 August
2021, both dates inclusive. During such period, no
Share transfers will be registered for the purpose of
ascertaining Shareholders’ entitlement for attending
and voting at the 2021 AGM. In order to qualify to
attend and vote at the 2021 AGM, all transfers of
the Shares forms accompanied by the relevant Share
certificates must be lodged with the Company’s branch
share registrar and transfer office in Hong Kong, Tricor
Secretaries Limited, at Level 54, Hopewell Centre, 183
Queen’s Road East, Hong Kong no later than 4:30 p.m.
on Monday, 9 August 2021, for registration.

EVENTS AFTER THE END OF THE
REPORTING PERIOD

1. Share Offer

On 7 April 2021, the Shares in respect of which
valid acceptances have been received under the
Share Offer, together with the Shares already held
or agreed to be acquired by Easyknit, the Offeror
and parties acting in concert with it, exceeds
50% of the voting rights of the Company and the
Offeror has waived all of the other conditions to
the Share Offer. Accordingly, all of the conditions
to the Share Offer have been fulfilled or waived
by the Offeror and the Share Offer has been
declared unconditional in all respects on 7 April
2021.
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Pursuant to Rule 15.3 of the Takeovers Code, the
Offeror and the Company jointly announced that
the Share Offer closed at 4:00 p.m. on 21 April
2021. Valid acceptances of the Share Offer had
been received in respect of 393,683,175 Shares,
representing approximately 42.27% of the issued
Shares. Taking into account the said Shares, the
Offeror and parties acting in concert with it held
an aggregate of 669,370,840 Shares, representing
approximately 71.86% of the issued Shares as of
4:00 p.m. on 21 April 2021.

On 22 April 2021, Easyknit further acquired on-
market a total of 27,000,000 Shares at the price
of HK$0.50 per Share such that Easyknit, the
Offeror and parties acting in concert with it held
an aggregate of 696,370,840 Shares, representing
approximately 74.76% of the issued Shares as at
the date of this announcement.

Further details can be found in the joint
announcements issued by the Offeror, Easyknit
and the Company dated 7 April 2021 and 21 April
2021 respectively; and announcement issued by
Easyknit dated 22 April 2021.

Project Kennedy Town

On 1 March 2021, Nice Able and Success Mark
were the successful bidders at the auction of Nos.
93 and 95 Catchick Street, Hong Kong and have
completed the acquisition of the remaining half
share of the Remaining Unit on 1 April 2021. As
such, the Group now owns 100% of Nos. 93 and
95 Catchick Street, Hong Kong.

On 30 April 2021, the Company and Easyknit
agreed to terminate the Sale and Purchase
Agreement and entered into a termination
agreement, pursuant to which the Company
should return the deposit of HK$10,000,000
to Easyknit and no parties should have any
claims against each other and all their rights
and obligations under the Sale and Purchase
Agreement were terminated and ceased to have
further effect.

Further information can be found in the
announcement of the Company dated 1 March
2021 and the joint announcement of the Company
and Easyknit dated 30 April 2021.
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3. Project Fung Wah

On 29 April 2021, the Lands Tribunal’s hearing
for an order for sale of the Fung Wah Factorial
Building has been concluded on the decision
for an order for sale of the Fung Wah Factorial
Building by public auction with reserve price of
HK$800,000,000.

On 23 June 2021, Daily Leader Limited, Treasure
Arts International Group Limited and Top Lead
Investment Limited, being indirect wholly-owned
subsidiaries of the Company, were the successful
bidders at the auction and completion for the
acquisition of the remaining units of the Fung
Wah Factorial Building is scheduled on or before
23 July 2021.

Further information can be found in the
announcement of the Company dated 23 June
2021.
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The Board would like to offer its sincere gratitude
to the management team and all other employees for
their hard work and dedications. Their excellence and
commitment are of vital importance in enhancing the
Company’s growth.

Finally, the Board would like to take this opportunity to
thank the Shareholders and all other stakeholders of the
Company for their continuous support and confidence
in the Company.

By order of the Board
EMINENCE ENTERPRISE LIMITED
Lai Law Kau
Chairman and Chief Executive Officer

Hong Kong, 23 June 2021

As at the date hereof, the Board comprises Mr. Lai
Law Kau, Ms. Lui Yuk Chu and Mr. Kwong Jimmy
Cheung Tim as executive Directors; and Mr. Kan Ka
Hon, Mr. Lau Sin Ming and Mr. Wu Koon Yin Welly
as independent non-executive Directors.

In case of any inconsistency, the English version of this
announcement shall prevail over the Chinese version.
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CONSOLIDATED STATEMENT OF PROFIT

OR LOSS AND OTHER COMPREHENSIVE

INCOME

For the year ended 31 March 2021

Revenue
Rental income
Management fee income
Interest income from loan
financing

Cost of services rendered

Other income

Other losses

Other expenses
Administrative expenses

Net loss on modification of terms

of convertible notes
Loss on early redemption of
convertible note

Loss on changes in fair value of

investment properties

Gain on disposal of subsidiaries

Release on disposal of debt

instruments at fair value through

other comprehensive income
Write-down on properties held for

development for sale, net of reversal
Impairment loss on financial

assets, net:
— Loans receivable

— Debt instruments at fair value
through other comprehensive

income

Net gain (loss) on changes in fair
value of financial assets at fair
value through profit or loss

Finance costs

Loss before taxation
Taxation

Loss for the year attributable to

owners of the Company

# E202143H31H IF4FE

E L
4 1A
CEEITON
A A
R A
14T A
TN
Hoit s 48
ol B %
fT BB %
B T T 2
i 41
$ 5 ] T e 2 4
25 H
BB %2 AT
i 1
e B 2% ) 2 o
i 3 T (A
S0 2 1l 35 2 (S
T B 1R
5 1 B B R
(- 3111 98 I
GV 2 W
W
~ HE g 5 3
A T A
NIEEA
TH
BT E AR %2 &
g 2 AT 5 B
A G 1) 19
il i A
1 L il s 4R
BIA
oA 7 M HE A A B
s 1

—27 —

NOTES
M 7

3

11

B A HH AR S 3l 4z v K 48 AR

2021 2020
HK$°000 HKS$’000
F &L F i oC
45,276 47,694
16,033 13,448
18,944 19,540
80,253 80,682
(3,738) (4,227)
76,515 76,455
6,614 9,141
(893) (354)
(1,051) (1,467)
(44,694) (52,472)
(81,849) (37,526)
(8,406) -
(18,530) (66,623)
- 57,511
295 (969)
(63,065) (134,309)
(45,685) (6,581)
(55) (456)
18,744 (20,429)
(28,683) (31,578)
(190,743) (209,657)
9,950 3,465
(180,793) (206,192)




Other comprehensive income At 2 i e A (B 32)
(expense)

Items that may be reclassified i % Al §E ¥ o1 18
subsequently to profit or loss: it < IEf H :

Exchange differences arising on A "% # I BB
translation of financial statements of 3 2 [if b0 7= B
foreign operations

Change in fair value of debt &8 E wE A H A2 T
instruments at fair value through i 2 B TR 2Z A
other comprehensive income - {8 5 B

Release on disposal of debt 8 A E EA H A
instruments at fair value through 22 EH TR
other comprehensive income IR i [

Impairment loss on debt instruments at 71 A 8 % 2 4% /A 7 {H &5t
fair value through other VNN T i
comprehensive income included in % T B 3 {H &5 18
profit or loss

Other comprehensive income A4 T H A A T U A
(expense) for the year (B 32)

Total comprehensive expense for AN ) R e AL A A
the year attributable to owners A TH BA S A AR
of the Company

Loss per share i 5 48
— Basic e T
— Diluted —
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NOTE
Mt 7t

10

10

2021 2020

HK$ ’00g HKS ’OOQ

F#E T T
35,374 (31,859)
976 (4,946)

(295) 969

55 456
36,110 (35,380)
(144,683) (241,572)
HK(19.41) HK(70.68)
cents cents

W il Al
HK(19.41) HK(70.68)
cents cents

W il 1l




CONSOLIDATED STATEMENT OF

FINANCIAL POSITION
At 31 March 2021

Non-current assets

Property, plant and equipment

Right-of-use assets

Investment properties

Loans receivable

Financial assets at fair value
through profit or loss

Debt instruments at fair value
through other comprehensive
income

Deferred tax assets

Other receivables

Current assets

Properties held for development
for sale

Trade and other receivables

Loans receivable

Financial assets at fair value
through profit or loss

Debt instruments at fair value
through other comprehensive
income

Bank balances and cash

B B IR DL %

J2021 43 H31H

I E) &
ERN & i)
1 F W
REWE
)ﬁ%ﬁ,ﬂ\

NPEFFABRLGZ
i@ﬁ?
(/N (= AN
T I 4 2 fE B LA
iR JE B IH E
Al R i 3R T

E) =
FEAE & B R o
& 5 R b JE i 3KIR
ﬁ?qﬁﬁ/ﬂ\

WA EFABRLEZ
& & E

(/N [ AN
T I 4 2 fE B LR
WATH B KB &
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NOTES
Mt

11

12

12
11

2021 2020
HK$’000  HK$ 000
F % oC T C
5,643 6,780
5,884 1,013
1,285,074 1,262,573
3,070 8,616
16,137 21,951
29,852 32,528
8,250 -
103,160 66,741
1,457,070 1,400,202
2,754,027 2,441,200
28,162 16,705
127,109 321,353
128,448 62,143
6,261 3,623
112,260 357,767
3,156,267 3,202,791
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2021 2020
NOTE HKS$°000 HKS$’000
M it F 7 oC T oC
Current liabilities N

Trade and other payables B o e HAREAT R IH 13 109,045 104,166
Tax payable 1 £+F i 16 9,169 8,839
Convertible notes RIS &% 1 13,417 45,431
Secured bank borrowings A KA SR AT 15 R 436,348 379,177
Lease liabilities & A E 2,442 1,031
570,421 538,644
Net current assets B & E T E 2,585,846 2,664,147
Total assets less current liabilities & & 48 % I i B & & 4,042,916 4,064,349

Non-current liabilities FERE A E
Deferred tax liabilities % SE Bl IH B & 34,812 27,647
Convertible note ] i R R 44,747 42,270
Secured bank borrowings AIMEATIEE 1,078,585 1,052,563
Lease liabilities & #1E 3,479 -
1,161,623 1,122,480
2,881,293 2,941,869

Capital and reserves A S fik
Share capital i A< 186,291 186,291
Reserves fit 5 2,695,002 2,755,578
2,881,293 2,941,869




NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS
For the year ended 31 March 2021

1. GENERAL
Statement of compliance

The consolidated financial statements have been
prepared in accordance with Hong Kong Financial
Reporting Standards (“HKFRSs”) issued by the Hong
Kong Institute of Certified Public Accountants (the
“HKICPA”). In addition, the consolidated financial
statements include applicable disclosures required by
the Rules Governing the Listing of Securities on The
Stock Exchange of Hong Kong Limited and by the
Hong Kong Companies Ordinance.

Basis of preparation

The consolidated financial statements have
been prepared on the historical cost basis except
for investment properties and certain financial
instruments, which are measured at fair values, at the
end of the reporting period.

2. APPLICATION OF AMENDMENTS TO HONG
KONG FINANCIAL REPORTING STANDARDS
(“HKFRSs”)

Amendments to HKFRSs that are mandatorily
effective for the current year

In the current year, the Group has applied the
Amendments to References to the Conceptual
Framework in HKFRS Standards and the following
amendments to HKFRSs issued by HKICPA for the
first time, which are mandatorily effective for the
annual period beginning on or after 1 April 2020
for the preparation of the consolidated financial
statements:

Amendments to HKAS 1 Definition of Material
and HKAS 8

Amendments to HKFRS 3 Definition of a Business

Amendments to HKFRS 9, Interest Rate Benchmark Reform
HKAS 39 and HKFRS 7
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Except as described below, the application of the
Amendments to References to the Conceptual
Framework in HKFRS Standards and the amendments
to HKFRSs in the current year had no material impact
on the Group’s financial positions and performance for
the current and prior years and/or on the disclosures
set out in these consolidated financial statements.

Impacts on application of Amendments to HKFRS
3 “Definition of a Business”

The Group has applied the amendments for the first
time in the current year. The amendments clarify that
while businesses usually have outputs, outputs are not
required for an integrated set of activities and assets
to qualify as a business. To be considered a business,
an acquired set of activities and assets must include,
at a minimum, an input and a substantive process that
together significantly contribute to the ability to create
outputs.

The amendments remove the assessment of whether
market participants are capable of replacing any
missing inputs or processes and continuing to produce
outputs. The amendments also introduce additional
guidance that helps to determine whether a substantive
process has been acquired.

In addition, the amendments introduce an optional
concentration test that permits a simplified assessment
of whether an acquired set of activities and assets
is not a business. Under the optional concentration
test, the acquired set of activities and assets is not
a business if substantially all of the fair value of
the gross assets acquired is concentrated in a single
identifiable asset or group of similar assets. The
gross assets under assessment exclude cash and cash
equivalents, deferred tax assets, and goodwill resulting
from the effects of deferred tax liabilities. The election
on whether to apply the optional concentration test is
available on transaction-by-transaction basis.

The Group has elected to apply the optional
concentration test on the acquisitions of Nice Able
Holdings Limited, Success Mark Investments
Limited, Upway International Group Limited and Top
Lead Investment Limited and concluded that such
acquisitions do not constitute businesses.

New and amendments to HKFRSs in issue but not
yet effective

The Group has not early applied the new and

amendments to HKFRSs that have been issued but are
not yet effective.
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REVENUE 3. BEM
Revenue represents the aggregate of rental income and BEBEFEFANRABHY XM
management fee income from property leasing and C VN EE- § NS WE =
interest income from loan financing during the year. MEZFEBWRABRE KEHZ
An analysis of the Group’s revenue is as follows: BN
2021 2020
HK$’°000 HK$°000
T # 7t T # o
Rental income 4l A 45,276 47,694
Management fee income BHBE A 16,033 13,448
Interest income from loan financing KEERMEZ
B A 18,944 19,540
80,253 80,682
Rental income and interest income from loan 4l A K2k B 8 KR E 2 R R
financing fall outside the scope of HKFRS 15 and the W AR FF B R B s RS R e A
revenue from contracts with customers for the year WIssE 2 AN MR BHEEF
ended 31 March 2021 amounted to HK$16,033,000 BRI A A B £ 202143 A 31 H
(2020: HK$13,448,000). JJ: 4E B 16,033,000 #E T (2020 4F ¢
13,448,000 # JT) ©
Management fee income is recognised over time (i.e. O Y A BE R E D R BS ) e
the service period). The Group receives monthly ‘7’ o MR A B A B ET 2 A A
management service payments from customers one $ LB — M HREF E
month in advance under the contracts in the PRC. H 8 Bk B o A £ R 4R IR
The Group elected to apply the practical expedient by OB B8 HEE 2 5 DR A 4R
recognising revenue in the amount to which the Group M AMRMASEENEENIA L
has right to invoice. As permitted under HKFRS 15, e o MR R R R B R S MR RS 1S
the transaction price allocated to these unsatisfied SRR E - A PR o I A iE L
contracts is not disclosed. xR AR B 2E G (B A o
This is consistent with the revenue information moE NSRBI E ¥
disclosed for each reportable segment. HER R W
SEGMENT INFORMATION 4. HHEH
Information reported to the Group’s chief executive k&R o B Moy B R BLREAS T E
officer, being the chief operating decision maker EWGEAEH  FEKERKE
(“CODM?”), for the purposes of resource allocation ([FERKELRE] G FATEA
and assessment of segment performance focuses Bz &R T3 R B A AT R
on types of goods delivered or services provided. Ik B 4 it 2 BT o IR B A AR 2
This is also the basis of organisation, whereby the LR S G PHRE %E E DL O AR A AR AR
management has chosen to organise the Group around £ 1 E S KRB 2 A e
differences in products and services.
The Group’s operating and reportable segments under 4R A s BB i M R SR 8 0 [ 4K
HKFRS 8 “Operating Segments” are: (a) property BB AEE &g k2w
investment, (b) property development, (c) investment BG QWERE - 0)WEERE-

in securities and (d) loan financing.

)i HFHE RMBERME -
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Segment revenue and results

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

For the year ended 31 March 2021

g kg X WES
R R 2w B AL E 2

Segment revenue
External

Segment profit (loss)

Other losses

Other expenses

Finance costs

Net loss on modification of terms of
convertible note

Loss on early redemption of
convertible note

Other income

Unallocated corporate expenses

Loss before taxation

BEBMMKERBWDT
# £ 202143431 H IF F
Property Property  Investment Loan
investment development in securities  financing Consolidated
MERE WEBERE BHLE  BXEE B
HK$000  HK$’000  HK$'000  HK$000  HK$000
it Fit Tt Tt Fit
(note) (note)
(i #) (Hfit)

A5k 61,309 - - 18,944 80,253
7 BUR A (5 23,867 (72,694) 18,814 (35799)  (65,812)
H A s 48 (893)
oAt B X (1,051)
LB A (28,683)

[k EL 1 T v
R (81,849)

A IR Y P
kR (8,406)
HA g A 6,614
0 B n ) B S (10,663)
W B4 i s 4R (190,743)
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For the year ended 31 March 2020

# £ 202043 H 31 H Ik 4 &

Property Property  Investment Loan
investment development in securities financing Consolidated
NERE NERR FHRE HIARY A
HK$'000  HKS$'000  HKS'000  HKS'000  HKS$'000
T#T T & Ti#T T#T Ti#T
(note) (note)
(i) (Htit)
Segment revenue R R H
External Ah AR 61,142 - - 19,540 80,682
Segment profit (loss) ot B A (6 48 26,332 (143,564) (22,450) 6,060 (133,622)
Other losses Hoit s (354)
Other expenses oAt B (1,467)
Finance costs R (31,578)
Net loss on modification of terms of 5 £ A #t i 5 48 15 3k Z
convertible note EHEH (37,526)
Other income HAl g A 9,141
Unallocated corporate expenses B W B X (14,251)
Loss before taxation W i s R (209,657)
Note: Rental income generated from properties held Mrat: B fE S BEERY EEE
for development for sale was included in the Z e AT aTEEY ¥
property investment segment. B&ESBNA -
Segment profit (loss) represents the result of each gy B i A (G 48) T3 #5 i 2 4
segment without allocation of other losses, net loss HP W OA S i H A s 4R B AT
on modification of terms of convertible notes, loss on MR EERAZ EE TR R
early redemption of convertible note, other expenses, fE [m] m f i SRR 2 s 1E - H A B
finance costs, other income and unallocated corporate 3 ECE BA - H Al A K I g
expenses. There are asymmetrical allocations to Be 22 w] BA SC o K& B o B AF AE A
operating segments because the Group allocates all ES T RN I v - T N S L
fair value changes of financial assets at FVTPL to A AFHEFG ARG (& AFHE
segment of investment in securities without allocating AFABEED s EE A E
the certain financial instruments to those segment BEZ RS HRE B Ik
assets. This is the measure to the Group’s CODM for HTam LTEEZETHEE-
the purposes of resource allocation and performance DT i o= [ N Y (e S (- P
assessment. A (< 8 W B
2% o
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Segment assets and liabilities

The following is an analysis of the Group’s assets and
liabilities by operating and reportable segment:

Segment assets
Property investment
Property development
Investment in securities
Loan financing

Total segment assets
Unallocated financial assets at FVTPL

Right-of-use assets
Bank balances and cash
Others

Consolidated assets

Segment liabilities
Property investment
Property development
Investment in securities
Loan financing

Total segment liabilities
Secured bank borrowings
Convertible notes

Lease liabilities
Unallocated

Consolidated liabilities

EEP
ZIERED

h={{1
T,

Y N I SR

\
J

I
S i

)
/

3
iy
T

CEIELE

ML A 1
M 7 i

Pl
SO &

A A

For the purposes of monitoring segment performances

and allocating resources between segments:

. all assets are allocated to operating and
reportable segments other than unallocated
financial assets at FVTPL, right-of-use assets,
bank balances and cash and other assets.
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oE B
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JME

HEE kAR
WEERERTE N AERZ
EELAMBWMT
2021 2020
HKS$°000 HKS$000
T # oC T T
1,288,136 1,267,969
2,881,099 2,511,772
148,733 113,819
131,000 331,046
4,448,968 4,224,606
it A
E 32,852 13,487
5,884 1,013
112,260 357,767
13,373 6,120
4,613,337 4,602,993
53,421 61,214
32,171 29,755
97 120
10,400 10,690
96,089 101,779
1,514,933 1,431,740
58,164 87,701
5,921 1,031
56,937 38,873
1,732,044 1,661,124

M BIRBEE R E &
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. all liabilities are allocated to operating and . 5 MK AR AT B AT R
reportable segments other than secured bank SHEAESS HEAEK
borrowings, liability portion of convertible Hi&EH A AKD »
notes, lease liabilities and other liabilities. it 2 484 M B o 8 o

Other segment information H fth 4y K& B

For the year ended 31 March 2021 # £ 202143/ 31 H IE 4F &

Amounts included in the measure of segment profit or CHIEFASPBHERS T BHE

loss or segment assets: FEZ R

Property Property  Investment Loan
investment  development  in securities financing  Unallocated Total
WEBRE  WEER  EFRE  HAWE o nH
HKS$'000 HKS$'000 HKS$'000 HKS$'000 HK$'000 HKS$'000
T T#x R T#n T#x R
Capital additions EAGE 4,881 - - - 287 5,168
Depreciation of property, plant 13+ B 5 & 5 f
and equipment hE 109 30 - - 925 1,404
Loss on changes in fair value of £ & #1352 A -
investment properties EYEH 18,530 - - - - 18,530
Write-down on properties held £ fF i & % B 4 %
for development for sale, net 2 (L » F1 BB B
of reversal - 63,065 - - - 63,065
[mpairment loss on loans B BB
receivable, net BFHE - - - 45,085 - 45,685
[mpairment loss on debt YR N
instruments at FVTOCI 2 2 B
TAZWEEHR - - 55 - - 55
Net gain on changes in fair value 1% /A ¥ 3 A # &
of financial assets at FVIPL 2 &M EE 2
NFEE B
i - - 18,744 - - 18,744
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For the year ended 31 March 2020

Amounts included in the measure of segment profit or

loss or segment assets:

Capital additions BEARE
Depreciation of property, plant 13+ B 5 & 5 f
and equipment ZHE
Gain on disposal of subsidiaries ~t} & ff 1§ /2
Wi
Loss on changes in fair value of & E# 3 2 A T H
investment properties EHEH
Write-down on properties held £ fF if; # % 4 %
for development for sale ZW M
Impairment loss on loans JE B K 2 W
receivable, net BoBE
[mpairment loss on debt He A7 A KA
instruments at FVTOCI 2HW A 2
HKIAZ
HEER

Net loss on changes in fair value 2 ¥ (i A # 4
of financial assets at FVIPL 2 2B EE 2 /L:\
T2 ERER

Property Property
investment  development
WRLE  WERE

HKS$'000 HKS$°000
Ti#7 Ti#T
3,524 966
106 356
57511 -
66,623 -

- 134,309

# £ 202043 H 31H Ik 4 &

CEFEFgHEP BRI HE
R

Investment
in securities
wHE
HKS$'000
T

456

Loan
financing
HHHE
HKS$000
Tt

6,581

Unallocated
®AE
HKS$000
Fitr

3,692

827

Total
4
HKS$°000
T
8,182
1,289
57511
66,023
134,309

6,581

456
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Geographical information

The Group’s operations are located in Hong Kong
(place of domicile), the PRC and Singapore.

The Group’s revenue from external customers
based on location of its customers for segments and
information about its non-current assets (excluding
deferred tax assets and financial instruments) by
geographical location of the assets are detailed below:

Hh 35 & R

A 58 B 2 L R A s (B 7E )
I e T T 3 e

AR B ONRE T 2 KL
How 5 P A s oy 8 K% A% K E Z BT
7 3 B oy 2 JF i B B O B4R
A T VR K 4 TR VR
T

Revenue from
external customers Non-current assets

KANKEFZ I i By & A

EE X

2021 2020 2021 2020
HK$°000 HK$'000 HK$°000 HK$ 000
T#x T#ox TF#x T

Hong Kong (place of s (I 16 )
domicile) 53,615 59,485 890,009 851,381
PRC h 23,942 18,458 359,285 337,677
Singapore o 2,696 2,739 150,467 148,049
80,253 80,682 1,399,761 1,337,107
OTHER INCOME 5. HfblA
2021 2020
HK$’°000 HK$’000
T # T T
Bank and other interest income SRAT M HoAt R Bl A 3,317 6,973
Dividend income from listed KEHEWHREZ KSR A
investments 1,569 1,741
Government grant B R A Bl 1,277 -
Others H Aty 451 427
6,614 9,141

During the current year, the Group recognised
government grants of HK$1,277,000 in respect of
Covid-19-related subsidies, which are related to
Employment Support Scheme provided by the Hong
Kong Government.

—39 -

AAREE REFEREBBITFAE
#2019 % Ak 5 B e 42 1 19 O] w2
SC IR wE & A BE A B B ER T 1,277,000
W JC 1 BUR A B o



FINANCE COSTS

Interest on bank borrowings

Interest on lease liabilities

Effective interest expense on
convertible notes

Less: Amount capitalised in the cost of
qualifying assets

TAXATION

The tax (credit) charge comprises:
Current tax:

Hong Kong
Other jurisdiction

Under(over)provision in prior years:

Hong Kong
Other jurisdiction

Deferred tax

6. R E WA
2021 2020
HK$°000 HK$’000
F T # T
RATE &AM B 33,453 42,396
HE & EMNE 95 83
CIECY %
FIE B 52 18,393 16,741
51,941 59,220
W hEEREREZ
WA E AR 2 4 FE (23,258) (27,642)
28,683 31,578
7. BiIHE
2021 2020
HK$°000 HK$’000
T # T T
BiJE (5FA) B 2 L 45 -
BAT LA -
T (78) 138
HAth 7] 3% 2,485 1,615
2,407 1,753
Y AR B OR R R RH)
4
e 1 -
H At =] 7% (257) 470
(256) 470
i SiE Bl IH (12,101) (5,688)
(9,950) (3,465)

Hong Kong Profits Tax is calculated at 16.5% of the

estimated assessable profit for both years.
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Under the Law of the PRC on Enterprise Income Tax MR b NI A A e A ZE T
(the “EIT Law”) and Implementation Regulation of BEE(AERGEBE]D kA FE
the EIT Law, the tax rate of the PRC subsidiaries is Bt 15 B v5 2 B i ) o R AR E
25% for both years. i B 2 B R A F 2 B S5 25% o

Taxation arising in other jurisdiction is calculated at
the rates prevailing in the relevant jurisdiction.

HoAtr =) 3 51 M 2 Bl IH T 4% A1 B

B2 BATB RF R -

LOSS FOR THE YEAR 8. AHJEIE R
2021 2020
HKS$’000 HK$°000
T # T T
Loss for the year has been arrived at after 4~ 4F £ Ji5 H £ 40 B -
charging:
Directors’ emoluments N 4,944 5,386
Other staff costs, including retirement HAth gk T % M - w458
benefits costs PR A A Rk A 19,243 17,950
Total staff costs (including directors’ N
emoluments) (645 3 3 &) 24,187 23,336
Depreciation of property, plant and ERN AN & L e
equipment g 1,404 1,289
Depreciation of right-of-use assets ARG E I8 2,470 2,431
Loss on write-off of property, IR/ & ]
plant and equipment Z k1R 44 306
Net exchange loss ME 58, 5 48 1% 4 893 354
DIVIDENDS 9 it B
No dividends were paid or proposed for the years B E 202 20204FE3 H 31 H Ik 4F
ended 31 March 2021 and 2020, nor has any dividend ERA XM @EERE 3HE
been proposed since the end of the reporting periods. R A 2 o AT AT S
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10.

BASIC AND DILUTED LOSS PER SHARE 10, B B A AR K O 18) 8 A

The calculation of the basic and diluted loss per share /NNl R a5 zjg 1
attributable to owners of the Company is based on the W 18 )T AR iﬁﬁ PLN & R EE

following data:

2021 2020
HK$’000  HKS$ 000
T # T T 5 C

Loss &5 18
Loss for the purpose of basic and diluted ¥ & & 5 A< K 4 ¥ 5 48
loss per share M5 Z k8 (180,793) (206,192)
2021 2020
000 000
7 7
Number of shares % 4y ¥ H
Weighted average number of ordinary a8 NYNE DY T
shares for the purpose of basic and M & Z fnHE - 15 3% 78
diluted loss per share Ji& i 1 B H 931,458 291,744
The computation of diluted loss per share for the year FPE B E 20214331 HIEFEW
ended 31 March 2021 does not assume the exercise of (ERi'g: $1 @5 HWEE IR A R
the conversion of all convertible notes issued as their B A B 8 47 AT R B 224 0 e Tﬁ% ¥
assumed exercise would result in a decrease in loss AT M IR B H R R AT B K R R
per share. g % s 18 8D o
The computation of diluted loss per share for the year A A 220203 31 H IE4F R
ended 31 March 2020 does not assume the exercise i 4 v e BN I A R R AT B L
of the Company’s outstanding share options and the AN T AR AT 2 B R RE 2 BT
conversion of all convertible notes issued as their BB AT 2 Af 4 B 2 i N HOR kAT
assumed exercise would result in a decrease in loss 5 & Wk > I s 1 o
per share.
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11.

LOANS RECEIVABLE

Fixed-rate loans receivable & BRI E
Less: Impairment allowance Tk (R B

Analysed as: P
Current portion )
Non-current portion

Secured A K
Unsecured 40 415 1

No aged analysis is disclosed, as in the opinion of the
directors of the Company, the aged analysis does not
give additional value in view of the nature of business
of loan financing.

At 31 March 2021, the range of interest rate on the
Group’s loans receivable is 4% to 8% (2020: 4% to
14%) per annum.

Before granting loans to outsiders, the Group assesses
the potential borrower’s credit quality and defines
credit limits granted to each borrower. The credit
limits attributed to the borrowers are reviewed by the
management regularly.
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JE Wi 8

2021 2020
HK$’000  HKS$ 000
T # T # T

191,637 345,742
(61,458) (15,773)

130,179 329,969

127,109 321,353

3,070 8,616

130,179 329,969

71,385 112,466

58,794 217,503

130,179 329,969
SN R N
EBEE M > RE i WA

20213 H31H > A 4 B 2 ik
AR FEF KA F4% £ 8% (2020
4% B 14%) ©

TE % B BKCF A AR K A > A S
FEAG T AE S RN 2 M5 B H R
ERTREMERAZFER - F
P E 52 WA A A AN 2 A5 R e



12.

Impairment assessment

The management closely monitors the credit quality
of loans receivable amounting to HK$130,179,000 at
31 March 2021 (2020: HK$329,969,000). During the
year ended 31 March 2021, impairment loss of loans
receivable of HK$45,685,000 (2020: HK$6,581,000)
was recognised in profit or loss. At 31 March
2021, allowance for loans receivable amounted to filg 58
HK$61,458,000 (2020: HK$15,773,000). There are no
loans receivable which are past due at the end of the

reporting period.

TRADE AND OTHER RECEIVABLES

Trade receivables from contracts with

Tk AR wF Al

B R E B PR 20213 H31 H
2 JE i & 130,179,000 #: I (2020
4 1 329,969,000% TC) Z [ BB &K -
HE2021FE3H31H 14> Ik
B R 2 W (E K 1H 45,685,000 # JC
(2020 % : 6,581,000 # JT) 2 it 18 4

=

A202143 A 31 H » fE I &

;o B 561,458,000 48 JT (2020
415,773,000 JC ) o B R H O

AR oif M C a0 s K

12 ® 5 F 3 i B Wk IR

KAGHETZH Y E

customers Wk IE
Lease receivables JRE Wi FH 8 3K A
Prepayments TH AT R IA
Interest receivable s )R
Refundable stamp duty (note) JE AR BN AE Bl (BT 5E)
Deposit paid for acquisition of property Wi £ 2 O A ik &
Other receivables and deposit At R iR T B R
Analysed as: Pai I
Current portion it B i
Non-current portion IF Ui B &8 4
Note: In accordance with the provisions of the Hong M &F

Kong Stamp Duty Ordinance, the Group
will apply for refund of the stamp duty paid
when the property redevelopment project
commences. At 31 March 2021 and 2020,
the amount is included in the Group’s non-
current assets in the 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.
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2021 2020
HK$°000 HKS$°000
F # oC T # C
302 364
2,319 2,447
2,585 4,559
767 1,739
103,160 66,741
10,000 -
12,189 7,596
131,322 83,446
28,162 16,705
103,160 66,741
131,322 83,446

FoAR PR A s BN AE B B 2 IR

HoEmEEEHEAMG
IRy > A 45 @ B AE AR ) B S AL
Ep7E B o 82021 4F 2020 4F
3H31H > H A G ]
H 1218 A % A4 & dic 2 B
TERIBH WZeEaRFe
AEEGEEMHBH RN EZ

U B E A e



13.

The Group did not grant any credit period to its
tenants in property investment segment. The aged
analysis of trade receivables and lease receivables,
based on the invoice date, at the end of the reporting

period is as follows:

0 — 60 days
61 — 90 days
91 — 120 days

No credit loss allowance has been recognised on the
trade and other receivables as the directors of the
Company consider that the amount is immaterial.

TRADE AND OTHER PAYABLES

Trade payables (note (a)):
0 — 60 days
Over 90 days

Retention payable (note (b))

Rental deposits received and rental

received in advance

Guarantee money received (note (c))

Accruals
Other taxes payable

AL RA K TRYETED
P BRI - IR HEE A
H oy ME WSOk JH L R Wi AR R A TE R

Deposit received from Easyknit International 2K H 7k % B [ 4E B A7 B2

Holdings Limited (“Easyknit

International) (note (d))
Other payables

WEW R ZIRE T
2021 2020
HKS$°000 HKS$000
T # T # oC
0-60 H 2,300 2,354
61-90 H 186 293
91-120 H 135 164
2,621 2.811
BN A N A E SRR A AR EMA
JEFE > N 5 M H A E Ui X
e sB A5 B s B 3 -
13. ® 5 K& H i B £+ 5k |
2021 2020
HKS$°000 HKS$’000
T # oC T # oC
& 5 BEAT K TE (M it (a)) -
0-60 H 6,455 463
o0 H 105 -
6,560 463
FE AT R AE 4 (B 7 (b)) 9,163 8,963
B 4 %4 &
TE i H 4 28,482 31,691
B Wk R R 4 B (M A () 10,000 10,000
THREH 33,008 42,977
H At HE A5 B IH 5,898 6,836
AR FEREB] 2
2 U % 4 (M 7 d)) 10,000 -
HAth JE £ A 5,934 3,236
109,045 104,166
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Notes:

(a)

(b)

(c)

(d)

The aged analysis of trade payables is
determined based on the invoice date, at the
end of the reporting period. The average credit
period on purchases of goods is 30 days.

Retention payable is withheld from
subcontractors and will be released by the
Group 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.

The deposit received from Easyknit International
represents the deposit received for disposal
of equity interests in certain subsidiaries
holding properties held for development for
sale pursuant to a sale and purchase agreement
dated 5 November 2020. The agreement has
been terminated subsequent to the end of the
reporting period.
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