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HIGHLIGHTS FOR THE GROUP RESULTS

· Group turnover was 6% lower at HK$4,235 million (2005: HK$4,521 million).  Lower revenue recognized from the sale of properties was partly offset by property agency income newly consolidated during the year.
· Group profit rose by 24% to HK$10,316 million (2005: HK$8,337 million).

· Excluding the net revaluation surplus and property write-back, Group profit rose by 28% to HK$3,203 million (2005: HK$2,498 million).
· Earnings per share rose to HK$5.08 (2005: HK$4.10).
· Final dividend of 10.0 cents per share (2005: 8.5 cents per share), making full year dividend of 12.5 cents per share (2005: 11.0 cents per share).
· In accordance with the new Hong Kong Financial Reporting Standards, investment properties of the Group and its associates were revalued and gave rise to an attributable profit after deferred tax of HK$7,003 million (2005: HK$4,834 million).
· Attributable property write-back was HK$110 million in 2006, mainly for Ardmore View in Singapore (2005: HK$1,005 million, mainly for Bellagio).
· Borrowing costs increased to HK$218 million (2005: HK$90 million) and effective borrowing costs rose to 3.4% p.a. (2005: 1.4% p.a.). 

· Net debt was HK$2,688 million (2005: HK$4,520 million).  Net debt to shareholders' equity and total equity improved to 6.6% and 5.7% respectively  (2005: 14.4% and 12.3% respectively).
· Consolidated net asset value increased to HK$20.17 per share (2005: HK$15.47 per share).
GROUP RESULTS

The audited Group profit attributable to Shareholders for the year ended 31 March 2006 amounted to HK$10,316.1 million, an increase of 23.7% compared to HK$8,337.4 million for the previous year.  Earnings per share were HK$5.08.

Included in the results for the year under review were a net attributable surplus on increase in fair value of investment properties and write-back of property provisions. By excluding these two items in both years, the Group's profit would only be HK$3,202.8 million for the year ended 31 March 2006, an increase of HK$704.8 million as compared to the previous year.

Dividends

An interim dividend in respect of the year ended 31 March 2006 of 2.5 cents (2005 : 2.5 cents) per share was paid on 9 January 2006, absorbing a total amount of HK$50.8 million (2005 : HK$50.8 million).  The Directors have recommended for adoption at the Annual General Meeting to be held on 25 August 2006 the payment on 1 September 2006 to Shareholders registered on 25 August 2006 of a final dividend in respect of the year ended 31 March 2006 of 10.0 cents (2005: 8.5 cents) per share, absorbing a total amount of HK$203.2 million (2005: HK$172.7 million).
MANAGEMENT DISCUSSION AND ANALYSIS

INVESTMENTS REVIEW
Property
Bellagio (effectively 74%-owned)

Bellagio, in Sham Tseng on the western shore of the New Territories overlooking the Tsing Ma Bridge, is a joint-venture development equally owned by Wheelock, Wheelock Properties and Wharf.  Virtually all of the 1,704 units in Towers 6, 7, 8 and 9 have been sold.

Towers 1, 2, 3 and 5 with a total of 1,641 units were completed in early 2006.  Cumulative sales have reached 1,048 units (or 61%) by the end of March 2006.

Sorrento (effectively 66%-owned)

Sorrento is a joint-venture project with MTRC above the Kowloon Station, owned by a consortium comprising Wheelock (20%), Wheelock Properties (40%), Wharf (20%) and Harbour Centre Development (20%).  Virtually all of the 854 units in Phase II have been sold by March 2006.

Lane Crawford House

The office tower was 92% leased at satisfactory rental rates.  The majority of the retail podium has been committed to a large and reputable international retailer on favourable terms and that lease is expected to commence in November.
Wheelock Properties Limited (74%-owned listed subsidiary)
Profit for WPL rose by 21% to HK$2,234 million for the year ended 31 March 2006 (2005: HK$1,842 million).  Excluding the unrealized surplus from the revaluation of investment properties and property write-back, profit rose by 12% to HK$1,017 million (2005: HK$912 million).  

WPL effectively owns 40% and 33.33% of Sorrento and Bellagio respectively.

Parc Palais, a one million square feet GFA residential development in Homantin, is owned by a five-member consortium comprising WPL (20%), New World Development (30%), Sino Land (30%), Chinese Estates (10%) and Manhatten Garments (10%).  92% of the 700 units (652 units) have been sold by March 2006.

Wheelock House and Fitfort were 94% and 90% leased respectively at satisfactory rental rates.

During the year, the Group received a cash dividend of HK$123 million (2005: HK$108 million) from WPL.

Wheelock Properties (Singapore) Limited (76%-owned listed subsidiary of WPL)

Profit for WPSL declined by 7.3% to S$183.7 million (HK$859 million) for the financial year under review (2005: S$198.1 million or HK$925 million) as a result of lower contribution from development properties.  

In March 2006, WPSL acquired a 21% equity interest in the Singapore listed hotelier and investment company Hotel Properties Limited at a consideration of S$171.4 million (HK$823 million).  

Development Properties

The remaining 11 units of Grange Residences, a 164-unit residential condominium development, were sold during the year.  92 units were sold in 2005.

Pre-sales of the residential condominium developments The Sea View (546 units) and The Cosmopolitan (228 units) have reached 82% and 69% respectively by March 2006.

WPSL acquired in March 2006 The Habitat II for S$103.9 million (HK$499 million), which will be amalgamated with the adjoining Ardmore View site and redeveloped into a prime residential condominium development for sale, to be known as Ardmore II.  Planning of the sales gallery and show flat is underway, with targeted completion by September 2006.

Demolition of Orchard View (formerly known as Angullia View) was completed and development is underway.

The Scotts Shopping Centre and the Ascott Serviced Apartment were 97% and 87% leased respectively during the year at satisfactory rental rates.  The property will be demolished and redeveloped into a residential and commercial complex in the first half of 2007.

Investment Properties

Wheelock Place, a commercial development in Singapore, and Oakwood Residence Azabujuban, a serviced apartment development in Tokyo, were 95% and 93% leased respectively at satisfactory rental rates.

Property Agency

Hamptons, the UK-based estate agency, became a wholly-owned subsidiary of WPSL in April 2005.  Hamptons, whose principal activities include residential agency, lettings and management, investment and development sales, generated revenue of £58.8 million or HK$800 million during the year (2005: £55.8 million or HK$756 million) and profit of £3.2 million or HK$43 million (2005: £4.0 million or HK$54 million).

The Wharf (Holdings) Limited (a 48%-owned listed associate)
Wharf reported a profit attributable to its shareholders of HK$13,888 million for its financial year ended 31 December 2005 (2004: HK$12,677 million).  Excluding the unrealized surplus from the revaluation of investment properties, profit rose by 20% to HK$4,499 million (2004: HK$3,740 million).  

Harbour City 

Harbour City, the core investment property asset of Wharf, turned over HK$3,332 million during 2005, an increase of 9% over 2004.  

Improved local sentiment and rising tourist arrivals improved retail rental by 8% to HK$1,287 million.  Average retail occupancy was maintained at 99% throughout 2005 with favourable rental growth.  Driven by the on-going trade-mix enhancement and powerful marketing and promotions, tenants at Harbour City reported a 17% increase in average sales per square foot during the year and a record high in December to exceed HK$1,200.  

The office sector reported turnover growth of 6% to HK$1,002 million, underpinned by strong rental reversion.  Average office occupancy climbed steadily to 97% in 2005.  Office rentals improved considerably on the back of an upbeat business environment and a shortage of new supply in Grade A offices.  

Turnover for the serviced apartments sector registered an increase of 14% to HK$220 million with higher occupancy and considerable rental growth.  The three hotels at Harbour City performed well during the year, with consolidated occupancy of 89% and a healthy 20% growth in average room rate.

Times Square

Times Square, another core asset of Wharf, turned over HK$886 million in 2005 for an increase of 6% over 2004.  

Aided by robust retail spending and encouraging visitor arrivals, the retail sector recorded a revenue growth of 5% to reach HK$630 million.  Average retail occupancy was maintained at 99% with substantial rental growth recorded for all new leases and renewals.  

The office sector registered turnover growth of 8% to HK$256 million, resulting from significant improvement in reversionary rentals and higher occupancy.  Occupancy grew to 96% at the end of 2005.  

Modern Terminals (68%-owned by Wharf)

Revenue and operating profit of Modern Terminals increased by 6% and 5% respectively during 2005, boosted by significant throughput growth.

Throughput grew by 16% to 5.04 million TEUs, driven by feeder, trans-shipment and intra-Asia volume.  At the end of 2005, Modern Terminals' market share in Kwai Chung improved to 35.3% from 32.5% in 2004.  Upgrading of facilities at CT1, 2 and 5 during the year continued to enhance operational efficiency and handling capacity.  

In China, Chiwan Container Terminals and Shekou Container Terminals handled 2.8 million TEUs and 2.2 million TEUs respectively during 2005.  Phase I of Taicang (51%-owned by MTL) handled 251,000 TEUs in 2005.  Phase II of Taicang (70%-owned by MTL) will commence operation in the second half of 2006.  Phase I of Dachan Bay in Shenzhen West (65%-owned by MTL) will commence operation by the end of 2007.

i-CABLE (73%-owned listed subsidiary of Wharf)

Turnover rose by 3% to HK$2,441 million and operating profit declined by 5% to HK$282 million.  

Revenue from the Pay TV segment was virtually unchanged at HK$1,884 million for the year under review, in the face of keener competition in the marketplace.  Operating profit fell by 28% to HK$337 million.  CABLE TV reported a year-on-year subscription growth of 5% to 738,000 at the end of 2005 despite aggressive competition.  Content differentiation, particularly fresh and local production, has been the key to success in the Pay TV sector.  

Internet & Multimedia segment achieved solid performance with turnover rose by 16% to HK$558 million during 2005.  Operating profit improved by a remarkable HK$122 million to HK$78 million.  Broadband subscriber base grew by 10% to 320,000 at the end of 2005.  To benefit from the triple-play bundling, closer co-operation was developed with fellow subsidiary Wharf T&T in both marketing and operation of voice lines provided over i-CABLE's network infrastructure, installed base more than quadrupled in 2005 to 120,000 versus 29,000 as at the end of 2004.

Wharf T&T

Wharf T&T group, including COL and EC Telecom, increased its total revenue by 2% to HK$1,478 million during 2005, with operating profit grew by 89% to HK$104 million.  Free cashflow rose by 511% to HK$94 million.  

The fixed line installed base grew by 48,000 or 10% to reach 523,000, representing an overall market share of 13%.  Total outgoing IDD volume grew by 11% in 2005 to 558 million minutes.  In the residential sector, the fixed line business was transferred to i-CABLE Telecom Limited, with a view to facilitating the bundling of voice with broadband service.  In the business sector, COL was made a wholly-owned subsidiary of Wharf T&T, enabling the companies to be positioned as an integrated IT and Telecom solution and services provider.

For the financial year under review, total cash dividends received by the Group from Wharf amounted to HK$880 million (2005: HK$743 million).
FINANCIAL REVIEW
(I)
Results Review 

In preparing the financial statements for the year ended 31 March 2006, the Group has adopted the new and revised Hong Kong Financial Reporting Standards ("HKFRSs"), including all Hong Kong Accounting Standards ("HKASs") and relevant Interpretations, which took effect on 1 January, 2005.  Applicable prior year adjustments have also been made to 2004/05's financial statements.  The resulting effects of the changes in accounting treatment and presentation are detailed in note 1 to the financial statements.

Profit attributable to shareholders

The Group reported a profit attributable to Shareholders of HK$10,316.1 million for the year ended 31 March 2006, representing an increase of HK$1,978.7 million or 23.7% from the HK$8,337.4 million for the previous year.  Earnings per share were HK$5.08 (2005: HK$4.10).

In accordance with the new HKFRSs, the Group and its associates revalued their investment properties as at 31 March 2006 and 31 December 2005, respectively. This accounted for a total attributable surplus of HK$7,003.6 million (2005: HK$4,834.6 million) in the profit and loss account.  This total attributable surplus included the Group's revaluation surplus of HK$3,428.9 million (2005: HK$885.8 million) less related deferred tax and minority interests of HK$944.6 million (2005: HK$352.5 million) and the net surplus of HK$4,519.3 million (2005: HK$4,301.3 million) attributable to associates, including principally the Wharf group.

Included in 2005/06's results was a property write-back of HK$192.6 million (HK$109.7 million attributable to the Group) mainly in respect of the Ardmore View development in Singapore, whereas the write-back in the preceding year was HK$1,352.1 million (HK$1,004.8 million attributable to the Group), mainly for the Bellagio project. 

Excluding the above net revaluation surplus and write-back for properties, the Group's net profit attributable to Shareholders was HK$3,202.8 million (2005: HK$2,498.0 million), for an increase of HK$704.8 million or 28.2%.  This increase was largely attributable to the profits realised from disposal of certain long-term investments and investment properties in the respective amounts of HK$261.9 million and HK$98.2 million, and an increase in profit contribution from Wharf.  This year also saw a higher development profit realised from the sale of Bellagio units.  The favourable results were partially offset by lower development profit from the sale of Grange Residences units in Singapore.

Group turnover

The Group's turnover for the year decreased by HK$285.6 million or 6.3% to HK$4,235.4 million (2005: HK$4,521.0 million).  The decrease was mainly attributable to a decrease in revenue from the Property Development segment, partly offset by Hamptons' property agency income which was newly consolidated in the Group’s turnover in the year under review.

The Property Development segment recorded total revenue of HK$2,688.8 million, down by HK$1,211.6 million or 31.1%. The decrease was mainly attributable to fewer Grange Residences units sold in Singapore, whereas property sales recorded in Hong Kong were not significantly different from 2004/05.  According to current HKFRSs, the Group is required to adopt the "completion method" and does not recognise any revenue and profit on pre-sale of properties until the completion of development of the respective properties.  

Property Investment segment recorded an increase of HK$46.3 million to HK$449.0 million (2005: HK$402.7 million).  The improvement reflected the first full-year rental contribution from the Oakwood Residence Azabujuban serviced apartments in Japan and The Ascotts serviced apartments & Scotts retail complex in Singapore, both acquired in September 2004.  This was partly offset by less rental contribution from Lane Crawford House upon expiry of the lease with Lane Crawford Department Store in June 2005.
During the year under review, Hamptons' property agency income of HK$800.3 million were consolidated into the Group's results since April 2005 when it became a wholly-owned subsidiary of WPSL.  The results of Hamptons were previously equity accounted for as a 32.4%-owned associate. 

Operating profit 

The Group's operating profit increased by HK$437.0 million or 31.0% to HK$1,844.6 million (2005: HK$1,407.6 million), mainly due to profit realised on sale of long-term investments and investment properties with details below. 

The operating profit of the Property Development segment increased by HK$27.7 million to HK$888.9 million (2005: HK$861.2 million), which resulted from an increase in profit from the sale of Bellagio units at a higher profit margin, offset by lower profit contribution from Grange Residences as fewer units were sold.  

The Property Investment segment recorded a profit of HK$278.6 million (2005: HK$271.8 million), a slight increase of HK$6.8 million or 2.5%.  The increase was mainly due to higher rental profit contributed from Singapore but was offset by lower rental from Lane Crawford House as explained above.

For the year under review, the Property Management and Agency segment reported an operating profit of HK$48.8 million (2005: HK$28.6 million) of which HK$19.9 million was Hamptons' contribution. 

The Investment and Others segment profit for the year under review grew by a remarkable increase of HK$390.1 million or 150.8% to HK$648.8 million, which included profits of HK$261.9 million from the sale of certain long-term investments and HK$98.2 million from the sale of Great Western Plaza units.

Borrowing costs 

Borrowing costs charged to the profit and loss account increased to HK$217.8 million (2005: HK$90.4 million) as a result of a series of interest rate hikes in 2005.  Borrowing costs capitalised for properties under development for sale in the year under review amounted to HK$43.3 million (2005: HK$20.4 million).  For the year under review, the Group's effective borrowing interest rate was approximately 3.4% per annum (2005 : 1.4% per annum).

Share of profits less losses of associates

The share of profit of associates, substantially contributed by Wharf, was HK$6,870.6 million, against HK$6,191.6 million for the previous year.  Included in the share of Wharf's results was an attributable investment property revaluation surplus (net of deferred tax) of HK$4,519.3 million (2005: HK$4,301.3 million).  Excluding the attributable revaluation surplus in both years for comparison purpose, the share of associates' profits would be HK$2,351.3 million (2005: HK$1,890.3 million), representing an increase of HK$461.0 million mainly due to the growth in Wharf's profit.  The profit growth was driven mainly by the solid performance of Wharf's Property Investment segment, which resumed to attain accretive office rental reversion and sustained its continued growth in retail rental income.  This also reflects the overall steady growth in the operating profits of its Logistics segment and its Communications, Media and Entertainment segment during 2005.  However, this strong operating performance was offset in part by the increase in Wharf's borrowing costs caused mainly by a series of interest rate hikes in 2005 and the absence of attributable provision write-back in respect of Bellagio project, which amounted to HK$442 million in 2004.  Wharf's results are discussed in detail under the Segment Review section. 

The share of associates' results also included the profit derived from the sale of Parc Palais units undertaken by a 20%-owned associate of WPL.
Income tax
A taxation charge of HK$702.4 million (2005: HK$264.0 million) was reported for the year which included the deferred tax on net revaluation surplus of investment properties of HK$603.9 million (2005: HK$178.0 million).    

Minority interests

Profit shared by minority interests was HK$1,100.4 million (2005: HK$1,145.3 million), which mainly related to WPL.

(II)
Liquidity and Financial Resources

Equity
At 31 March 2006, the Group's shareholders' equity amounted to HK$40,986.7 million, representing HK$20.17 per share, against the restated amount of HK$31,434.7 million or HK$15.47 per share at 31 March 2005. The improvement was primarily due to the attributable appreciation in value of the investment properties portfolio of the Group and its associates of HK$7,003.6 million (net of deferred tax and minority interests).

In compliance with the new and revised HKFRSs, the Group's shareholders' equity as at 1 April 2005 was restated to HK$31,434.7 million from the HK$36,279.9 million as previously reported and the Group's net asset value attributable to Shareholders hence dropped by HK$2.39 to HK$15.47 per share from HK$17.86.  The reduction resulted mainly from the Group's share of HK$3,551.9 million in respect of associate's provision for deferred tax on investment properties revaluation surplus and of HK$1,206.6 million in respect of the reversal of revaluation reserve, by restating its hotel properties at cost, and provision for accumulated depreciation for hotel properties by associates.  Details of these adjustments are given in note 1 to the financial statements.

As at 31 March 2006, the Group's total equity, including minority interests, was HK$47,338.0 million (2005: HK$36,665.6 million).
	Supplemental Information on Net Asset Value 
To better reflect its underlying net asset value ("NAV") attributable to its shareholders, Wharf had made certain adjustments on the book NAV that was based on HKFRSs and disclosed in the Financial Review Section of its annual report 2005.  On the same basis, the adjusted underlying NAV attributable to the Group’s Shareholders is summarised below for additional information:

	
	
	
	
	

	
	
	
	Per share
	

	
	
	
	HK$
	

	Book NAV (based on HKFRS) at 31 March 2006
	
	
	20.17
	

	Share of Wharf's adjustments:
	
	
	

	Modern Terminals
	
	
	
	

	- based on the latest transaction price
	
1.97
	
	
	

	i-CABLE 
	
	
	
	

	- based on market value at 31 December 2005 (@HK$1.90p.s.)
	
0.27
	
	
	

	Hotel properties 
	
	
	
	

	- based on the valuation conducted by an independent valuer
	0.80
	
	
	

	Deferred tax on investment properties revaluation surplus                     
	*   2.21
	
	
	

	
	
	
	             5.25
     5.25
	

	Wheelock's deferred tax on investment properties revaluation surplus
	
	
	
     * 0.31
	

	Adjusted underlying NAV at 31 March 2006
	
	
	25.73
	

	
	
	
	
	

	
* As there is no capital gains tax on sales of investment properties in Hong Kong and Singapore, the deferred tax liability (attributable to the Group of HK$5.1 billion or about HK$2.52 per share) as provided and included in the consolidated balance sheet of the Group and its associate would not be payable if the above-mentioned investment properties were to be sold at the revalued amounts under the respective current tax regime.  Accordingly, such deferred tax as provided under HKAS 40 and HK(SIC)-INT 21 has been excluded for the above calculation in order to provide a better understanding of the NAV attributable to Shareholders.



Net debt and gearing

At 31 March 2006, the ratio of the Group's net debt to shareholders' equity and total equity was 6.6% (2005: 14.4%) and 5.7% (2005: 12.3%) respectively.

At 31 March 2006, the Group's net debt amounted to HK$2,687.5 million, which was made up of total debts of HK$7,205.1 million less deposits and cash of HK$4,517.6 million. This compared favourably against a net debt of HK$4,520.4 million at 31 March 2005.  Net cash generated from the Group's operating activities was HK$2,733.1 million, which included net cash inflows from property sales (including sales of Bellagio and Sorrento units in Hong Kong and Grange Residences, The Sea View and The Cosmopolitan units in Singapore) and dividend income from Wharf. The major cash outflow for the year resulted from WPSL's acquisitions of a 20.97% interests in Hotel Properties Limited, additional interests in Hamptons, and the Orchard View and The Habitat II sites and WPL's acquisitions of Heung Yip Road property, Babington Path property, and two office properties in Hong Kong.

Excluding WPL group's net cash of HK$589.1 million, the Company together with its other subsidiaries had a net debt of HK$3,276.6 million, reduced by HK$1,613.4 million from HK$4,890.0 million as at 31 March 2005.  For the year under review, total cash dividends received from Wharf and WPL, being the Group's main sources of recurring cash inflow, totalled HK$1,003.1 million (2005: HK$851.0 million).   Besides, proceeds from the sale of Bellagio and Sorrento units were distributed by the project companies among their shareholders.  The Company’s share of such distribution amounted to HK$600.0 million.

        Committed and uncommitted facilities

(a)
The Group's committed and uncommitted loan facilities amounted to HK$10.8 billion and HK$1.8 billion, respectively. Listed below is the debt maturity profile of the Group at 31 March 2006:

	
	2006
	
	2005

	
	HK$ Million
	
	HK$ Million

	
	
	
	

	Repayable within 1 year
	1,976.1
	
	607.6

	Repayable after 1 year, but within 2 years
	2,038.7
	
	300.0

	Repayable after 2 years, but within 5 years
	3,190.3
	
	6,614.9

	Repayable after 5 years
	－
	
	500.0

	
	7,205.1
	
	8,022.5

	
	
	
	

	Undrawn facilities
	5,400.0
	
	3,700.0




(b)
The following assets of the Group have been pledged for securing bank loan facilities:

	
	2006
	
	2005

	
	HK$ Million
	
	HK$ Million

	
	
	
	

	Investment properties
	493.4
	
	474.5

	Properties under development for sale
	4,014.3
	
	  2,284.2

	
	4,507.7
	
	2,758.7


(c)
At 31 March 2006, the Group's borrowings are primarily denominated in Hong Kong dollars except that WPSL's borrowings for financing its investment in Hamptons and properties in Singapore and Japan were primarily denominated in local currencies, i.e. pound sterling, Singapore dollar and Japanese yen, respectively.  Forward exchange contracts were entered into by WPSL mainly for hedging its net investment in a foreign subsidiary.  The Group has no other significant exposure to foreign exchange fluctuation except for its net investments in Singapore subsidiaries.

Available-for-sale investments

At 31 March 2006, the Group maintained a portfolio of available-for-sale investments with a market value of HK$2,186.5 million (2005: HK$1,488.0 million), which primarily comprised blue chip securities.

In accordance with the Group's accounting policies, the long-term investments classified as available-for-sale investments are stated in the balance sheet at fair value.  Changes in fair value are recognised in the investment revaluation reserves until the security is sold.  At 31 March 2006, such reserves account had an attributable accumulated surplus of HK$501.9 million compared to HK$316.3 million at 31 March 2005. The performance of the portfolio was in line with the stock markets.
(III) Contingent Liabilities
At 31 March 2006 and 31 March 2005, there was no guarantee given by the Group in respect of banking facilities available to associates.
(IV) Acquisition of Property/Subsidiary/Investments
Properties

No 2, Heung Yip road

WPL completed in June 2005 the acquisition of the property known as No. 2 Heung Yip Road in Hong Kong at a consideration of HK$455 million.  

Nos 6D-6E Babington Path

WPL completed in March 2006 the acquisition of the property known as Nos 6D-6E Babington Path, Mid-Levels, Hong Kong at a consideration of HK$240 million.  Redevelopment of the property will commence in 2006/07.

Other properties acquisition in Hong Kong

During the year, WPL also acquired some office properties in Hong Kong at a total consideration of HK$220 million.

Orchard View, Singapore
WPSL completed in April 2005 the acquisition of the Orchard View in Singapore at a consideration of S$43.8 million (about HK$209 million).  WPSL has planned to redevelop it into a luxury apartment.

The Habitat II, Singapore

WPSL has completed in March 2006 the acquisition of The Habitat II, 2 Ardmore Park, Singapore at a consideration of S$103.9 million (about HK$499 million).  WPSL plans to amalgamate this site with the Ardmore View Site for redevelopment into a prime residential condominium known as Ardmore II for sale. 

Subsidiary

Hamptons Group Limited ("Hamptons")

WPSL completed in April 2005 the acquisition of the remaining interests of 67.6% in Hamptons at a total consideration of approximately £23.8 million (about HK$357 million), making Hamptons a 100% owned subsidiary of WPSL.  Accordingly, with effect from April 2005, the Group has consolidated Hamptons' results, assets and liabilities.  

Available- for- sale investments

Hotel Properties Limited ("HPL")(20.97%)

WPSL acquired 20.97% interest or 95,230,000 shares in HPL for S$171.4 million (about HK$823 million) on 21 March 2006.  Since the Group does not have significant influence over the financial and operating policy decision of HPL, the 20.97% interest in HPL is accounted for as available-for-sale investment instead of an investment in associate in the financial statements.  HPL is a listed company in Singapore and its businesses include hotel operations, development properties, investment properties and restaurants.

(V) Human Resources
The Group has approximately 1,712 employees at 31 March 2006 (2005: 693).  The increase of 1,019 employees mainly resulted from the inclusion of Hamptons' employees after it became a subsidiary of the Group in April 2005.  Employees are remunerated according to the nature of the job and market trends, with a built-in merit component incorporated in the annual increment to reward and motivate individual performance.  Total staff costs for the year ended 31 March 2006 amounted to HK$485.3 million (2005: HK$148.8 million).

CODE ON CORPORATE GOVERNANCE PRACTICES

During the financial year under review, same as previously stated in the Company's latest interim report for the six months ended 30 September 2005, all those code provisions set out in the Code on Corporate Governance Practices contained in Appendix 14 of the Rules Governing the Listing of Securities on The Stock Exchange of Hong Kong Limited, which became applicable to the Company in respect of the year under review, were met by the Company, except in respect of one code provision providing for the roles of chairman and chief executive officer to be performed by different individuals.  The deviation is deemed appropriate as it is considered to be more efficient to have one single person to be the Chairman of the Company as well as to discharge the executive functions of a chief executive officer.  The Board of Directors believes that the balance of power and authority is adequately ensured by the operations of the Board which comprises experienced and high calibre individuals with a substantial number thereof being independent Non-executive Directors.

	AUDITED CONSOLIDATED PROFIT AND LOSS ACCOUNT

for the year ended 31 March 2006

	
	
	
	
	
	

	
	
	
	2006
	
	2005

	
	Note
	
	HK$ Million
	
	HK$ Million

	
	
	
	
	
	(restated)

	
	
	
	
	
	

	Turnover
	2
	
	4,235.4
	
	4,521.0

	
	
	
	
	
	

	Other net income
	3 
	
	401.4
	
	213.6

	
	
	
	
	
	

	
	
	
	4,636.8
	
	4,734.6

	
	
	
	
	
	

	Direct costs and operating expenses
	
	
	(2,214.1)
	
	(3,133.1)

	
	
	
	
	
	

	Selling and marketing expenses
	
	
	(335.8)
	
	(128.7)

	
	
	
	
	
	

	Administrative expenses
	
	
	(242.3)
	
	(65.2)

	
	
	
	
	
	

	Operating profit
	2
	
	1,844.6
	
	1,407.6

	
	
	
	
	
	

	Increase in fair value of investment properties
	
	
	3,428.9
	
	885.8

	
	
	
	
	
	

	Write back of provision for properties
	4
	
	192.6
	
	1,352.1

	
	
	
	
	
	

	
	
	
	5,466.1
	
	3,645.5

	
	
	
	
	
	

	Borrowing costs
	5
	
	(217.8)
	
	(90.4)

	
	
	
	
	
	

	Share of profits less losses of associates
	2
	
	6,870.6
	
	6,191.6

	
	
	
	
	
	

	Profit before taxation
	
	
	12,118.9
	
	9,746.7

	
	
	
	
	
	

	Income tax
	6(a)
	
	(702.4)
	
	(264.0)

	
	
	
	
	
	

	Profit for the year
	
	
	11,416.5
	
	9,482.7

	
	
	
	
	
	

	Attributable to:
	
	
	
	
	

	Shareholders
	
	
	10,316.1
	
	8,337.4

	Minority interests
	
	
	1,100.4
	
	1,145.3

	
	
	
	
	
	

	
	
	
	11,416.5
	
	9,482.7

	
	
	
	
	
	

	Dividends attributable to the year
	
	
	
	
	

	Interim dividend declared during the year
	
	
	50.8
	
	50.8

	Final dividend proposed after the balance

 sheet date
	
	
	203.2
	
	172.7

	
	
	
	
	
	

	
	
	
	254.0
	
	223.5

	
	
	
	
	
	

	Earnings per share
	7
	
	HK$5.08
	
	HK$4.10

	
	
	
	
	
	


	CONSOLIDATED BALANCE SHEET 

at 31 March 2006

	
	
	
	
	2006
	
	
	2005

	
	Note
	
	
	HK$ Million
	
	
	HK$ Million

	
	
	
	
	
	
	
	(restated)

	Non-current assets
	
	
	
	
	
	
	

	Fixed assets
	
	
	
	
	
	
	

	Investment properties
	
	
	
	8,560.1
	
	
	5,313.7

	Other property, plant and equipment
	
	
	
	104.8
	
	
	12.7

	
	
	
	
	8,664.9
	
	
	5,326.4

	Goodwill and other intangible assets
	
	
	
	305.8
	
	
	－

	Associates
	
	
	
	31,981.7
	
	
	26,561.7

	Available-for-sale investments
	
	
	
	2,186.5
	
	
	1,488.0

	Deferred debtors
	
	
	
	231.7
	
	
	370.6

	
	
	
	
	43,370.6
	
	
	33,746.7

	Current assets
	
	
	
	
	
	
	

	Properties under development for sale
	
	
	6,627.3
	
	
	   9,583.6
	

	Properties held for sale
	
	
	2,542.4
	
	
	620.1
	

	Trade and other receivables
	8
	
	1,089.7
	
	
	1,301.7
	

	Bank balances and deposits
	
	
	4,517.6
	
	
	3,502.1
	

	
	
	
	14,777.0
	
	
	15,007.5
	

	Current liabilities
	
	
	
	
	
	
	

	Trade and other payables 
	9
	
	(1,148.3)
	
	
	(1,286.3)
	

	Bank loans and overdrafts
	
	
	(1,976.1)
	
	
	(607.6)
	

	Deposits from sale of properties 
	
	
	(1,040.8)
	
	
	(2,046.2)
	

	Current tax
	
	
	(145.6)
	
	
	(132.1)
	

	
	
	
	(4,310.8)
	
	
	(4,072.2)
	

	
	
	
	
	
	
	
	

	Net current assets
	
	
	
	10,466.2
	
	
	10,935.3

	Total assets less current liabilities
	
	
	
	53,836.8
	
	
	44,682.0

	
	
	
	
	
	
	
	

	Non-current liabilities
	
	
	
	
	
	
	

	Long-term loans
	
	
	(5,229.0)
	
	
	(7,414.9)
	

	Deferred tax 
	
	
	(826.4)
	
	
	(134.5)
	

	Deferred items
	
	
	(443.4)
	
	
	(467.0)
	

	
	
	
	
	(6,498.8)
	
	
	(8,016.4)

	NET ASSETS
	
	
	
	47,338.0
	
	
	36,665.6

	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	

	Capital and reserves
	
	
	
	
	
	
	

	Share capital
	
	
	
	1,015.9
	
	
	1,015.9

	Reserves
	
	
	
	39,970.8
	
	
	30,418.8

	Shareholders' equity
	
	
	
	40,986.7
	
	
	31,434.7

	Minority interests
	
	
	
	6,351.3
	
	
	5,230.9

	TOTAL EQUITY
	
	
	
	47,338.0
	
	
	36,665.6


	NOTES TO THE FINANCIAL STATEMENTS
	
	
	

	
	
	
	
	

	(1)
	Accounting policies and basis of preparation 


These financial statements have been prepared in accordance with all applicable Hong Kong Financial Reporting Standards ("HKFRSs"), which collective term includes all applicable individual Hong Kong Financial Reporting Standards, Hong Kong Accounting Standards ("HKASs") and Interpretations issued by the Hong Kong Institute of Certified Public Accountants (" HKICPA"), accounting principles generally accepted in Hong Kong and the requirements of the Hong Kong Companies Ordinance.  These financial statements also comply with the applicable disclosure provisions of the Rules Governing the Listing of Securities on The Stock Exchange of Hong Kong Limited. 

The HKICPA has issued a number of new and revised HKFRSs that are effective for accounting periods beginning on or after 1 January 2005.  The following sets out information on the significant changes in accounting policies for the current and prior accounting periods reflected in these financial statements.

(a)

HKAS 40 "Investment property"


In prior years, the Group's investment properties were stated at fair value with the changes in the value of investment properties dealt with as movements in the investment property revaluation reserves.  Deficits arising on revaluation on a portfolio basis were set off against previous revaluation surpluses and thereafter charged to the consolidated profit and loss account.  



With effect from 1 April 2005, upon the adoption of HKAS 40, all the Group's and its associates' investment properties are stated at fair values with all the changes in fair value recognised directly in the profit and loss account. This new accounting policy has been applied retrospectively. Revenue reserves as at 1 April 2005 increased by HK$15,855.4 million (1 April 2004: HK$10,671.0 million), representing the Group's share of accumulated post-acquisition revaluation surplus of the associates, previously recorded in the investment property revaluation reserves, being transferred to the revenue reserves.  The Shareholders' equity as at 1 April 2005 increased by HK$5.3 million, because of an adjustment made by the associates to restate certain investment properties with unexpired lease term of 20 years or less at fair value under HKAS 40.  

The effect of the change on the Group and its associates has been to increase the Group's profit attributable to Shareholders and minority interests for the year ended 31 March 2006 by HK$8,518.8 million (2005: HK$5,251.4 million) and HK$611.4 million (2005: HK$196.7 million) respectively.

(b) 
HK(SIC)-INT 21 "Income taxes – recovery of revalued non-depreciable assets"
In prior years, deferred taxation was recognised on revaluation changes of investment properties of the Group and its associates on the basis that the recovery of the carrying amount of the investment properties would be through sales and no deferred taxation was provided on the revaluation changes of the investment properties, principally located in Hong Kong and Singapore, as the capital gains tax rate was nil.

With effect from 1 April 2005, HK(SIC)-INT 21 requires deferred taxation to be recognised on any revaluation changes on investment properties on the basis that the recovery of the carrying amount of the investment properties would be through use and calculated at the applicable profits tax rate and charged to the profit and loss account. This new accounting policy has been applied retrospectively.  Shareholders' equity and minority interests as at 1 April 2005 were restated and decreased by HK$3,654.2 million and HK$133.6 million (1 April 2004: HK$2,642.7 million and HK$50.8 million), respectively. The adjustment represented net deferred tax liabilities relating to the net revaluation surplus of the Group's and its associates' investment properties.

As a result of this change, the Group's profit attributable to Shareholders for the year ended 31 March 2006 decreased by HK$1,515.2 million (2005: HK$1,078.5 million), representing the Group's and its share of associates' net deferred tax charge (net of minority interests) for the year of HK$539.5 million (2005: HK$128.4 million) and HK$975.7 million (2005: HK$950.1 million) respectively.
(c) HK-INT 2 "The appropriate accounting policies for hotel properties"
In prior years, the hotel and club properties of the Group's associates were stated at their open market value based on an annual professional valuation. No depreciation was provided by the associates on the hotel and club properties as they were maintained in a continuous state of sound repair and given the estimated life of the hotel properties and their residual values, any depreciation would be immaterial.

With effect from 1 January 2005, upon the adoption of HK-INT 2 by the associates, the hotel and club properties are stated at cost less accumulated depreciation and impairment provision.  The effect of adopting the new accounting policy has been applied retrospectively. Shareholders' equity as at 1 April 2005 was restated and decreased by HK$1,206.6 million (1 April 2004: HK$1,051.1 million) whereas minority interests as at 1 April 2005 was restated and increased by HK$0.2 million (1 April 2004: HK$6.0 million).

The change has increased the associates' depreciation charge and reduced the profit attributable to Group  and minority interests for the year ended 31 March 2006 by HK$10.1 million and HK$0.4 million (2005: HK$13.0 million and HK$0.5 million), respectively.

(d)

HKFRS 3 "Business Combinations"

In prior years, the Group recognised negative goodwill arising on acquisition of a subsidiary or an associate after 1 April 2001 as a deferred item and this was released to the profit and loss account on a proportional basis, when the relevant assets acquired were sold or otherwise realised.  For negative goodwill arising on acquisition prior to 1 April 2001, the Group relied upon the transitional provisions set out in Statement of Standard Accounting Practice 30 "Business Combinations" such that negative goodwill was taken to capital reserves in the period in which it arose and has not been restated.  It was the Group’s policy to recognise positive goodwill as an asset and to amortise it to the profit and loss account on a straight line basis over its estimated useful life, subject to impairment testing when there were indications of impairment. As at 31 March 2005, the Group did not have any positive goodwill.

With effect from 1 April 2005, in accordance with HKFRS 3 "Business Combinations" and HKAS 36 "Impairment of Assets", the Group no longer amortises of goodwill. Such goodwill is tested annually for impairment, including in the year of its initial recognition, as well as when there are indications of impairment.  Impairment losses are recognised when the carrying amount of the cash generating units to which the goodwill has been allocated exceeds its recoverable amount. 

Negative goodwill must now be recognised in the profit and loss account immediately.  Under the transitional arrangements of HKFRS 3, the existing negative goodwill classified as a deferred item or taken to capital reserves is derecognised by way of an adjustment to the revenue reserves at 1 April 2005. The change in accounting policy has been adopted prospectively from 1 April 2005 with no comparative figures being restated.

As a result of the change, the Group's net assets and revenue reserves as at 1 April 2005 increased by HK$97.6 million and HK$210.1 million respectively while the Group's other capital reserves as at 1 April 2005 decreased by HK$112.5 million. In addition, the Group's associate has transferred its goodwill, previously credited to or eliminated against other capital reserves, to revenue reserves.  The net effect of the transfers has reduced the Group's revenue reserves attributable to associates by HK$1,442.4 million while the Group's share of other capital reserves of associates increased by the same amount.  Furthermore, the cessation and amortisation of goodwill by the associates has increased the Group's profit attributable to Shareholders for the year ended 31 March 2006 by HK$24.1 million. 

(e)
HKAS 16 "Property, Plant and Equipment"
In prior years, the rental income earned while a property was under  development was capitalised to the development cost of the property.

With effect from 1 April 2005, upon the adoption of HKAS 16, capitalisation of such rental income is no longer allowed and the rental income is required to be recognised in the profit and loss account. As a result of this change, the  Shareholders' equity and minority interests as at 1 April 2005 were increased by HK$10.3 million and HK$8.1 million (1 April 2004: HK$ Nil) respectively. Attributable net rental earned from property held for development for the year ended 31 March 2006 was HK$32.6 million (2005: HK$18.2 million). The amounts attributable to Shareholders and minority interests were HK$18.3 million (2005: HK$10.2 million) and HK$14.3 million (2005: HK$8.0 million) respectively.

(f) 
HKAS 32 "Financial instruments: Disclosure and Presentation", and HKAS 39 "Financial instruments: Recognition and Measurement"

In prior years, derivative financial instruments entered into by the Group to hedge the interest rate risk of a recognised asset or liability were not recorded on the balance sheet.  Interest flows arising from the derivatives were accounted for on an accrual basis in previous years. Transactions hedged by foreign exchange contracts were recorded at forward rate specified in the contracts.

The application of HKASs 32 and 39 has resulted in a change in accounting policy relating to the classification of financial assets and liabilities and their measurement.  The principal effects of the change on the Group are summarised as below:



(i) 
Classification and measurement of financial assets and financial liabilities
From 1 April 2005 onwards, the Group classifies and measures its financial assets and financial liabilities in accordance with the requirements of HKAS 39.  Financial assets under HKAS 39 are classified as "financial assets at fair value through profit or loss", "loans and receivables", " held-to-maturity financial assets" or "available-for-sale financial assets". Financial assets at fair value through profit and loss are initially recognised at fair value and subsequently remeasured at fair value with any changes therein being recognised in the profit and loss account.  Other financial assets are generally measured at amortised cost using the effective interest method. Available-for-sale financial assets are carried at fair value and any revaluation movements are transferred to the investment revaluation reserves.  

The change has resulted in reclassifications of certain financial assets and liabilities together with the corresponding comparatives but has no significant impacts on the Group's results and equity.


(ii)
Derivatives and hedging

From 1 April 2005 onwards, all derivatives are initially recognised at fair value on the date of entering the derivative contract and are subsequently remeasured at fair value at each balance sheet date.  The method of recognising the resulting gain or loss depends on whether the derivative is designated as a hedging instrument and the nature of the item being hedged. Changes in the fair value of any derivative instruments that do not qualify for hedge accounting are recognised immediately in the profit and loss account.

There are no material adjustments arising from the adoption of the new policies for derivatives and hedging.

(g)  
Presentational changes


The application of the new and revised HKFRSs has also resulted in changes in the presentation of the financial statements retrospectively with comparatives restated to conform with the current period's presentation, in particular of below:

(i)
In prior years, minority interests were presented in the consolidated balance sheet separately from liabilities and as a deduction from net assets.  Financial results shared by minority interests were separately presented in the consolidated profit and loss account as a deduction before arriving at the profit attributable to Shareholders. 

With effect from 1 April 2005, in order to comply with HKAS 1 "Presentation of Financial Statements" and HKAS 27 "Consolidated and Separate Financial Statements", minority interests are presented in the consolidated balance sheet as an element of total equity, separately from the equity attributable to the Shareholders of the Company, and the results shared by minority interests are presented on the face of the consolidated profit and loss account as an allocation of the attributable profit between the minority interests and the Shareholders of the Company.


(ii)
In prior years, the Group's share of associates' tax was presented as a component of taxation in the profit and loss account. On adoption of the HKAS 1, share of associates' tax is presented net of the share of associates' profits. 


(h)
Summary of the effect of changes in the accounting policies




(i)
Effect on opening balance of total equity at 1 April 2005 and 1 April 2004 (as adjusted)


	
	
	Shareholders’ equity
	
	
	
	

	
	
	Revenue

reserves
	
	Other

reserves
	
	
Total
	
	Minority
interests
	
	Total
equity

	
	
	HK$ Million
	
	HK$ Million
	
	HK$ Million
	
	HK$ Million
	
	HK$ Million

	
	
	
	
	
	
	
	
	
	
	

	At 1 April 2005
	
	
	
	
	
	
	
	
	
	

	Prior year adjustments
	
	
	
	
	
	
	
	
	
	

	HKAS 40 - Associates
	
	15,855.4
	
	(15,850.1)
	
	5.3
	
	0.2
	
	5.5

	HK(SIC)-INT 21
	
	(3,654.2)
	
	-
	
	(3,654.2)
	
	(133.6)
	
	(3,787.8)

	  Company and

    subsidiaries
	
	(102.3)
	
	-
	
	(102.3)
	
	(0.5)
	
	(102.8)

	  Associates
	
	(3,551.9)
	
	-
	
	(3,551.9)
	
	(133.1)
	
	(3,685.0)

	
	
	
	
	
	
	
	
	
	
	

	HK-INT 2 - Associates
	
	(106.3)
	
	(1,100.3)
	
	(1,206.6)
	
	0.2
	
	(1,206.4)

	HKAS 16 -
	
	
	
	
	
	
	
	
	
	

	  Company and

    subsidiaries
	
	10.2
	
	0.1
	
	10.3
	
	8.1
	
	18.4

	
	
	12,105.1
	
	(16,950.3)
	
	(4,845.2)
	
	(125.1)
	
	(4,970.3)

	Opening balance   adjustment
	
	
	
	
	
	
	
	
	
	

	HKFRS 3
	
	(1,232.3)
	
	1,329.9
	
	97.6
	
	37.5
	
	135.1

	  Company and

    subsidiaries
	
	210.1
	
	(112.5)
	
	97.6
	
	37.5
	
	135.1

	  Associates
	
	(1,442.4)
	
	1,442.4
	
	-
	
	-
	
	-

	
	
	
	
	
	
	
	
	
	
	

	HKAS 39 - Associates
	
	(19.3)
	
	-
	
	(19.3)
	
	(0.7)
	
	(20.0)

	
	
	
	
	
	
	
	
	
	
	

	Increase/ (decrease)

  in total equity
	
	10,853.5
	
	(15,620.4)
	
	(4,766.9)
	
	(88.3)
	
	(4,855.2)

	
	
	
	
	
	
	
	
	
	
	

	At 1 April 2004
	
	
	
	
	
	
	
	
	
	

	Prior year adjustments
	
	
	
	
	
	
	
	
	
	

	HKAS 40 - Associates
	
	10,671.0
	
	(10,671.0)
	
	-
	
	-
	
	-

	HK(SIC)-INT 21
	
	(2,642.7)
	
	-
	
	(2,642.7)
	
	(50.8)
	
	(2,693.5)

	  Company and

    subsidiaries
	
	26.1
	
	-
	
	26.1
	
	49.1
	
	75.2

	  Associates
	
	(2,668.8)
	
	-
	
	(2,668.8)
	
	(99.9)
	
	(2,768.7)

	
	
	
	
	
	
	
	
	
	
	

	HK-INT 2 - Associates
	
	(93.3)
	
	(957.8)
	
	(1,051.1)
	
	6.0
	
	(1,045.1)

	Increase/ (decrease)

  in total equity
	
	7,935.0
	
	(11,628.8)
	
	(3,693.8)
	
	(44.8)
	
	(3,738.6)



(ii)
Effect on profit after taxation 

	
	
	Attributable 
to Shareholders
	
	Minority interests
	
	Total

	
	
	HK$ Million
	
	HK$ Million
	
	HK$ Million

	For the year ended 31 March 2006

	
	
	
	

	HKAS 40
	
	8,518.8
	
	611.4
	
	9,130.2

	Company and subsidiaries
	
	3,023.8
	
	
405.1
	
	3,428.9

	Associates
	
	5,495.0
	
	
206.3
	
	5,701.3

	
	
	
	
	
	
	

	HK(SIC)-INT 21
	
	(1,515.2)
	
	(115.6)
	
	(1,630.8)

	Company and subsidiaries
	
	(539.5)
	
	
(79.0)
	
	(618.5)

	Associates
	
	(975.7)
	
	
(36.6)
	
	(1,012.3)

	HKAS 16 - Company and subsidiaries
	
	18.3
	
	14.3
	
	32.6

	HK-INT 2 - Associates
	
	
(10.1)
	
	
(0.4)
	
	(10.5)

	HKFRS 3 - Associates
	
	24.1
	
	
0.9
	
	25.0

	
	
	
	
	
	
	

	Increase in profit after taxation
	
	7,035.9
	
	510.6
	
	7,546.5

	
	
	
	
	
	
	


	For the year ended 31 March 2005
	
	
	
	

	HKAS 40 - Associates
	
	5,251.4
	
	196.7
	
	5,448.1

	HK(SIC)-INT 21
	
	(1,078.5)
	
	(85.2)
	
	(1,163.7)

	Company and subsidiaries
	
	(128.4)
	
	(49.6)
	
	(178.0)

	  
Associates
	
	(950.1)
	
	(35.6)
	
	(985.7)

	HKAS16 - Company and subsidiaries
	
	10.2
	
	8.0
	
	18.2

	HK-INT 2 - Associates
	
	(13.0)
	
	(0.5)
	
	(13.5)

	
	
	
	
	
	
	

	Increase in profit after taxation
	
	4,170.1
	
	119.0
	
	4,289.1

	
	
	
	
	
	
	


(

	2)
	Turnover and operating profit




	
	(a)
	Segment information

	
	
	
	
	
	
	

	
	(i)
	Business Segments
	
	
	
	

	
	
	Revenue and results
	
	
	
	

	
	
	
	
	Segment Revenue
	
	Segment Results

	
	
	
	
	2006
	
	 2005
	
	2006
	
	  2005

	
	
	
	
	HK$ Million
	
	HK$ Million 
	
	HK$ Million
	
	HK$ Million

	
	
	
	
	
	(restated)
	
	
	
	(restated)

	
	Property investment
	
	449.0
	
	402.7
	
	278.6
	
	271.8

	
	Property development
	
	2,688.8
	
	3,900.4
	
	888.9
	
	861.2

	
	Property management

   and agency
	
	855.4
	
	54.7
	
	48.8
	
	28.6

	
	Investment and others
	
	331.0
	
	303.8
	
	648.8
	
	258.7

	
	
	
	4,324.2
	
	4,661.6
	
	1,865.1
	
	1,420.3

	
	Inter-segment revenue

(Note (i))
	
	(88.8)
	
	(140.6)
	
	
－
	
	－

	
	
	
	4,235.4
	
	4,521.0
	
	1,865.1
	
	1,420.3

	
	Unallocated expenses
	
	
	
	
	
	(20.5)
	
	(12.7)

	
	Operating profit 
	
	
	
	
	
	1,844.6
	
	1,407.6

	
	Increase in fair value of 

investment properties
	
	
	
	
	
	3,428.9
	
	885.8

	
	Write back of provision

  for properties
	
	
	
	
	
	192.6
	
	1,352.1

	
	
	
	
	
	
	
	5,466.1
	
	3,645.5

	
	Borrowing costs
	
	
	
	
	
	(217.8)
	
	(90.4)

	
	Share of results of

associates (Note (ii))
	
	
	
	
	
	6,870.6
	
	6,191.6

	
	Profit before taxation
	
	
	
	
	
	12,118.9
	
	9,746.7

	
	
	
	
	
	
	
	
	

	
	
	Notes:
	
	
	
	
	
	

	
	
	(i) Inter-segment revenue eliminated on consolidation includes:


	
	

	
	
	
	
	
	
	

	
	
	
	
	2006
	
	2005
	
	
	
	

	
	
	
	
	HK$ Million
	
	HK$ Million 
	
	
	
	

	
	
	Property management 
and agency
	
	8.7
	
	
9.9
	
	
	
	

	
	
	Investment and others
	
	

80.1
	
	

130.7
	
	
	
	

	
	
	
	
	

88.8
	
	
140.6
	
	
	
	


	
	
	(ii) Share of results of associates
	
	

	
	
	
	
	
	
	
	
	Segment Results

	
	
	
	
	
	
	
	
	2006
	
	2005

	
	
	
	
	
	
	
	
	HK$ Million
	
	HK$ Million 

	
	
	
	
	
	
	
	
	
	
	(restated)

	
	
	
	
	
	
	
	
	
	
	

	
	
	Property investment
	
	
	
	
	
	1,730.5
	
	1,551.9

	
	
	Property development
	
	
	
	
	
	78.0
	
	159.8

	
	
	Communications, media and entertainment
	
	242.7
	
	227.7

	
	
	  Pay television
	
	
	
	
	
	168.3
	
	234.2

	
	
	  Internet and multimedia
	
	
	
	39.0
	
	(22.0)

	
	
	  Telecommunications
	
	
	
	51.9
	
	27.5

	
	
	  Others
	
	
	
	
	
	(16.5)
	
	(12.0)

	
	
	Logistics
	
	
	
	
	
	1,018.8
	
	965.7

	
	
	     Terminals
	
	
	
	
	
	951.4
	
	903.3

	
	
	     Others 
	
	
	
	67.4
	
	62.4

	
	
	Property agency
	
	
	
	
	
	－
	
	22.0

	
	
	Investment and others
	
	
	
	
	
	196.2
	
	58.1

	
	
	Increase in fair value of investment properties
	
	5,701.3
	
	5,448.1

	
	
	Write back of provision for properties
	
	23.5
	
	53.9

	
	
	Provision for telecommunications
	
	－
	
	(148.8)

	
	
	Borrowing costs
	
	(280.7)
	
	(119.3)

	
	
	Income tax
	
	(1,263.6)
	
	(1,410.9)

	
	
	Unallocated expenses and other items
	
	(576.1)
	
	(616.6)

	
	
	
	
	
	
	
	
	6,870.6
	
	6,191.6

	
	
	
	
	
	
	
	
	
	
	

	
	
	Assets and liabilities
	
	
	
	
	
	
	
	

	
	
	
	
	Assets
	
	Liabilities

	
	
	
	
	2006
	
	2005
	
	2006
	
	2005

	
	
	
	
	HK$ Million
	
	HK$ Million 
	
	HK$ Million
	
	HK$ Million 

	
	
	
	
	
	
	(restated)
	
	
	
	(restated)

	
	
	
	
	
	
	
	
	
	
	

	
	
	Property investment
	
	8,611.7
	
	5,341.0
	
	137.7
	
	102.0

	
	
	Property development
	
	9,949.0
	
	11,412.1
	
	1,716.2
	
	3,072.4

	
	
	Property management and
agency
	
	608.0
	
	4.0
	
	142.0
	
	6.0

	
	
	Investment and others
	
	2,479.5
	
	1,926.3
	
	63.4
	
	6.8

	
	
	Segment assets and 

liabilities
	
	21,648.2
	
	18,683.4
	
	2,059.3
	
	3,187.2

	
	
	Associates (Note)
	
	31,981.7
	
	26,561.7
	
	－
	
	－

	
	
	Unallocated items
	
	4,517.7
	
	3,509.1
	
	8,750.3
	
	8,901.4

	
	
	Total assets and liabilities
	
	58,147.6
	
	48,754.2
	
	10,809.6
	
	12,088.6
	

	
	
	
	
	
	
	
	
	
	
	


Note: Share of net segment assets less liabilities of associates
	
	
	
	
	2006
	
	2005
	
	
	
	

	
	
	
	
	HK$ Million
	
	HK$ Million 
	
	
	
	

	
	
	
	
	
	
	(restated)
	
	
	
	

	
	
	
	
	
	
	
	
	
	
	

	
	
	Property investment
	
	38,533.9
	
	32,838.8
	
	
	
	

	
	
	Property development
	
	2,067.2
	
	1,674.1
	
	
	
	

	
	
	Communications, media and entertainment
	
	2,113.8
	
	2,265.8
	
	
	
	

	
	
	Logistics
	
	1,592.6
	
	2,049.0
	
	
	
	

	
	
	Property agency
	
	－
	
	56.1
	
	
	
	

	
	
	Unallocated and other items
	
	(12,325.8)
	
	(12,322.1)
	
	
	
	

	
	
	
	
	31,981.7
	
	26,561.7
	
	
	
	

	
	
	
	
	
	
	
	
	
	
	


Unallocated and other items mainly comprise financial and corporate assets, interest-bearing borrowings and corporate and financing expenses.

During the year, the Group incurred capital expenditure of HK$143.5 million (2005: HK$411.2 million) mainly in respect of the acquisition of properties and other fixed assets in the United Kingdom (2005: acquisition of an investment property in Japan).  The Group has no significant depreciation and amortisation.

	
	(ii)
	Geographical segments
	
	
	
	
	
	

	
	
	Revenue and results
	
	
	
	Segment Results

	
	
	
	
	Segment Revenue
	
	(Operating profit)

	
	
	
	
	2006
	
	2005
	
	2006
	
	  2005

	
	
	
	HK$ Million
	
	HK$ Million 
	
	HK$ Million
	
	HK$ Million

	
	
	
	
	
	(restated)
	
	
	
	(restated)

	
	
	
	
	
	
	
	
	
	

	
	Hong Kong
	
	2,854.2
	
	2,832.5
	
	1,259.8
	
	703.7

	
	Singapore
	
	520.9
	
	1,665.4
	
	475.4
	
	687.6

	
	    
United Kingdom 
	
	788.5
	
	－
	
	47.9
	
	－

	
	    
Others
	
	71.8
	
	23.1
	
	61.5
	
	16.3

	
	
	
	4,235.4
	
	4,521.0
	
	1,844.6
	
	1,407.6

	
	
	


	
	
	Assets
	
	
	
	

	
	
	
	
	2006
	
	2005
	
	
	
	

	
	
	
	
	HK$ Million
	
	HK$ Million 
	
	
	
	

	
	
	
	
	
	(restated)
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	
	Hong Kong
	
	10,421.0
	
	10,123.8
	
	
	
	

	
	Singapore
	
	10,116.2
	
	8,003.4
	
	
	
	

	
	United Kingdom
	
	604.6
	
	－
	
	
	
	

	
	Others
	
	506.4
	
	556.2
	
	
	
	

	
	
	
	21,648.2
	
	18,683.4
	
	
	
	


	
	(b)
Operating profit
	
	
	
	
	

	
	
	
	
	
	2006
	
	2005

	
	
	
	
	
	HK$ Million
	
	HK$ Million

	
	
	
	
	
	(restated)

	
	Operating profit is arrived at:

after charging:
	
	
	
	

	
	Staff costs
	
	470.6
	
	134.2

	
	Cost of properties sold
	
	1,617.5
	
	2,954.1

	
	Depreciation
	
	17.2
	
	1.9

	
	Amortisation of intangible assets
	
	0.5
	
	－

	
	
	
	
	
	

	
	after crediting:
	
	
	
	

	
	Interest income
	
	154.4
	
	74.8

	
	Dividend income from listed investments
	
	31.9
	
	40.3

	
	In addition to the above staff costs charged directly to the profit and loss account, staff costs of HK$14.7 million (2005: HK$14.6 million) were capitalised as part of the costs of properties under development for sale.


	(3)
	Other net income
	
	
	
	
	

	
	
	
	
	
	   2006
	
	  2005

	
	
	
	
	
	HK$ Million
	
	HK$ Million

	
	
	
	
	
	
	
	(restated)

	
	Net profit on disposal of available-for-sale investments
	
	
261.9
	
	
89.3

	
	Profit on disposal of investment properties
	
	98.2
	
	－

	
	Deferred profit realised
	
	5.9
	
	111.2

	
	Amortisation of negative goodwill 
	
	－
	
	8.6

	
	Exchange gains and others
	
	35.4
	
	4.5

	
	
	
	401.4
	
	213.6


(4)
Write back of provision for properties


Following a review based on the property market conditions prevailing at 31 March 2006, provision of HK$192.6 million (2005: HK$1,352.1 million) charged to the consolidated profit and loss account in prior years for properties under development for sale and held for sale were written back as a result of the increase in net realisable value of certain properties.

	(5)
	Borrowing costs
	
	
	
	
	

	
	
	
	
	2006
	
	2005

	
	
	
	
	HK$ Million
	
	HK$ Million

	
	
	
	
	
	
	(restated)

	
	Interest payable on
	
	
	
	

	
	  Bank loans and overdrafts
	
	235.9
	
	90.2

	
	  Other loans repayable with 5 years
	
	12.7
	
	0.9

	
	Other borrowing costs
	
	12.5
	
	19.7

	
	
	
	261.1
	
	110.8

	
	Less: Amount capitalised
	
	(43.3)
	
	(20.4)

	
	
	
	217.8
	
	90.4

	


	(6)
	Income tax
	
	
	
	
	
	
	
	

	
	

	
	(a)
The provision for Hong Kong profits tax is based on the profit for the year as adjusted for tax purposes at the rate of 17.5% (2005: 17.5%).  Overseas taxation is calculated at rates of tax applicable in countries in which the Group is assessed for tax. The taxation charge is made up as follows:

	
	
	
	
	

	
	
	
	
	2006
	
	2005

	
	
	
	
	HK$ Million
	
	HK$ Million

	
	
	
	
	
	(restated)

	
	Current tax
	
	
	
	

	
	Hong Kong profits tax for the year
	
	35.6
	
	67.2

	
	Overseas taxation for the year
	
	57.5
	
	44.1

	
	(Over)/under provision in prior years
	
	(21.3)
	
	7.0

	
	
	
	71.8
	
	118.3

	
	Deferred tax 
	
	
	
	

	
	Change in fair value of investment properties
	
	618.5
	
	178.0

	
	Reversal on disposal of investment properties
	
	(14.6)
	
	－

	
	Origination and reversal of other temporary

  differences
	
	
26.7
	
	
(32.3)

	
	
	
	630.6
	
	145.7

	
	
	
	
	
	

	
	
	
	702.4
	
	264.0

	
	

	
	(b)
Share of associates' tax for the year ended 31 March 2006 of HK$1,263.6 million (2005: HK$1,410.9 million) is included in the share of profits less losses of associates.


	(7)
	Earnings per share

	
	

	
	The calculation of basic and diluted earnings per share is based on profit attributable to the Shareholders for the year of HK$10,316.1 million (2005: HK$8,337.4 million) and 2,031.8 million ordinary shares in issue throughout the financial year ended 31 March 2006 and the previous year.


	(8)
	Trade and other receivables
	
	
	
	
	
	
	
	

	
	

	
	Included in trade and other receivables are trade receivables (net of impairment losses for bad and doubtful debts) with an ageing analysis as at 31 March 2006 as follows:

	
	
	
	
	

	
	
	
	
	2006
	
	2005

	
	
	
	
	HK$ Million
	
	HK$ Million

	
	
	
	
	
	

	
	Current
	
	566.6
	
	256.1

	
	31 – 60 days
	
	8.4
	
	54.4

	
	61 – 90 days
	
	7.1
	
	22.8

	
	Over 90 days
	
	22.9
	
	24.5

	
	
	
	605.0
	
	357.8

	
	Other receivables
	
	153.8
	
	200.0

	
	Stakeholders' deposits
	
	330.9
	
	743.9

	
	
	
	
	
	

	
	
	
	1,089.7
	
	1,301.7

	
	

	
	The Group maintains and closely monitors defined credit policies for its businesses and trade receivables in order to control the credit risk associated with trade receivables.  Included in trade and other receivables are amounts mainly denominated in the functional currency of the entity to which they relate.

	
	


	(9)
	Trade and other payables
	
	
	
	
	
	
	
	

	
	

	
	Included in trade and other payables are trade payables with an ageing analysis as at 31 March 2006 as follows:

	
	
	
	
	

	
	
	
	
	2006
	
	2005

	
	
	
	
	HK$ Million
	
	HK$ Million

	
	
	
	
	
	

	
	Amounts payable in the next:
	
	
	
	

	
	0 – 30 days
	
	229.5
	
	197.6

	
	31 – 60 days
	
	70.0
	
	113.9

	
	61 – 90 days
	
	126.0
	
	208.4

	
	Over 90 days
	
	316.9
	
	449.0

	
	
	
	742.4
	
	968.9

	
	Other payables 
	
	405.9
	
	317.4

	
	
	
	
	
	

	
	
	
	1,148.3
	
	1,286.3

	
	

	
	Included in trade and other payables are amounts mainly denominated in the functional currency of the entity to which they relate.

	
	


(10)
Review of results

The financial results for year ended 31 March 2006 have been reviewed with no disagreement by the Audit Committee of the Company.  Also, this preliminary results announcement has been agreed with the Company’s Auditors.

PURCHASE, SALE OR REDEMPTION OF SHARES

Neither the Company nor any of its subsidiaries has purchased, sold or redeemed any listed securities of the Company during the financial year.
BOOK CLOSURE

The Register of Members of the Company will be closed from Monday, 21 August 2006 to Friday, 25 August 2006, both days inclusive, for the purpose of determining Shareholders’ entitlements to the proposed final dividend.  In order to qualify for the final dividend, all transfers, accompanied by the relevant share certificates, must be lodged with the Company's Registrars, Tengis Limited, at 26th Floor, Tesbury Centre, 28 Queen's Road East, Wanchai, Hong Kong, not later than 4:30 p.m. on Friday, 18 August 2006.
By Order of the Board

Wilson W. S. Chan

Secretary

Hong Kong, 27 June 2006
As at the date of this announcement, the Board of Directors of the Company comprises Mr. Peter K. C. Woo, Mr. Gonzaga W. J. Li, Mr. Stephen T. H. Ng and Mr. Paul Y. C. Tsui, together with four independent Non-executive Directors, namely, Mr. Alexander S. K. Au, Mr. B. M. Chang, Mr. Kenneth W. S. Ting and Mr. William Turnbull.
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