
CAPITALISATION AND INDEBTEDNESS OF THE ISSUER

The following table sets forth the Issuer’s consolidated capitalisation and indebtedness as derived from

its audited consolidated financial statements as at and for the year ended 31 March 2025:

As at 31 March
2025

HK$’000
Capital and surplus . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .

Capital . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 10,000,000

Accumulated surplus . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 33,640,089

Total capital and surplus . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 43,640,089

Non-current liabilities
Debt securities issued . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 13,461,364

Total Capitalisation(1) . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 57,101,453

Note:

(1) Total capitalisation includes non-current liabilities and total capital and surplus.

Save for the issue on 16 May 2025 of HK$1,900,000,000 3.10 per cent. Notes due 2030, there has been no

material change in the Issuer’s total capitalisation and indebtedness since 31 March 2025.

– 152 –



BOOK-ENTRY CLEARANCE SYSTEMS

The information set out below is subject to any change in or reinterpretation of the rules, regulations and
procedures of Euroclear, Clearstream or the CMU (together, the “Clearing Systems”) currently in effect.
The information in this section concerning the Clearing Systems has been obtained from sources that the
Issuer believe to be reliable, but none of the Issuer, any Dealer nor any Arrangers takes any responsibility
for the accuracy thereof. Investors wishing to use the facilities of any of the Clearing Systems are advised
to confirm the continued applicability of the rules, regulations and procedures of the relevant Clearing
System. None of the Issuer nor any other party to the Agency Agreement will have any responsibility or
liability for any aspect of the records relating to, or payments made on account of, beneficial ownership
interests in the Notes held through the facilities of any Clearing System or for maintaining, supervising or
reviewing any records relating to, or payments made on account of, such beneficial ownership interests.
Information in this section has been derived from the Clearing Systems.

The relevant Pricing Supplement will specify the Clearing System(s) applicable for each Series.

Clearing Systems

Euroclear and Clearstream

Euroclear and Clearstream each holds securities for its customers and facilitates the clearance and
settlement of securities transactions by electronic book-entry transfer between their respective
accountholders. Euroclear and Clearstream provide various services including safekeeping,
administration, clearance and settlement of internationally traded securities and securities lending and
borrowing. Euroclear and Clearstream also deal with domestic securities markets in several countries
through established depositary and custodial relationships. Euroclear and Clearstream have established
an electronic bridge between their two systems across which their respective participants may settle
trades with each other.

Euroclear and Clearstream customers are world-wide are financial institutions, including underwriters,
securities brokers and dealers, banks, trust companies and clearing corporations. Indirect access to
Euroclear and Clearstream is available to other institutions that clear through or maintain a custodial
relationship with an accountholder of either system.

CMU

The CMU is a central depositary service provided by the Central Moneymarkets Unit of the HKMA for
the safe custody and electronic trading between the members of this service (“CMU Members”) of
capital markets instruments (“CMU Instruments”) which are specified in the CMU Reference Manual as
capable of being held within the CMU.

The CMU is only available for CMU Instruments issued by a CMU Member or by a person for whom a
CMU Member acts as agent for the purposes of lodging instruments issued by such persons. Membership
of the CMU is open to financial institutions regulated by the HKMA, Securities and Futures Commission,
Insurance Authority or Mandatory Provident Fund Schemes Authority. For further details on the full
range of the CMU’s custodial services, please refer to the CMU Reference Manual.

The CMU has an income distribution service which is a service offered by the CMU to facilitate the
distribution of interest, coupon or redemption proceeds (collectively, the “income proceeds”) by CMU
Members who are paying agents to the legal title holders of CMU Instruments via the CMU system.
Furthermore, the CMU has a corporate action platform which allows an issuer (or its agent) to make an
announcement/notification of a corporate action and noteholders to submit the relevant certification. For
further details, please refer to the CMU Reference Manual.
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An investor holding an interest through an account with either Euroclear or Clearstream in any Notes held

in the CMU will hold that interest through the respective accounts which Euroclear and Clearstream each

have with the CMU.

Book-Entry Ownership

Bearer Notes

The Issuer has made applications to Euroclear and Clearstream for acceptance in their respective

book-entry systems in respect of any Series of Bearer Notes. The Issuer may also apply to have Bearer

Notes accepted for clearance through the CMU. In respect of Bearer Notes, a Temporary Bearer Global

Note and/or a Permanent Bearer Global Note will be deposited with a common depositary for Euroclear

and Clearstream or a sub-custodian for the CMU. Transfers of interests in a Temporary Bearer Global

Note or a Permanent Bearer Global Note will be made in accordance with the normal market debt

securities operating procedures of the CMU, Euroclear and Clearstream.

Registered Notes

The Issuer has made applications to Euroclear and Clearstream for acceptance in their respective

book-entry systems in respect of the Notes to be represented by a Registered Global Note. Each Series of

Registered Notes will have an International Securities Identification Number (“ISIN”) and a Common

Code, or a CMU Instrument Number. Investors in Notes of such Series may hold their interests in a

Registered Global Note through Euroclear or Clearstream. Registered Global Notes may also be

deposited with a sub-custodian for the HKMA as operator of the CMU.
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TAXATION

The following is a general description of certain tax considerations relating to the Notes and is based on
the law and relevant interpretations thereof in effect as at the date of this Offering Circular, all of which
are subject to change, and does not constitute legal or taxation advice. It does not purport to be a
complete analysis of all tax considerations relating to the Notes, whether in those jurisdictions or
elsewhere.

Prospective purchasers of the Notes should consult their own tax advisers as to which jurisdiction’s tax
laws could be relevant to acquiring, holding and disposing of the Notes and receiving payments of
interest, principal and/or other amounts under the Notes and the consequences of such actions under the
tax laws of those jurisdictions. It is emphasised that neither the Issuer, the Group, the Dealers nor any
other persons involved in the Programme accepts responsibility for any tax effects or liabilities resulting
from the subscription for purchase, holding or disposal of the Notes.

Hong Kong

Withholding Tax

No withholding tax is payable in Hong Kong in respect of payments of principal or interest on the Notes
or in respect of any capital gains arising from the sale of the Notes.

Profits Tax

Hong Kong profits tax is chargeable on every person carrying on a trade, profession or business in Hong
Kong in respect of profits arising in or derived from Hong Kong from such trade, profession or business
(excluding profits arising from the sale of capital assets).

Interest on the Notes may be deemed to be profits arising in or derived from Hong Kong from a trade,
profession or business carried on in Hong Kong in the following circumstances:

(i) interest on the Notes is derived from Hong Kong and is received by or accrues to a corporation
carrying on a trade, profession or business in Hong Kong;

(ii) interest on the Notes is derived from Hong Kong and is received by or accrues to a person, other
than a corporation, carrying on a trade, profession or business in Hong Kong and is in respect of the
funds of that trade, profession or business;

(iii) interest on the Notes is received by or accrues to a financial institution (as defined in the Inland
Revenue Ordinance (Cap. 112) of Hong Kong (the “IRO”)) and arises through or from the carrying
on by the financial institution of its business in Hong Kong; or

(iv) interest on the Notes is received by or accrues to a corporation, other than a financial institution,
and arises through or from the carrying on in Hong Kong by the corporation of its intra-group
financing business (within the meaning of section 16(3) of the IRO).

Sums received by or accrued to a financial institution by way of gains or profits arising through or from
the carrying on by the financial institution of its business in Hong Kong from the sale, disposal or
redemption of Notes will be subject to Hong Kong profits tax. Sums received by or accrued to a
corporation, other than a financial institution, by way of gains or profits arising through or from the
carrying on in Hong Kong by the corporation of its intra-group financing business (within the meaning of
section 16(3) of the IRO) from the sale, disposal or other redemption of Notes will be subject to Hong
Kong profits tax.
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Sums derived from the sale, disposal or redemption of Notes will be subject to Hong Kong profits tax

where received by or accrued to a person, other than a financial institution, who carries on a trade,

profession or business in Hong Kong and the sum has a Hong Kong source unless otherwise exempted.

The source of such sums will generally be determined by having regard to the manner in which the Notes

are acquired and disposed of.

In addition, the Inland Revenue (Amendment) (Taxation on Specified Foreign-sourced Income)

Ordinance 2022 of Hong Kong (the “Amendment Ordinance”) came into effect on 1 January 2023.

Under the Amendment Ordinance, certain foreign-sourced interest on the Notes accrued to an MNE entity

(as defined in the Amendment Ordinance) carrying on a trade, profession or business in Hong Kong are

regarded as arising in or derived from Hong Kong and subject to Hong Kong profits tax when they are

received in Hong Kong. The Amendment Ordinance also provides for relief against double taxation in

respect of certain foreign-sourced income and transitional matters.

In certain circumstances, Hong Kong profits tax exemptions (such as concessionary tax rates) may be

available. Investors are advised to consult their own tax advisors to ascertain the applicability of any

exemptions to their individual position.

Stamp Duty

Stamp duty will not be payable on the issue of Bearer Notes provided that either:

(i) such Bearer Notes are denominated in a currency other than the currency of Hong Kong and are not

repayable in any circumstances in the currency of Hong Kong; or

(ii) such Bearer Notes constitute loan capital (as defined in the Stamp Duty Ordinance (Cap. 117) of

Hong Kong) (the “SDO”).

If stamp duty is payable, it is payable by the Issuer on the issue of Bearer Notes at a rate of 3 per cent. of

the market value of the Bearer Notes at the time of issue.

No stamp duty will be payable on any subsequent transfer of Bearer Notes.

No stamp duty is payable on the issue of Registered Notes. Stamp duty may be payable on any transfer of

Registered Notes if the relevant transfer is required to be registered in Hong Kong. Stamp duty will,

however, not be payable on any transfer of Registered Notes provided that either:

(i) such Registered Notes are denominated in a currency other than the currency of Hong Kong and are

not repayable in any circumstances in the currency of Hong Kong; or

(ii) such Registered Notes constitute loan capital (as defined in the SDO).

With effect from 17 November 2023, if stamp duty applies to the transfer of Registered Notes require to

be registered in Hong Kong and which are not otherwise exempt it will be payable at the rate of 0.2 per

cent. (of which 0.1 per cent. is payable by the seller and 0.1 per cent. is payable by the purchaser)

normally by reference to the consideration or its value, whichever is higher. In addition, stamp duty is

payable at the fixed rate of HK$5 on each instrument of transfer executed in relation to any transfer of the

Registered Notes if the relevant transfer is required to be registered in Hong Kong.
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FATCA

Pursuant to certain provisions of the U.S. Internal Revenue Code of 1986, as amended, commonly known

as FATCA, a “foreign financial institution” may be required to withhold on certain payments it makes

(“foreign passthru payments”) to persons that fail to meet certain certification, reporting or related

requirements. The Issuer may be a foreign financial institution for these purposes. A number of

jurisdictions (including Hong Kong) have entered into, or have agreed in substance to, intergovernmental

agreements with the United States to implement FATCA (“IGAs”), which modify the way in which

FATCA applies in their jurisdictions. Certain aspects of the application of the FATCA provisions and

IGAs to instruments such as the Notes, including whether withholding would ever be required pursuant to

FATCA or an IGA with respect to payments on instruments such as the Notes, are uncertain and may be

subject to change. Even if withholding would be required pursuant to FATCA or an IGA with respect to

payments on instruments such as the Notes, proposed regulations have been issued that provide that such

withholding would not apply prior to the date that is two years after the date on which final regulations

defining foreign passthru payments are published in the U.S. Federal Register. In the preamble to the

proposed regulations, the U.S. Treasury Department indicated that taxpayers may rely on these proposed

regulations until the issuance of final regulations. Additionally, Notes characterised as debt (or which are

not otherwise characterised as equity and have a fixed term) for U.S. federal tax purposes that are issued

on or prior to the date that is six months after the date on which final regulations defining “foreign

passthru payments” are filed with the Federal Register generally would be “grandfathered” for purposes

of FATCA withholding unless materially modified after such date. However, if additional Notes (as

described under “Terms and Conditions of the Notes — Further Issues”) that are not distinguishable from

previously issued Notes are issued after the expiration of the grandfathering period and are subject to

withholding under FATCA, then withholding agents may treat all Notes, including the previously issued

Notes offered prior to the expiration of the grandfathering period, as subject to withholding under

FATCA. Noteholders should consult their own tax advisers regarding how these rules may apply to their

investment in the Notes. In the event any withholding would be required pursuant to FATCA or an IGA

with respect to payments on the Notes, no person will be required to pay additional amounts as a result of

the withholding.
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SUBSCRIPTION AND SALE

Summary of Programme Agreement

The Dealers have, in an amended and restated programme agreement dated 24 June 2024 (as further
amended and/or supplemented and/or restated from time to time, the “Programme Agreement”), agreed
with the Issuer a basis on which they or any of them may from time to time agree to purchase Notes. Any
such agreement will extend to those matters stated under “Form of the Notes” and “Terms and Conditions
of the Notes”. Under the terms of the Programme Agreement, the Issuer will pay each relevant Dealer a
commission as agreed between them in respect of Notes subscribed by it. The Issuer has agreed to
reimburse the Dealers for certain of its expenses incurred and certain of their activities in connection with
the update of the Programme.

The Issuer has agreed to indemnify the Dealers against certain liabilities in connection with the offer and
sale of the Notes. The Programme Agreement entitles the Dealers to terminate any agreement that they
make to subscribe Notes in certain circumstances prior to payment for such Notes being made to the
Issuer.

The Dealers and their affiliates are full service financial institutions engaged in various activities which
may include securities trading, commercial and investment banking, financial advice, investment
management, principal investment, hedging, financing and brokerage activities. Each of the Dealers and
certain of their respective affiliates may have performed, and may in the future perform, certain
investment banking and advisory services for the Issuer and/or its affiliates from time to time for which
they have received customary fees and expenses and may, from time to time, engage in transactions with
and perform services for the Issuer and/or its affiliates in the ordinary course of their business.

In the ordinary course of their various business activities, the relevant Dealers and/or their respective
affiliates may enter into transactions, including credit derivatives, such as asset swaps, repackaging and
credit default swaps relating to the Notes and/or other securities of the Issuer or its subsidiaries or
associates at the same time as the offer and sale of the Notes or in secondary market transactions. Such
transactions would be carried out as bilateral trades with selected counterparties and separately from any
existing sale or resale of the Notes to which this Offering Circular relates (notwithstanding that such
selected counterparties may also be purchasers of the Notes). The relevant Dealers and/or their respective
affiliates may place orders for, purchase and be allocated Notes for asset management and/or proprietary
purposes and not with a view to distribution (and such order, purchase and allocation may represent a
substantial or significant portion of the total orders or total amount of Notes issued). Such persons do not
intend to disclose the extent of any such investment or transactions otherwise than in accordance with any
legal or regulatory obligation to do so.

Notice to Capital Market Intermediaries and Prospective Investors pursuant to Paragraph 21 of the
Hong Kong SFC Code of Conduct — Important Notice to CMIs (including private banks)

This notice to CMIs (including private banks) is a summary of certain obligations the SFC Code imposes
on CMIs, which require the attention and cooperation of other CMIs (including private banks). Certain
CMIs may also be acting as OCs for the relevant CMI Offering and are subject to additional requirements
under the SFC Code. The application of these obligations will depend on the role(s) undertaken by the
relevant Dealer(s) in respect of each CMI Offering.

Prospective investors who are the directors, employees or major shareholders of the Issuer, a CMI or its
group companies would be considered under the SFC Code as having an Association with the Issuer, the
CMI or the relevant group company. CMIs should specifically disclose whether their investor clients have
any Association when submitting orders for the relevant Notes. In addition, private banks should take all
reasonable steps to identify whether their investor clients may have any Associations with the Issuer or
any CMI (including its group companies) and inform the relevant Dealers accordingly.
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CMIs are informed that, unless otherwise notified, the marketing and investor targeting strategy for the
relevant CMI Offering includes institutional investors, sovereign wealth funds, pension funds, hedge
funds, family offices and high net worth individuals, in each case, subject to the selling restrictions and
any MiFID II product governance language or any UK MiFIR product governance language set out
elsewhere in this Offering Circular and/or the applicable Pricing Supplement.

CMIs should ensure that orders placed are bona fide, are not inflated and do not constitute duplicated
orders (i.e. two or more corresponding or identical orders placed via two or more CMIs). CMIs should
enquire with their investor clients regarding any orders which appear unusual or irregular. CMIs should
disclose the identities of all investors when submitting orders for the relevant Notes (except for omnibus
orders where underlying investor information may need to be provided to any OCs when submitting
orders). Failure to provide underlying investor information for omnibus orders, where required to do so,
may result in that order being rejected. CMIs should not place “X-orders” into the order book.

CMIs should segregate and clearly identify their own proprietary orders (and those of their group
companies, including private banks as the case may be) in the order book and book messages.

CMIs (including private banks) should not offer any rebates to prospective investors or pass on any
rebates provided by the Issuer. In addition, CMIs (including private banks) should not enter into
arrangements which may result in prospective investors paying different prices for the relevant Notes.
CMIs are informed that a private bank rebate may be payable as stated above and in the applicable Pricing
Supplement, or otherwise notified to prospective investors.

The SFC Code requires that a CMI disclose complete and accurate information in a timely manner on the
status of the order book and other relevant information it receives to targeted investors for them to make
an informed decision. In order to do this, those Dealers in control of the order book should consider
disclosing order book updates to all CMIs.

When placing an order for the relevant Notes, private banks should disclose, at the same time, if such
order is placed other than on a “principal” basis (whereby it is deploying its own balance sheet for onward
selling to investors). Private banks who do not provide such disclosure are hereby deemed to be placing
their order on such a “principal” basis. Otherwise, such order may be considered to be an omnibus order
pursuant to the SFC Code. Private banks should be aware that placing an order on a “principal” basis may
require the relevant affiliated Dealer(s) (if any) to categorise it as a proprietary order and apply the
“proprietary orders” requirements of the SFC Code to such order and will result in that private bank not
being entitled to, and not being paid, any rebate.

In relation to omnibus orders, when submitting such orders, CMIs (including private banks) that are
subject to the SFC Code should disclose underlying investor information in respect of each order
constituting the relevant omnibus order (failure to provide such information may result in that order being
rejected). Underlying investor information in relation to omnibus orders should consist of:

(a) The name of each underlying investor;

(b) A unique identification number for each investor;

(c) Whether an underlying investor has any “Associations” (as used in the SFC Code);

(d) Whether any underlying investor order is a “Proprietary Order” (as used in the SFC Code);

(e) Whether any underlying investor order is a duplicate order.
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Underlying investor information in relation to omnibus order should be sent to the Dealers named in the

relevant Pricing Supplement.

To the extent information being disclosed by CMIs and investors is personal and/or confidential in nature,

CMIs (including private banks) agree and warrant: (A) to take appropriate steps to safeguard the

transmission of such information to any OCs; and (B) that they have obtained the necessary consents from

the underlying investors to disclose such information to any OCs. By submitting an order and providing

such information to any OCs, each CMI (including private banks) further warrants that they and the

underlying investors have understood and consented to the collection, disclosure, use and transfer of such

information by any OCs and/or any other third parties as may be required by the SFC Code, including to

the Issuer, relevant regulators and/or any other third parties as may be required by the SFC Code, for the

purpose of complying with the SFC Code, during the bookbuilding process for the relevant CMI Offering.

CMIs that receive such underlying investor information are reminded that such information should be

used only for submitting orders in the relevant CMI Offering. The relevant Dealers may be asked to

demonstrate compliance with their obligations under the SFC Code, and may request other CMIs

(including private banks) to provide evidence showing compliance with the obligations above (in

particular, that the necessary consents have been obtained). In such event, other CMIs (including private

banks) are required to provide the relevant Dealers with such evidence within the timeline requested.

Selling Restrictions

United States

The Notes have not been and will not be registered under the Securities Act, or the securities laws of any

state or other jurisdiction of the United States, and may not be offered or sold within the United States

except in certain transactions exempt from or not subject to, the registration requirements of the

Securities Act. Terms used in this paragraph have the meanings given to them by Regulation S under the

Securities Act.

Notes in bearer form are subject to U.S. tax law requirements and may not be offered, sold or delivered

within the United States or its possessions or to a U.S. person, except in certain transactions permitted by

U.S. Treasury regulations. Terms used in this paragraph have the meanings given to them by the U.S.

Internal Revenue Code of 1986 and Treasury regulations promulgated thereunder. The applicable Pricing

Supplement will identify whether TEFRA C rules or TEFRA D rules apply or whether TEFRA is not

applicable.

The Notes are being offered and sold only outside the United States in reliance on, and in compliance

with, Regulation S.

Until 40 days after the commencement of the offering of any Series of Notes, an offer or sale of such

Notes within the United States by any dealer (whether or not participating in the offering) may violate the

registration requirements of the Securities Act if such offer or sale is made otherwise than in accordance

with an available exemption from registration under the Securities Act.

Each issuance of Index Linked Notes or Dual Currency Notes shall be subject to such additional U.S.

selling restrictions as the Issuer and the relevant Dealer may agree as a term of the issuance and purchase

of such Notes, which additional selling restrictions shall be set out in the applicable Pricing Supplement.
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Prohibition of Sales to EEA Retail Investors

Unless the Pricing Supplement in respect of any Notes specifies “Prohibition of Sales to EEA Retail
Investors” as “Not Applicable”, each Dealer has represented and agreed, and each further Dealer
appointed under the Programme will be required to represent and agree, that it has not offered, sold or
otherwise made available and will not offer, sell or otherwise make available any Notes which are the
subject of the offering contemplated by this Offering Circular as completed by the Pricing Supplement in
relation thereto to any retail investor in the European Economic Area. For the purposes of this provision:

(a) the expression “retail investor” means a person who is one (or more) of the following:

(i) a retail client as defined in point (11) of Article 4(1) of Directive 2014/65/EU (as amended,
“MiFID II”); or

(ii) a customer within the meaning of Directive (EU) 2016/97 (as amended, the “Insurance
Distribution Directive”), where that customer would not qualify as a professional client as
defined in point (10) of Article 4(1) of MiFID II; or

(iii) not a qualified investor as defined in Regulation (EU) 2017/1129 (as amended, the
“Prospectus Regulation”); and

(b) the expression an “offer” includes the communication in any form and by any means of sufficient
information on the terms of the offer and the Notes to be offered so as to enable an investor to
decide to purchase or subscribe for the Notes.

If the Pricing Supplement in respect of any Notes specifies “Prohibition of Sales to EEA Retail Investors”
as “Not Applicable”, in relation to each Member State of the European Economic Area, each Dealer has
represented and agreed, and each further Dealer appointed under the Programme will be required to
represent and agree, that it has not made and will not make an offer of Notes which are the subject of the
offering contemplated by this Offering Circular as completed by the Pricing Supplement in relation
thereto to the public in that Member State except that it may make an offer of such Notes to the public in
that Member State:

(a) Approved prospectus: if the Pricing Supplement in relation to the Notes specifies that an offer of
those Notes may be made other than pursuant to Article 1(4) of the Prospectus Regulation in that
Member State (a “Non-exempt Offer”), following the date of publication of a prospectus in
relation to such Notes which has been approved by the competent authority in that Member State
or, where appropriate approved in another Member State and notified to the competent authority in
that Member State, provided that any such prospectus has subsequently been completed by the
Pricing Supplement contemplating such Non-exempt Offer, in accordance with the Prospectus
Regulation, in the period beginning and ending on the dates specified in such prospectus or Pricing
Supplement, as applicable and the Issuer has consented in writing to its use for the purpose of that
Non-exempt Offer;

(b) Qualified Investors: at any time to any legal entity which is a qualified investor as defined in the
Prospectus Regulation;

(c) Fewer than 150 offerees: at any time to fewer than 150 natural or legal persons (other than qualified
investors as defined in the Prospectus Regulation) subject to obtaining the prior consent of the
relevant Dealer or Dealers nominated by the Issuer for any such offer; or

(d) Other exempt offers: at any time in any other circumstances falling within Article 1(4) of the
Prospectus Regulation,
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provided that no such offer of Notes referred to in (b) to (d) above shall require the Issuer or any Dealer
to publish a prospectus pursuant to Article 3 of the Prospectus Regulation or supplement a prospectus
pursuant to Article 23 of the Prospectus Regulation.

For the purposes of this provision, the expression an “offer of Notes to the public” in relation to any
Notes in any Member State means the communication in any form and by any means of sufficient
information on the terms of the offer and the Notes to be offered so as to enable an investor to decide to
purchase or subscribe for the Notes and the expression “Prospectus Regulation” means Regulation (EU)
2017/1129, as amended.

United Kingdom

Prohibition of Sales to UK Retail Investors

Unless the Pricing Supplement in respect of any Notes specifies “Prohibition of Sales to UK Retail
Investors” as “Not Applicable”, each Dealer has represented and agreed, and each further Dealer
appointed under the Programme will be required to represent and agree, that it has not offered, sold or
otherwise made available and will not offer, sell or otherwise make available any Notes which are the
subject of the offering contemplated by this Offering Circular as completed by the Pricing Supplement in
relation thereto to any retail investor in the United Kingdom. For the purposes of this provision:

(a) the expression “retail investor” means a person who is one (or more) of the following:

(i) a retail client, as defined in point (8) of Article 2 of Regulation (EU) No 2017/565 as it forms
part of domestic law by virtue of the European Union (Withdrawal) Act 2018 (“EUWA”); or

(ii) a customer within the meaning of the provisions of the FSMA and any rules or regulations
made under the FSMA to implement Directive (EU) 2016/97, where that customer would not
qualify as a professional client, as defined in point (8) of Article 2(1) of Regulation (EU) No
600/2014 as it forms part of domestic law by virtue of the EUWA; or

(iii) not a qualified investor as defined in Article 2 of the UK Prospectus Regulation; and

(b) the expression an “offer” includes the communication in any form and by any means of sufficient
information on the terms of the offer and the Notes to be offered so as to enable an investor to
decide to purchase or subscribe for the Notes.

If the Pricing Supplement in respect of any Notes specifies “Prohibition of Sales to UK Retail Investors”
as “Not Applicable”, each Dealer has represented and agreed, and each further Dealer appointed under
the Programme will be required to represent and agree, that it has not made and will not make an offer of
Notes which are the subject of the offering contemplated by this Offering Circular as completed by the
Pricing Supplement in relation thereto to the public in the United Kingdom except that it may make an
offer of such Notes to the public in the United Kingdom:

(a) Approved prospectus: if the Pricing Supplement in relation to the Notes specifies that an offer of
those Notes may be made other than pursuant to section 86 of the FSMA (a “Public Offer”),
following the date of publication of a prospectus in relation to such Notes which has been approved
by the Financial Conduct Authority, provided that any such prospectus has subsequently been
completed by Pricing Supplement contemplating such Public Offer, in the period beginning and
ending on the dates specified in such prospectus or the Pricing Supplement, as applicable, and the
Issuer has consented in writing to its use for the purpose of that Public Offer;

(b) Qualified Investors: at any time to any legal entity which is a qualified investor as defined in
Article 2 of the UK Prospectus Regulation;
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(c) Fewer than 150 offerees: at any time to fewer than 150 natural or legal persons (other than qualified

investors as defined in Article 2 of the UK Prospectus Regulation) in the United Kingdom subject

to obtaining the prior consent of the relevant Dealer or Dealers nominated by the Issuer for any

such offer; or

(d) Other exempt offers: at any time in any other circumstances falling within section 86 of the FSMA,

provided that no such offer of Notes referred to in (b) to (d) above shall require the Issuer or any Dealer

to publish a prospectus pursuant to Section 85 of the FSMA or supplement a prospectus pursuant to

Article 23 of the UK Prospectus Regulation.

For the purposes of this provision the expression an “offer of Notes to the public” in relation to any

Notes means the communication in any form and by any means of sufficient information on the terms of

the offer and the Notes to be offered so as to enable an investor to decide to purchase or subscribe for the

Notes; and the expression “UK Prospectus Regulation” means Regulation (EU) 2017/1129 as it forms

part of domestic law by virtue of the EUWA.

Other UK regulatory restrictions

Each Dealer has represented and agreed, and each further Dealer appointed under the Programme will be

required to represent and agree, that:

(a) No deposit-taking: in relation to any Notes having a maturity of less than one year:

(i) it is a person whose ordinary activities involve it in acquiring, holding, managing or

disposing of investments (as principal or agent) for the purposes of its business; and

(ii) it has not offered or sold and will not offer or sell any Notes other than to persons:

(A) whose ordinary activities involve them in acquiring, holding, managing or disposing

of investments (as principal or as agent) for the purposes of their businesses; or

(B) who it is reasonable to expect will acquire, hold, manage or dispose of investments

(as principal or agent) for the purposes of their businesses,

where the issue of the Notes would otherwise constitute a contravention of Section 19 of the FSMA

by the Issuer;

(b) Financial promotion: it has only communicated or caused to be communicated and will only

communicate or cause to be communicated an invitation or inducement to engage in investment

activity (within the meaning of Section 21 of the FSMA) received by it in connection with the issue

or sale of any Notes in circumstances in which Section 21(1) of the FSMA does not apply to the

Issuer; and

(c) General compliance: it has complied and will comply with all applicable provisions of the FSMA

with respect to anything done by it in relation to any Notes in, from or otherwise involving the

United Kingdom.
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Hong Kong

In relation to each Tranche of Notes to be issued by the Issuer under the Programme, each Dealer has

represented, warranted and agreed, and each further Dealer appointed under the Programme will be

required to represent, warrant and agree, that:

(a) it has not offered or sold and will not offer or sell in Hong Kong, by means of any document, any

Notes, except for Notes which are a “structured product” as defined in the Securities and Futures

Ordinance (Cap. 571) of Hong Kong (the “SFO”), other than (i) to “professional investors” as

defined in the SFO and any rules made under the SFO; or (ii) in other circumstances which do not

result in the document being a “prospectus” as defined in the Companies (Winding Up and

Miscellaneous Provisions) Ordinance (Cap. 32) of Hong Kong (the “C(WUMP)O”) or which do

not constitute an offer to the public within the meaning of the C(WUMP)O; and

(b) it has not issued or had in its possession for the purposes of issue, and will not issue or have in its

possession for the purposes of issue, whether in Hong Kong or elsewhere, any advertisement,

invitation or document relating to the Notes, which is directed at, or the contents of which are

likely to be accessed or read by, the public of Hong Kong (except if permitted to do so under the

securities laws of Hong Kong) other than with respect to Notes which are or are intended to be

disposed of only to persons outside Hong Kong or only to “professional investors” as defined in the

SFO and any rules made under the SFO.

The People’s Republic of China

Each Dealer has represented and agreed and each further Dealer appointed under the Programme will be

required to represent and agree, that neither it nor any of its affiliates has offered or sold or will offer or

sell any of the Notes in the People’s Republic of China (excluding Hong Kong, Macau and Taiwan) or to

residents of the PRC as part of the initial distribution of the Notes unless such offer or sale is made in

compliance with all applicable laws and regulations of the PRC.

Japan

Each Dealer has understood, and each further Dealer appointed under the Programme will be required to

understand, that the Notes have not been and will not be registered under the Financial Instruments and

Exchange Act of Japan (Act No. 25 of 1948, as amended, the “Financial Instruments and Exchange
Act”). Accordingly, each Dealer has represented and agreed, and each further Dealer appointed under the

Programme will be required to represent and agree that it has not, directly or indirectly, offered or sold

and will not, directly or indirectly, offer or sell any Notes in Japan or to, or for the benefit of, any resident

of Japan (as defined under Item 5, Paragraph 1, Article 6 of the Foreign Exchange and Foreign Trade Act

(Act No. 228 of 1949, as amended)) or to others for re-offering or re-sale, directly or indirectly, in Japan

or to, or for the benefit of, any resident of Japan except pursuant to an exemption from the registration

requirements of, and otherwise in compliance with, the Financial Instruments and Exchange Act and

other relevant laws, regulations and ministerial guidelines of Japan.
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Singapore

Each Dealer has acknowledged, and each further Dealer appointed under the Programme will be required

to acknowledge, that this Offering Circular has not been registered as a prospectus with the Monetary

Authority of Singapore. Accordingly, each Dealer has represented, warranted and agreed, and each

further Dealer appointed under the Programme will be required to represent, warrant and agree, that it has

not offered or sold any Notes or caused the Notes to be made the subject of an invitation for subscription

or purchase and will not offer or sell any Notes or cause the Notes to be made the subject of an invitation

for subscription or purchase, and has not circulated or distributed, nor will it circulate or distribute, this

Offering Circular or any other document or material in connection with the offer or sale, or invitation for

subscription or purchase, of the Notes, whether directly or indirectly, to any person in Singapore other

than (i) to an institutional investor (as defined in Section 4A of the Securities and Futures Act 2001 of

Singapore, as modified or amended from time to time (the “SFA”)) pursuant to Section 274 of the SFA or

(ii) to an accredited investor (as defined in Section 4A of the SFA) pursuant to and in accordance with the

conditions specified in Section 275 of the SFA.

General

These selling restrictions may be modified by the agreement of the Issuer and the Dealers following a

change in a relevant law, regulation or directive. Any such modification will be set out in the Pricing

Supplement issued in respect of the issue of Notes to which it relates or in a supplement to this Offering

Circular.

No action has been taken in any jurisdiction that would permit a public offering of any of the Notes, or

possession or distribution of this Offering Circular or any other offering material or any Pricing

Supplement, in any country or jurisdiction where action for that purpose is required.

Each Dealer has agreed and each further Dealer appointed under the Programme will be required to agree

that it will, to the best of its knowledge and belief, comply with all applicable securities laws, regulations

and directives in force in each jurisdiction in which it purchases, offers, sells or delivers Notes or

possesses and will obtain any consent, approval or permission required by it for the purchase, offer, sale

or delivery by it of Notes under the laws and regulations in force in any jurisdiction to which it is subject

or in which it makes such purchases, offers, sales or deliveries or distributes this Offering Circular, any

other offering material or any Pricing Supplement and neither the Issuer, nor any other Dealer shall have

responsibility therefor.

Neither the Issuer nor any of the Dealers represents that Notes may at any time lawfully be sold in

compliance with any applicable registration or other requirements in any jurisdiction, or pursuant to any

exemption available thereunder, or assumes any responsibility for facilitating such sale.

If a jurisdiction requires that the offering be made by a licensed broker or dealer and the Dealers or any

affiliate of the Dealers is a licensed broker or dealer in that jurisdiction, such offering shall be deemed to

be made by the Dealers or such affiliate on behalf of the Issuer in such jurisdiction.
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GENERAL INFORMATION

(1) The Issuer has obtained all necessary consents, approvals and authorisations in Hong Kong in

connection with the establishment of the Programme and the issue of the Notes thereunder. The

establishment of the Programme have been duly authorised by resolutions of the Board of the

Issuer dated 23 June 2009. The update of the Programme, the issue of the Notes thereunder and the

issue of this Offering Circular have been duly authorised by resolutions of the Board of the Issuer

dated 25 April 2024 and the approval of the Financial Secretary which was notified to the Issuer in

a letter dated 13 July 2023.

(2) Save as disclosed in this Offering Circular, there has been no significant change in the financial or

trading position of the Issuer or of the Group since 31 March 2025 and no material adverse change

in the financial position or prospects of the Issuer or of the Group since 31 March 2025.

(3) The Issuer is not and has not been involved in any litigation or arbitration proceedings (including

any proceedings which are pending or threatened of which the Issuer is aware) which may have or

have had in the 12 months preceding the date of this Offering Circular a significant effect on the

financial position of the Issuer or the Group.

(4) Each Bearer Note, Receipt, Coupon and Talon will bear the following legend: “Any United States

person who holds this obligation will be subject to limitations under the United States income tax

laws, including the limitations provided in sections 165(j) and 1287(a) of the Internal Revenue

Code”.

(5) Application has been made to the Hong Kong Stock Exchange for the listing of the Programme

under which Notes may be issued by way of debt issues to Professional Investors only for the

12-month period after the date of this Offering Circular on the Hong Kong Stock Exchange. The

issue price of Notes listed on the Hong Kong Stock Exchange will be expressed as a percentage of

their nominal amount. Notes to be listed on the Hong Kong Stock Exchange are required to have a

denomination of at least HK$500,000 (or equivalent in other currencies).

(6) For so long as Notes may be issued pursuant to this Offering Circular, the following documents

will be (a) available during normal business hours (being between 9:00 a.m. and 3:00 p.m.,

Monday to Friday, other than public holidays) for inspection from the specified office of the

Paying Agent for the time being in Hong Kong following prior written request and proof of holding

and identity to the satisfaction of the Paying Agent; or (b) provided by the Paying Agent via email

to the relevant Noteholders following prior written request and proof of holding and identity

satisfactory to the Paying Agent, and in each case, provided that the Paying Agent has been

supplied with the relevant documents by the Issuer. The items listed at (iv), (v), (vi) and (vii) are

also available at the headquarters of the URA:

(i) the Agency Agreement (which includes the form of the Global Notes, the definitive Notes,

the Coupons, the Receipts and the Talons);

(ii) the Programme Agreement;

(iii) the Deed of Covenant;
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(iv) the audited consolidated financial statements of the Issuer in respect of the financial years

ended 31 March 2024 and 31 March 2025 (the Issuer currently prepares audited

consolidated financial statements on an annual basis and does not prepare annual

non-consolidated financial statements other than the balance sheet);

(v) the most recently published audited annual financial statements of the Issuer and the most

recently published unaudited interim financial statements of the Issuer (if any) from time to

time;

(vi) a copy of this Offering Circular; and

(vii) any future offering circulars, prospectuses, information memoranda and supplements

including Pricing Supplements (save that a Pricing Supplement relating to an unlisted Series

of Notes will only be available for inspection by a holder of any such Notes and such holder

must produce evidence satisfactory to the Issuer or the relevant Paying Agent as to its

holding of Notes and identity) to this Offering Circular and any other documents

incorporated herein or therein by reference.

(7) Notes have been accepted for clearance through the Euroclear and Clearstream systems. The

appropriate Common Code and ISIN for each Tranche of Notes allocated by Euroclear and

Clearstream will be specified in the applicable Pricing Supplement. The Issuer may also apply to

have Notes accepted for clearance through the CMU Service. The relevant CMU Instrument

Number will be specified in the applicable Pricing Supplement. If the Notes are to be cleared

through an additional or alternative clearing system, the appropriate information will be specified

in the applicable Pricing Supplement.

(8) The consolidated financial statements of the Issuer as at and for the years ended 31 March 2024

and 2025 included in this Offering Circular have been audited by its independent auditor, KPMG,

Certified Public Accountants, as stated in their reports appearing therein.
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INDEPENDENT AUDITOR’S REPORT
TO THE MEMBERS OF THE BOARD OF THE URBAN RENEWAL AUTHORITY
(Incorporated in Hong Kong under the Urban Renewal Authority Ordinance)

Opinion

We have audited the consolidated financial statements of Urban Renewal Authority (the “Authority”) and

its subsidiaries (together the “Group”) set out on pages 9 to 56, which comprise the consolidated

statement of financial position as at 31 March 2025, the consolidated statement of comprehensive

income, the consolidated statement of changes in equity and the consolidated statement of cash flows for

the year then ended and notes, comprising material accounting policy information and other explanatory

information.

In our opinion, the consolidated financial statements give a true and fair view of the consolidated

financial position of the Group as at 31 March 2025 and of its consolidated financial performance and its

consolidated cash flows for the year then ended in accordance with HKFRS Accounting Standards

(“HKFRSs”) issued by the Hong Kong Institute of Certified Public Accountants (“HKICPA”) and have

been properly prepared in compliance with the disclosure requirements of the Hong Kong Companies

Ordinance.

Basis for opinion

We conducted our audit in accordance with Hong Kong Standards on Auditing (“HKSAs”) issued by the

HKICPA. Our responsibilities under those standards are further described in the Auditor’s

responsibilities for the audit of the consolidated financial statements section of our report. We are

independent of the Group in accordance with the HKICPA’s Code of Ethics for Professional Accountants

(“the Code”) and we have fulfilled our other ethical responsibilities in accordance with the Code. We

believe that the audit evidence we have obtained is sufficient and appropriate to provide a basis for our

opinion.

Key audit matter

Key audit matter is the matters that, in our professional judgement, was of most significance in our audit

of the consolidated financial statements of the current period. This matter was addressed in the context of

our audit of the consolidated financial statements as a whole and in forming our opinion thereon and we

do not provide a separate opinion on this matter.
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INDEPENDENT AUDITOR’S REPORT
TO THE MEMBERS OF THE BOARD OF THE URBAN RENEWAL AUTHORITY
(Incorporated in Hong Kong under the Urban Renewal Authority Ordinance)
(CONTINUED)

Valuation of properties under development and property, plant and equipment

(Refer to notes 6(a), 8 and 9 to the consolidated financial statements and accounting policy notes 2(g),
2(h)(ii) and 2(k))

The Key Audit Matter How the matter was addressed in our audit

Properties under development and property, plant
and equipment are the major assets of the Group,
which accounted for 46% and 12% of the Group’s
total assets, respectively.

Recent economic environment in Hong Kong
could lead to volatility on property valuations
and therefore it would result in an indication of
impairment for the properties held by the Group
(including those under property, plant and
equipment). Impairment assessments have been
performed to determine the recoverable amounts
of these assets. The recoverable amounts of these
assets are primarily determined based on their
fair value less costs of disposal, and the
valuations of such are performed by management
with the assistance of an external valuer. Such
valuations involve significant management
judgement and estimation, part icularly in
determing prevailing market rents, capitalisation
rates, market selling prices and/or estimated
costs to completion (for properties under
development) where applicable.

We identified the valuation of properties under
development and property, plant and equipment
as a key audit matter because the valuations of
these assets involves significant judgement and
estimation, which increase the risk of error or
potential management bias.

Our audit procedures to assess the valuation of
properties under development and property, plant
and equipment included the following:

• Obtaining and reading the valuations prepared
by management with the assistance of the
external valuer;

• meeting the management and external valuer
to discuss the valuation methodologies and
the key assumptions adopted in the valuations
of the underlying propert ies, including
prevailing market rents, capitalisation rates,
market selling prices and/or estimated costs
to completion (for propert ies under
development) where applicable adopted in the
valuations of the underlying properties;

• assessing the competence, capabilities and
objectivity of the external valuer in the
properties being valued; and

• with the assistance of our internal property
valuation special is ts , assessing the
appropriateness of the valuation
methodologies adopted with reference to the
requirements of the prevailing accounting
standards and the reasonableness of the
market rents, capitalisation rates, market
selling prices and/or estimated costs to
completion (for propert ies under
development) where applicable, with
available market data and/or government
statistics, on a sample basis.
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INDEPENDENT AUDITOR’S REPORT
TO THE MEMBERS OF THE BOARD OF THE URBAN RENEWAL AUTHORITY
(Incorporated in Hong Kong under the Urban Renewal Authority Ordinance)
(CONTINUED)

Information other than the consolidated financial statements and auditor’s report thereon

The Board members are responsible for the other information. The other information comprises all the

information included in the annual report, other than the consolidated financial statements and our

auditor’s report thereon. We obtained Report of the Members of the Board prior to the date of this

auditor’s report and expect the remaining other information to be made available to us after that date.

Our opinion on the consolidated financial statements does not cover the other information and we do not

express any form of assurance conclusion thereon.

In connection with our audit of the consolidated financial statements, our responsibility is to read the

other information identified above and, in doing so, consider whether the other information is materially

inconsistent with the consolidated financial statements or our knowledge obtained in the audit or

otherwise appears to be materially misstated.

If, based on the work we have performed on the other information that we obtained prior to the date of this

auditor’s report, we conclude that there is a material misstatement of this other information, we are

required to report that fact. We have nothing to report in this regard.

Responsibilities of the Board members for the consolidated financial statements

The Board members are responsible for the preparation of the consolidated financial statements that give

a true and fair view in accordance with HKFRSs issued by the HKICPA and the disclosure requirements

of the Hong Kong Companies Ordinance and for such internal control as the Board members determine is

necessary to enable the preparation of consolidated financial statements that are free from material

misstatement, whether due to fraud or error.

In preparing the consolidated financial statements, the Board members are responsible for assessing the

Group’s ability to continue as a going concern, disclosing, as applicable, matters related to going concern

and using the going concern basis of accounting unless the Board members either intend to liquidate the

Group or to cease operations, or have no realistic alternative but to do so.

The Board members are assisted by the Audit Committee in discharging their responsibilities for

overseeing the Group’s financial reporting process.

Auditor’s responsibilities for the audit of the consolidated financial statements

Our objectives are to obtain reasonable assurance about whether the consolidated financial statements as

a whole are free from material misstatement, whether due to fraud or error, and to issue an auditor’s

report that includes our opinion. This report is made solely to you, as a body, in accordance with section

18 of the Urban Renewal Authority Ordinance, and for no other purpose. We do not assume responsibility

towards or accept liability to any other person for the contents of this report.
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INDEPENDENT AUDITOR’S REPORT
TO THE MEMBERS OF THE BOARD OF THE URBAN RENEWAL AUTHORITY
(Incorporated in Hong Kong under the Urban Renewal Authority Ordinance)
(CONTINUED)

Auditor’s responsibilities for the audit of the consolidated financial statements (continued)

Reasonable assurance is a high level of assurance, but is not a guarantee that an audit conducted in

accordance with HKSAs will always detect a material misstatement when it exists. Misstatements can

arise from fraud or error and are considered material if, individually or in the aggregate, they could

reasonably be expected to influence the economic decisions of users taken on the basis of these

consolidated financial statements.

As part of an audit in accordance with HKSAs, we exercise professional judgement and maintain

professional scepticism throughout the audit. We also:

– Identify and assess the risks of material misstatement of the consolidated financial statements,

whether due to fraud or error, design and perform audit procedures responsive to those risks, and

obtain audit evidence that is sufficient and appropriate to provide a basis for our opinion. The risk

of not detecting a material misstatement resulting from fraud is higher than for one resulting from

error, as fraud may involve collusion, forgery, intentional omissions, misrepresentations, or the

override of internal control.

– Obtain an understanding of internal control relevant to the audit in order to design audit procedures

that are appropriate in the circumstances, but not for the purpose of expressing an opinion on the

effectiveness of the Group’s internal control.

– Evaluate the appropriateness of accounting policies used and the reasonableness of accounting

estimates and related disclosures made by the Board members.

– Conclude on the appropriateness of the Board members’ use of the going concern basis of

accounting and, based on the audit evidence obtained, whether a material uncertainty exists related

to events or conditions that may cast significant doubt on the Group’s ability to continue as a going

concern. If we conclude that a material uncertainty exists, we are required to draw attention in our

auditor’s report to the related disclosures in the consolidated financial statements or, if such

disclosures are inadequate, to modify our opinion. Our conclusions are based on the audit evidence

obtained up to the date of our auditor’s report. However, future events or conditions may cause the

Group to cease to continue as a going concern.

– Evaluate the overall presentation, structure and content of the consolidated financial statements,

including the disclosures, and whether the consolidated financial statements represent the

underlying transactions and events in a manner that achieves fair presentation.

– Plan and perform the group audit to obtain sufficient appropriate audit evidence regarding the

financial information of the entities or business units within the Group as a basis for forming an

opinion on the group financial statements. We are responsible for the direction, supervision and

review of the audit work performed for purposes of the group audit. We remain solely responsible

for our audit opinion.
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INDEPENDENT AUDITOR’S REPORT
TO THE MEMBERS OF THE BOARD OF THE URBAN RENEWAL AUTHORITY
(Incorporated in Hong Kong under the Urban Renewal Authority Ordinance)
(CONTINUED)

Auditor’s responsibilities for the audit of the consolidated financial statements (continued)

We communicate with the Audit Committee regarding, among other matters, the planned scope and

timing of the audit and significant audit findings, including any significant deficiencies in internal

control that we identify during our audit.

We also provide the Audit Committee with a statement that we have complied with relevant ethical

requirements regarding independence and communicate with them all relationships and other matters that

may reasonably be thought to bear on our independence and, where applicable, actions taken to eliminate

threats or safeguards applied.

From the matters communicated with the Audit Committee, we determine those matters that were of most

significance in the audit of the consolidated financial statements of the current period and are therefore

the key audit matters. We describe these matters in our auditor’s report unless law or regulation precludes

public disclosure about the matter or when, in extremely rare circumstances, we determine that a matter

should not be communicated in our report because the adverse consequences of doing so would

reasonably be expected to outweigh the public interest benefits of such communication.

The engagement partner on the audit resulting in this independent auditor’s report is Chan, Terence Tin

Hang (practicing certificate number: P08060).

Certified Public Accountants

8th Floor, Prince’s Building

10 Chater Road

Central, Hong Kong

19 June 2025
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CONSOLIDATED STATEMENT OF COMPREHENSIVE INCOME
for the year ended 31 March 2025

(expressed in Hong Kong Dollars)

2025 2024
Note $’000 $’000

Revenue 5(a) 253,959 3,023,922
Direct costs (131,260) (3,599,198)

Gross surplus/(deficit) 122,699 (575,276)
Other income, net 5(b) 1,144,521 1,023,515
Administrative expenses (736,042) (675,779)
Other expenses (571,689) (603,490)

Operating deficit before provision for impairment
on properties and committed projects (40,511) (831,030)

Provision for impairment on properties and
committed projects, net 6(a) (2,678,910) (3,089,252)

Operating deficit before income tax 6 (2,719,421) (3,920,282)
Income tax expenses 7(a) – –

Deficit and total comprehensive income for the
year (2,719,421) (3,920,282)

The notes on pages 14 to 56 form part of these consolidated financial statements.
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CONSOLIDATED STATEMENT OF FINANCIAL POSITION
at 31 March 2025
(expressed in Hong Kong Dollars)

2025 2024
Note $’000 $’000

Non-current assets
Property, plant and equipment 8 7,616,116 7,883,903
Properties under development 9 28,329,072 21,048,425
Building rehabilitation loans 10 2,171 3,354
Prepayments 1,415,538 604,740
Investments 11 – 550,000
Bank deposits 12 834,857 –

38,197,754 30,090,422

Current assets
Properties held for sale 13 478,464 517,512
Properties under development for sale 9 1,314,801 1,121,976
Amounts due from joint development projects 14 35,349 17,521
Building rehabilitation loans 10 1,701 2,443
Trade and other receivables 15 571,846 447,429
Investments 11 550,000 1,100,000
Cash and bank balances 12 19,788,981 16,543,514

22,741,142 19,750,395

Total assets 60,938,896 49,840,817

Capital and reserve
Capital 16 10,000,000 10,000,000
Accumulated surplus 33,640,089 36,359,510

43,640,089 46,359,510

Non-current liabilities
Trade and other payables 17 366,819 400,806
Bonds issued 18 13,461,364 499,111

13,828,183 899,917

Current liabilities
Amounts due to joint development projects 14 280,021 256,653
Trade and other payables 17 2,691,005 2,324,737
Bonds issued 18 499,598 –

3,470,624 2,581,390

Total capital, reserve and liabilities 60,938,896 49,840,817

Approved by the Board
on 19 June 2025

CHOW Chung-kong
Chairman

Carolin FONG Suet-yuen
Executive Director

The notes on pages 14 to 56 form part of these consolidated financial statements.
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CONSOLIDATED STATEMENT OF CASH FLOWS
for the year ended 31 March 2025

(expressed in Hong Kong Dollars)

2025 2024
Note $’000 $’000 $’000 $’000

Cash flows from operating activities
Operating deficit before income tax (2,719,421) (3,920,282)
Adjustments for:

Interest income 5(b) (933,569) (890,008)
Depreciation 6(a) 237,046 227,959
Interest expenses 6(a) 996 1,067
Gain on disposals of property, plant

and equipment 5(b) (5) –
Net foreign exchange loss 3,812 29,259
Provision for impairment on

properties and committed projects,
net 2,678,910 3,089,252

Operating deficit before working
capital changes (732,231) (1,462,753)

Changes in balances with joint
development projects 5,540 21,984

Increase in properties under
development (9,710,978) (4,940,471)

Decrease in properties held for sale 39,048 444,493
Decrease in building rehabilitation

loans 1,925 2,866
Increase in prepayments (928,627) (18,188)
Decrease/(increase) in trade and

other receivables 10,851 (47,411)
Increase in trade and other payables 320,241 11,083

Cash used in operations (10,994,231) (5,988,397)
Interest received 798,301 960,090
Interest paid (227,395) (20,928)

Net cash used in operating activities (10,423,325) (5,049,235)

The notes on pages 14 to 56 form part of these consolidated financial statements.
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CONSOLIDATED STATEMENT OF CASH FLOWS (CONTINUED)
for the year ended 31 March 2025

(expressed in Hong Kong Dollars)

2025 2024
Note $’000 $’000 $’000 $’000

Cash flows from investing activities
(Increase)/decrease in bank deposits

with original maturities of more than
3 months (3,200,634) 4,109,543

Payment for purchases of property,
plant and equipment (9,255) (9,772)

Redemption of investments at
amortised cost 1,100,000 1,150,000

Proceeds from disposals of property,
plant and equipment 5 –

Net cash (used in)/generated from
investing activities (2,109,884) 5,249,771

Cash flows from financing activities
Redemption of bonds 12 – (300,000)
Proceeds from issuance of bonds 12 13,500,000 –
Issuing costs of issuance of bonds 12 (43,015) –
Capital element of lease rentals paid 12 (37,386) (37,825)
Interest element of lease rentals paid 12 (2,886) (3,564)

Net cash generated from/(used in)
financing activities 13,416,713 (341,389)

Net increase/(decrease) in cash and
cash equivalents 883,504 (140,853)

Cash and cash equivalents at 1 April 1,448,858 1,616,755
Exchange gain/(loss) on cash and cash

equivalents 10 (27,044)

Cash and cash equivalents at
31 March 2,332,372 1,448,858

Analysis of cash and bank balances
Cash and cash equivalents 2,332,372 1,448,858
Bank deposits with original maturities

of more than 3 months 18,291,466 15,094,656

Cash and bank balances at 31 March 12 20,623,838 16,543,514

The notes on pages 14 to 56 form part of these consolidated financial statements.
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CONSOLIDATED STATEMENT OF CHANGES IN EQUITY
for the year ended 31 March 2025

(expressed in Hong Kong Dollars)

Capital
Accumulated

surplus Total
$’000 $’000 $’000

Balance at 1 April 2023 10,000,000 40,279,792 50,279,792
Deficit and total comprehensive income for

the year – (3,920,282) (3,920,282)

Balance at 31 March 2024 10,000,000 36,359,510 46,359,510

Balance at 1 April 2024 10,000,000 36,359,510 46,359,510
Deficit and total comprehensive income for

the year – (2,719,421) (2,719,421)

Balance at 31 March 2025 10,000,000 33,640,089 43,640,089

The notes on pages 14 to 56 form part of these consolidated financial statements.
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NOTES TO THE FINANCIAL STATEMENTS
(expressed in Hong Kong Dollars)

1. General information

The Urban Renewal Authority (the “Authority”) is a statutory body established by the Government

of the Hong Kong Special Administrative Region (“Government”) under the Urban Renewal

Authority Ordinance (Chapter 563). The principal activities of the Authority and its subsidiaries

(the “Group”) have been to promote urban renewal in Hong Kong by way of redevelopment,

rehabilitation, retrofitting, preservation and revitalisation. As a result of the Urban Renewal

Strategy promulgated on 24 February 2011, the Group is to focus on redevelopment and

rehabilitation as its core business.

The address of the Authority is 26/F, COSCO Tower, 183 Queen’s Road Central, Hong Kong.

As part of the financial support for the Authority, the Government has agreed that all urban renewal

sites for new projects set out in the Corporate Plans and Business Plans of the Authority, approved

by the Financial Secretary (“FS”) from time to time, may in principle be granted to the Authority at

nominal premium, subject to satisfying FS of the need therefor.

2. Material accounting policies

The material accounting policies applied in the preparation of these consolidated financial

statements are set out below. These policies have been consistently applied to all the years

presented, unless otherwise stated.

(a) Basis of preparation of the financial statements

The consolidated financial statements have been prepared under the historical cost

convention and comply with all applicable HKFRS Accounting Standards (“HKFRSs”)

(which include all applicable individual HKFRSs, Hong Kong Accounting Standards and

Interpretations) issued by the Hong Kong Institute of Certified Public Accountants

(“HKICPA”) and the disclosure requirements of the Hong Kong Companies Ordinance.

The preparation of financial statements in conformity with HKFRSs requires the use of

certain critical accounting estimates. It also requires management to exercise its judgement

in the process of applying the Group’s accounting policies. The areas involving a higher

degree of judgement or complexity, or areas where assumptions and estimates are

significant to the consolidated financial statements, are disclosed in Note 4.

(b) Relevant standards effective in the current year

The Group has applied the following amendments to HKFRSs issued by the HKICPA to

these financial statements for the current accounting period:

Amendments to HKAS 1, Presentation of financial statements – Classification of liabilities

as current or non-current (“2020 amendments”) and amendments to HKAS 1, Presentation

of financial statements – Non-current liabilities with covenants (“2022 amendments”).
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NOTES TO THE FINANCIAL STATEMENTS (CONTINUED)
(expressed in Hong Kong Dollars)

2. Material accounting policies (Continued)

(b) Relevant standards effective in the current year (Continued)

Amendments to HKFRS 16, Leases – Lease liability in a sale and leaseback

Amendments to HKAS 7, Statement of cash flows and HKFRS 7, Financial instruments:

Disclosures – Supplier finance arrangements

None of these developments have had a material effect on how the Group’s results and

financial position for the current or prior periods have been prepared or presented. The

Group has not applied any new standard or interpretation that is not yet effective for the

current accounting period.

(c) Possible impact of amendments, new standards and interpretations issued but not yet
effective for the year ended 31 March 2025

Up to the date of issue of these consolidated financial statements, the HKICPA has issued a

number of new or amended standards, which are not yet effective for the year ended 31

March 2025 and which have not been adopted in these consolidated financial statements.

These include the following which may be relevant to the Group.

Effective for
accounting

periods beginning
on or after

Amendments to HKAS 21, The effects of changes in foreign
exchange rates – Lack of exchangeability

1 January 2025

Amendments to HKFRS 9, Financial instruments and HKFRS 7,
Financial instruments: disclosures – Amendments to the
classification and measurement of financial instruments

1 January 2026

Annual improvements to HKFRS Accounting Standards –
Volume 11

1 January 2026

HKFRS 18, Presentation and disclosure in financial statements 1 January 2027
HKFRS 19, Subsidiaries without public accountability: disclosures 1 January 2027

The Group is in the process of making an assessment of what the impact of these

developments is expected to be in the period of initial application. So far it has concluded

that the adoption of them is unlikely to have a significant impact on the consolidated

financial statements, except for HKFRS 18, where the presentation and disclosures of the

consolidated financial statements are expected to change.
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NOTES TO THE FINANCIAL STATEMENTS (CONTINUED)
(expressed in Hong Kong Dollars)

2. Material accounting policies (Continued)

(d) Basis of consolidation

The consolidated financial statements include the financial statements of the Authority and

all its subsidiaries made up to 31 March.

Subsidiaries are entities over which the Group has control. The Group controls an entity

when the Group is exposed to, or has rights to, variable returns from its involvement with the

entity and has the ability to affect those returns through its power over the entity.

Subsidiaries are fully consolidated from the date on which control is transferred to the

Group. They are de-consolidated from the date that control ceases.

All intercompany transactions, balances and cash flows within the Group are eliminated in

full on consolidation.

In the Authority’s statement of financial position, investments in subsidiaries are stated at

cost less any provision for impairment losses (see Note 2(h)). Any such provisions are

recognised as an expense in profit or loss.

(e) Revenue recognition

Revenue is recognised when control over a product or service is transferred to the customer,

or the lessee has the right to use the asset, at the amount of promised consideration to which

the Group is expected to be entitled, excluding those amounts collected on behalf of third

parties.

Further details of the Group’s revenue and other income recognition policies are as follows:

(i) Income from sale of properties developed for sale in the ordinary course of business is

recognised when legal assignment is completed, which is the point in time when the

customer has the ability to direct the use of the property and obtain substantially all of

the remaining benefits of the property. Deposits and instalments received on

properties sold prior to the date of revenue recognition are included in contract

liabilities (see Note 2(f)).

(ii) Where the Group receives its share of surplus from property development projects

undertaken as joint development projects, sharing of such surplus is recognised in

accordance with the terms of the joint development agreements, unless the control of

the underlying properties under development have not been transferred. Proceeds

received in advance from sale of properties of joint development projects prior to

their completion are included in trade and other payables.
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NOTES TO THE FINANCIAL STATEMENTS (CONTINUED)
(expressed in Hong Kong Dollars)

2. Material accounting policies (Continued)

(e) Revenue recognition (Continued)

Further details of the Group’s revenue and other income recognition policies are as follows:

(Continued)

(iii) When the developer is obligated to settle the upfront premium to the Group at the

inception of joint development agreement, such upfront premium is recognised as

revenue when the Group has no further substantial acts to complete. Generally, such

revenue is recognised as soon as the Group has performed its obligations in respect of

the upfront premium and it has become non-refundable/non-cancellable.

(iv) Interest income is recognised on a time-proportion basis using the effective interest

method.

(v) Rental income receivable under operating leases is recognised in profit or loss in

equal instalments over the periods covered by the lease term, except where an

alternative basis is more representative of the pattern of benefits to be derived from

the use of the leased asset. Lease incentives granted are recognised in profit or loss as

an integral part of the aggregate net lease payments receivable. Variable lease

payments that do not depend on an index or a rate are recognised as income in the

accounting period in which they are earned.

(vi) Income from Urban Redevelopment Facilitating Services Company Limited is

recognised upon completion of the sale of the properties by the owners in accordance

with the terms of the sale agreement.

(f) Contract liabilities

A contract liability is recognised when the customer pays non-refundable consideration

before the Group recognises the related revenue (see Note 2(e)). A contract liability would

also be recognised if the Group has an unconditional right to receive non-refundable

consideration before the Group recognises the related revenue. In such cases, a

corresponding receivable would also be recognised (see Note 2(i)).
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NOTES TO THE FINANCIAL STATEMENTS (CONTINUED)
(expressed in Hong Kong Dollars)

2. Material accounting policies (Continued)

(g) Property, plant and equipment

Building comprises rehousing blocks, preservation properties, retained properties, and
commercial premises held for self-use. Rehousing blocks represent properties held by the
Group for the intended purpose of providing interim accommodation for affected tenants of
development projects who are normally charged a rent which is substantially below the
market value, with a view to assist primarily the dispossessed tenants who are yet to obtain
public housing units. Preservation properties are properties that are of historical or
architectural interest to be preserved by the Group. Retained properties represent
redeveloped properties held by the Group for conserving the cultural characteristics of the
projects before redevelopment and receives rental income.

All property, plant and equipment are stated at historical cost less accumulated depreciation
and impairment losses (see Note 2(h)). Historical cost includes expenditure that is directly
attributable to the acquisition of the items.

Subsequent costs are included in the asset’s carrying amount or recognised as a separate
asset, as appropriate, only when it is probable that future economic benefits associated with
the item will flow to the Group and the cost of the item can be measured reliably. All other
repairs and maintenance costs are expensed in profit or loss during the financial period in
which they are incurred.

Amortisation on interests in leasehold land and depreciation on other assets is calculated to
write off their costs less residual values, if any, over their anticipated useful lives on a
straight line basis as follows:

Interests in leasehold land – Over the period of the unexpired lease
Buildings – 50 years or over the period of the unexpired

lease if less than 50 years
Leasehold improvements – Office: 10 years or over the life of the

respective lease, whichever is the shorter
Non-office: 50 years or over the period of the

unexpired terms of the leases if less than 50
years

Plant and machinery – 10 years
Motor vehicles – 4 years
Furniture and office equipment – 3 to 5 years
Properties leased for own use – Over the period of the lease

The assets’ residual values and useful lives are reviewed, and adjusted if appropriate, at the
end of each reporting period.

An asset’s carrying amount is written down immediately to its recoverable amount if the
asset’s carrying amount is greater than its estimated recoverable amount (see Note 2(h)).

Gains and losses on disposals are determined by comparing net disposal proceeds with
carrying amount. These are included in profit or loss.
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NOTES TO THE FINANCIAL STATEMENTS (CONTINUED)
(expressed in Hong Kong Dollars)

2. Material accounting policies (Continued)

(h) Credit losses and impairment of assets

(i) Credit losses from financial instruments and lease receivables

The Group recognises a loss allowance for expected credit loss (“ECLs”) on the
following items:

– financial assets measured at amortised cost (including cash and bank balances,
trade receivables, investments at amortised cost, financial assets included in
prepayments, deposits and other receivables, building rehabilitation loans and
amounts due from joint development projects); and

– lease receivables.

Financial assets measured at fair value, including investments measured at fair value
through profit or loss (“FVPL”), are not subject to the ECLs assessment.

Measurement of ECLs

ECLs are a probability-weighted estimate of credit losses. Credit losses are measured
as the present value of all expected cash shortfalls (i.e. the difference between the
cash flows due to the Group in accordance with the contract and the cash flows that
the Group expects to receive).

The expected cash shortfalls are discounted using the following discount rates where
the effect of discounting is material:

– fixed-rate financial assets and trade and other receivables: effective interest
rate determined at initial recognition or an approximation thereof;

– variable-rate financial assets: current effective interest rate;

– lease receivables: discount rate used in the measurement of the lease
receivable.

The maximum period considered when estimating ECLs is the maximum contractual
period over which the Group is exposed to credit risk.

In measuring ECLs, the Group takes into account reasonable and supportable
information that is available without undue cost or effort. This includes information
about past events, current conditions and forecasts of future economic conditions.
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NOTES TO THE FINANCIAL STATEMENTS (CONTINUED)
(expressed in Hong Kong Dollars)

2. Material accounting policies (Continued)

(h) Credit losses and impairment of assets (Continued)

(i) Credit losses from financial instruments and lease receivables (Continued)

ECLs are measured on either of the following bases:

– 12-month ECLs: these are losses that are expected to result from possible
default events within the 12 months after the reporting date; and

– lifetime ECLs: these are losses that are expected to result from all possible
default events over the expected lives of the items to which the ECLs model
applies.

Loss allowances for trade receivables and lease receivables are always measured at an
amount equal to lifetime ECLs. ECLs on these financial assets are estimated using a
provision matrix based on the Group’s historical credit loss experience, adjusted for
factors that are specific to the debtors and an assessment of both the current and
forecast general economic conditions at the reporting date.

For all other financial instruments, the Group recognises a loss allowance equal to
12-month ECLs unless there has been a significant increase in credit risk of the
financial instrument since initial recognition, in which case the loss allowance is
measured at an amount equal to lifetime ECLs.

Significant increases in credit risk

In assessing whether the credit risk of a financial instrument has increased
significantly since initial recognition, the Group compares the risk of default
occurring on the financial instrument assessed at the reporting date with that assessed
at the date of initial recognition. In making this reassessment, the Group considers
that a default event occurs when (i) the borrower is unlikely to pay its credit
obligations to the Group in full, without recourse by the Group to actions such as
realising security (if any is held); or (ii) the financial asset is 90 days past due. The
Group considers both quantitative and qualitative information that is reasonable and
supportable, including historical experience and forward-looking information that is
available without undue cost or effort.
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NOTES TO THE FINANCIAL STATEMENTS (CONTINUED)
(expressed in Hong Kong Dollars)

2. Material accounting policies (Continued)

(h) Credit losses and impairment of assets (Continued)

(i) Credit losses from financial instruments and lease receivables (Continued)

In particular, the following information is taken into account when assessing whether
credit risk has increased significantly since initial recognition:

– failure to make payments of principal or interest on their contractually due
dates;

– an actual or expected significant deterioration in a financial instrument’s
external or internal credit rating (if available);

– an actual or expected significant deterioration in the operating results of the
debtor; and

– existing or forecast changes in the technological, market, economic or legal
environment that have a significant adverse effect on the debtor’s ability to
meet its obligation to the Group.

Depending on the nature of the financial instruments, the assessment of a significant
increase in credit risk is performed on either an individual basis or a collective basis.
When the assessment is performed on a collective basis, the financial instruments are
grouped based on shared credit risk characteristics, such as past due status and credit
risk ratings.

ECLs are remeasured at each reporting date to reflect changes in the financial
instrument’s credit risk since initial recognition. Any change in the ECLs amount is
recognised as an impairment gain or loss in profit or loss. The Group recognises an
impairment gain or loss for all financial instruments with a corresponding adjustment
to their carrying amount through a loss allowance account.
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NOTES TO THE FINANCIAL STATEMENTS (CONTINUED)
(expressed in Hong Kong Dollars)

2. Material accounting policies (Continued)

(h) Credit losses and impairment of assets (Continued)

(i) Credit losses from financial instruments and lease receivables (Continued)

Evidence that a financial asset is credit-impaired includes the following observable
events:

– significant financial difficulties of the debtor;

– a breach of contract, such as a default or past due event;

– it becoming probable that the borrower will enter into bankruptcy or other
financial reorganisation;

– significant changes in the technological, market, economic or legal
environment that have an adverse effect on the debtor; or

– the disappearance of an active market for a security because of financial
difficulties of the issuer.

Write-off policy

The gross carrying amount of a financial asset or lease receivable is written off (either
partially or in full) to the extent that there is no realistic prospect of recovery. This is
generally the case when the Group determines that the debtor does not have assets or
sources of income that could generate sufficient cash flows to repay the amounts
subject to the write-off.

Subsequent recoveries of an asset that was previously written off are recognised as a
reversal of impairment in profit or loss in the period in which the recovery occurs.

(ii) Impairment of other assets

Assets are reviewed for impairment whenever events or changes in circumstances
indicate that the carrying amount may not be recoverable. An impairment loss is
recognised for the amount by which the asset’s carrying amount exceeds its
recoverable amount. The recoverable amount is the higher of an asset’s fair value less
costs of disposal and value in use. For the purposes of assessing impairment, assets
are grouped at the lowest levels for which there are separately identifiable cash flows
(cash-generating units). Assets that suffered an impairment are reviewed for possible
reversal of the impairment at each reporting date.

– F-20 – 22



NOTES TO THE FINANCIAL STATEMENTS (CONTINUED)
(expressed in Hong Kong Dollars)

2. Material accounting policies (Continued)

(i) Financial assets and liabilities

The Group classifies its financial assets in the following categories: financial assets
measured at amortised cost, at FVPL and at fair value through other comprehensive income
(“FVOCI”). The classification of the financial asset is based on the business model under
which the financial asset is managed and its contractual cash flow characteristics.
Management determine the classification of its financial assets at initial recognition.

The Group’s policies for investments in debt securities are set out below.

Investments in debt securities are recognised/derecognised on the date the Group commits
to purchase/sell the investment. The investments are initially stated at fair value plus
directly attributable transaction costs, except for those investments measured at FVPL for
which transaction costs are recognised directly in profit or loss. These investments are
subsequently accounted for as follows, depending on their classification:

– amortised cost, if the investment is held for the collection of contractual cash flows
which represent solely payments of principal and interest. Interest income from the
investment is calculated using the effective interest method.

– FVOCI — recycling, if the contractual cash flows of the investment comprise solely
payments of principal and interest and the investment is held within a business model
whose objective is achieved by both the collection of contractual cash flows and sale.
Changes in fair value are recognised in other comprehensive income, except for the
recognition in profit or loss of expected credit losses, interest income (calculated
using the effective interest method) and foreign exchange gains and losses. When the
investment is derecognised, the amount accumulated in other comprehensive income
is recycled from equity to profit or loss.

– FVPL, if the investment does not meet the criteria for being measured at amortised
cost or FVOCI (recycling). Changes in the fair value of the investment (including
interest) are recognised in profit or loss.

Purchases and sales of financial assets are recognised on the trade-date — the date on which
the Group commits to purchase or sell the asset. Investments at FVPL are initially
recognised at fair value and transaction costs are expensed in profit or loss. Financial assets
are derecognised when the rights to receive cash flows from the investments have expired or
have been transferred and the Group has transferred substantially all risks and rewards of
ownership.

Financial liabilities are recognised initially at fair value, net of transaction costs incurred.
Financial liabilities are subsequently carried at amortised cost; any difference between the
proceeds (net of transaction costs) and the redemption value is recognised in profit or loss
over the period of the borrowings using the effective interest method.
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NOTES TO THE FINANCIAL STATEMENTS (CONTINUED)
(expressed in Hong Kong Dollars)

2. Material accounting policies (Continued)

(j) Leased assets

(i) As a lessee

At inception of a contract, the Group assesses whether the contract is, or contains, a
lease. A contract is, or contains, a lease if the contract conveys the right to control the
use of an identified asset for a period of time in exchange for consideration. Control
is conveyed where the customer has both the right to direct the use of the identified
asset and to obtain substantially all of the economic benefits from that use.

At the lease commencement date, the Group recognises a right-of-use asset and a
lease liability, except for short-term leases that have a lease term of 12 months or less
and leases of low-value assets. When the Group enters into a lease in respect of a
low-value asset, the Group decides whether to capitalise the lease on a lease-by-lease
basis. The lease payments associated with those leases which are not capitalised are
recognised as an expense on a systematic basis over the lease term.

Where the lease is capitalised, the lease liability is initially recognised at the present
value of the lease payments payable over the lease term, discounted using the interest
rate implicit in the lease or, if that rate cannot be readily determined, using a relevant
incremental borrowing rate. After initial recognition, the lease liability is measured at
amortised cost and interest expense is calculated using the effective interest method.
Variable lease payments that do not depend on an index or rate are not included in the
measurement of the lease liability and hence are charged to profit or loss in the
accounting period in which they are incurred.

The right-of-use asset recognised when a lease is capitalised is initially measured at
cost, which comprises the initial amount of the lease liability plus any lease payments
made at or before the commencement date, and any initial direct costs incurred.
Where applicable, the cost of the right-of-use assets also includes an estimate of costs
to dismantle and remove the underlying asset or to restore the underlying asset or the
site on which it is located, discounted to their present value, less any lease incentives
received. The right-of-use asset is subsequently stated at cost less accumulated
depreciation and impairment losses.

The lease liability is remeasured when there is a change in future lease payments
arising from a change in an index or rate, or there is a change in the Group’s estimate
of the amount expected to be payable under a residual value guarantee, or there is a
change arising from the reassessment of whether the Group will be reasonably certain
to exercise a purchase, extension or termination option. When the lease liability is
remeasured in this way, a corresponding adjustment is made to the carrying amount of
the right-of-use asset, or is recorded in profit or loss if the carrying amount of the
right-of-use asset has been reduced to zero.
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NOTES TO THE FINANCIAL STATEMENTS (CONTINUED)
(expressed in Hong Kong Dollars)

2. Material accounting policies (Continued)

(j) Leased assets (Continued)

(i) As a lessee (Continued)

The lease liability is also remeasured when there is a change in the scope of a lease or
the consideration for a lease that is not originally provided for in the lease contract
(“lease modification”) that is not accounted for as a separate lease. In this case the
lease liability is remeasured based on the revised lease payments and lease term using
a revised discount rate at the effective date of the modification.

The Group presents right-of-use assets in “property, plant and equipment” and
presents lease liabilities under “trade and other payables” in the consolidated
statement of financial position.

(ii) As a lessor

When the company acts as a lessor, it determines at lease inception whether each
lease is a finance lease or an operating lease. A lease is classified as a finance lease if
it transfers substantially all the risks and rewards incidental to the ownership of an
underlying assets to the lessee. If this is not the case, the lease is classified as an
operating lease.

When a contract contains lease and non-lease components, the company allocates the
consideration in the contract to each component on a relative stand-alone selling price
basis. The rental income from operating leases is recognised in accordance with Note
2(e)(v).

(k) Properties under development

Properties under development represent all costs incurred by the Group in connection with
property development, and include mainly acquisition costs, cost of development,
borrowing costs, costs of rehousing units (see Note 2(m)) and other direct costs incurred in
connection with the development, less any provisions for impairment losses (see Note 2(h)).
For preservation properties and retained properties, the properties are transferred to
property, plant and equipment at cost upon completion.

Upon disposal of the development properties, the relevant cost of the properties will be
apportioned between the part to be retained and the part to be sold on an appropriate basis.

The relevant cost for the part to be sold will be charged as “direct costs” to profit or loss at
the inception of the joint development agreement.

(l) Properties held for sale and properties under development for sale

Properties held for sale and properties under development for sale at the end of the reporting
period are stated at the lower of cost and net realisable value.
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NOTES TO THE FINANCIAL STATEMENTS (CONTINUED)
(expressed in Hong Kong Dollars)

2. Material accounting policies (Continued)

(m) Costs of rehousing units provided by the Hong Kong Housing Authority and the Hong
Kong Housing Society

The Hong Kong Housing Authority and the Hong Kong Housing Society have agreed to
provide certain rehousing units to the Group. In return, the Group will pay for the
reservation fees until a tenant is moved into the unit and the allocation costs of the rehousing
unit. These costs are recognised as part of the cost of properties under development referred
to in Note 2(k).

(n) Provisions, contingencies and onerous contracts

(i) Provisions and contingencies

Provisions are recognised when the Group has a present legal or constructive
obligation as a result of past events; it is more likely than not that an outflow of
economic benefits will be required to settle the obligation; and the amount can be
reliably estimated. Provisions are not recognised for future operating losses, except
for those cases where the Group has a present obligation as a result of committed
events.

Where there are a number of similar obligations, the likelihood that an outflow will be
required in settlement is determined by considering the class of obligations as a
whole. A provision is recognised even if the likelihood of an outflow of economic
benefits with respect to any one item included in the same class of obligations may be
small.

A contingent asset is a possible asset that arises from past events and whose existence
will be confirmed only by the occurrence or non-occurrence of one or more uncertain
events not wholly within the control of the Group.

A contingent asset is not recognised but is disclosed in the notes to the consolidated
financial statements when an inflow of economic benefits is probable. When inflow is
virtually certain, an asset is recognised.

A contingent liability is a possible obligation that arises from past events and whose
existence will only be confirmed by the occurrence or non-occurrence of one or more
uncertain future events not wholly within the control of the Group. It can also be a
present obligation arising from past events that is not recognised because it is not
probable that an outflow of economic benefits will be required or the amount of
obligation cannot be measured reliably.

A contingent liability is not recognised but is disclosed in the notes to the
consolidated financial statements. When a change in the probability of an outflow of
economic benefits occurs so that the outflow is probable, it will then be recognised as
a provision.
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NOTES TO THE FINANCIAL STATEMENTS (CONTINUED)
(expressed in Hong Kong Dollars)

2. Material accounting policies (Continued)

(n) Provisions, contingencies and onerous contracts (Continued)

(ii) Onerous contracts

An onerous contract exists when the Group has a contract under which the
unavoidable costs of meeting the obligations under the contract exceed the economic
benefits expected to be received from the contract. Provisions for onerous contracts
are measured at the present value of the lower of the expected cost of terminating the
contract and the net cost of fulfilling the contract. The cost of fulfilling the contract
includes both the incremental costs of fulfilling that contract and an allocation of
other costs that relate directly to fulfilling that contract.

(o) Current and deferred income tax

Income tax expenses comprise current tax and movements in deferred tax assets and
liabilities.

Current tax is the expected tax payable on the taxable profit for the year. Taxable profit
differs from profit as reported in profit or loss because it excludes items of income or
expenses that are taxable or deductible in other years and it further excludes profit or loss
items that are never taxable or deductible. The Group’s liability for current tax is calculated
using tax rates that have been enacted or substantially enacted at the end of the reporting
period.

Deferred income tax is provided in full, using the liability method, on temporary differences
arising between the tax bases of assets and liabilities and their carrying amounts in the
consolidated financial statements. Deferred income tax is determined using tax rates and
laws that have been enacted or substantively enacted at the end of the reporting period and
are expected to apply when the related deferred income tax asset is realised or the deferred
income tax liability is settled.

Deferred income tax assets are recognised to the extent that it is probable that future taxable
income will be available against which the temporary differences can be utilised.

The Group recognised deferred income tax assets and deferred income tax liabilities
separately in relation to its lease liabilities and right-of-use assets.

(p) Borrowing costs

Borrowing costs that are directly attributable to the acquisition, construction or production
of an asset that necessarily takes a substantial period of time to get ready for its intended use
or sale are capitalised as part of the cost of that asset.

Other borrowing costs are charged to profit or loss in the period in which they are incurred.
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NOTES TO THE FINANCIAL STATEMENTS (CONTINUED)
(expressed in Hong Kong Dollars)

2. Material accounting policies (Continued)

(q) Translation of foreign currencies

(i) Functional and presentation currency

Items included in the financial statements of each of the Group’s entities are
measured using the currency of the primary economic environment in which the
entity operates (“the functional currency”). The consolidated financial statements are
presented in Hong Kong Dollars, which is the Group’s presentation currency.

(ii) Transactions and balances

Foreign currency transactions are translated into the functional currency using the
exchange rates prevailing at the dates of the transactions. Foreign exchange gains and
losses resulting from the settlement of such transactions and from the translation at
year-end exchange rates of monetary assets and liabilities denominated in foreign
currencies are recognised in profit or loss.

(r) Joint development projects

The arrangements entered into by the Group with property developers for redevelopment
projects are considered to be joint development and are accounted for in accordance with the
terms of the development agreements. The Group’s share of income earned from such
development is recognised in profit or loss in accordance with the bases set out in Notes
2(e)(ii) and (iii).

Where property is received by the Group as its share of distribution of assets from joint
development projects, such property is recorded within non-current assets at its fair value at
the time when agreement is reached or, if a decision is taken for it to be disposed of, at the
lower of this value and net realisable value within current assets.

(s) Cash and cash equivalents

Cash and cash equivalents comprise cash and bank balances and deposits held at call with
banks with original maturities of three months or less.

(t) Employee benefits

Salaries and annual leave are accrued and recognised as an expense in the year in which the
associated services are rendered by the employees of the Group.

The Group operates defined contribution schemes and pays contributions to scheme
administrators on a mandatory or voluntary basis. The contributions are recognised as an
expense when they are due.

– F-26 – 28



NOTES TO THE FINANCIAL STATEMENTS (CONTINUED)
(expressed in Hong Kong Dollars)

2. Material accounting policies (Continued)

(u) Related parties

(i) A person, or a close member of that person’s family, is related to the Group if that
person:

(1) has control or joint control over the Group;

(2) has significant influence over the Group; or

(3) is a member of the key management personnel of the Group or the Group’s
parent.

(ii) An entity is related to the Group if any of the following conditions applies:

(1) The entity and the Group are members of the same group (which means that
each parent, subsidiary and fellow subsidiary is related to the others).

(2) The entity is a post-employment benefit plan for the benefit of employees of
either the Group or an entity related to the Group.

(3) The entity is controlled or jointly controlled by a person identified in (i).

(4) A person identified in (i)(1) has significant influence over the entity or is a
member of the key management personnel of the entity (or of a parent of the
entity).

Close members of the family of a person are those family members who may be expected to
influence, or be influenced by, that person in their dealings with the entity.

3. Financial risk management and fair value of financial instruments

(a) Financial risk factors

The Group’s activities expose it to a variety of financial risks: interest rate risk, credit risk,
liquidity risk and foreign exchange risk. The Group’s overall risk management programme
focuses on the unpredictability of financial markets and seeks to minimise the potential
adverse effects on the Group’s financial performance.

(i) Interest rate risk

The Group is exposed to cash flow interest rate risk due to the fluctuation of the
prevailing market interest rate on bank deposits, and fair value interest rate risk
arising from the bonds issued at fixed rates. Nevertheless, the Group’s surplus/deficit
and operating cash flows are substantially independent of changes in market interest
rates. The Group did not hold any financial instruments that are measured at fair
value.
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NOTES TO THE FINANCIAL STATEMENTS (CONTINUED)
(expressed in Hong Kong Dollars)

3. Financial risk management and fair value of financial instruments (Continued)

(a) Financial risk factors (Continued)

(ii) Credit risk

Credit risk is managed on a group basis. Credit risk arises from investments, cash and
bank balances, building rehabilitation loans, and trade and other receivables.

The credit risk on investments at amortised cost is limited as issuers are mainly with
high credit ratings assigned by international credit rating agencies.

The credit risk on cash and bank balances (including interest receivables) is limited
because most of the funds are placed in banks with credit ratings, mainly ranging
from Aa1 to A3 and there is no concentration in any particular bank.

The credit risk on building rehabilitation loans is limited as the Group has monitoring
procedures to ensure that follow-up action is taken to recover overdue debts and place
charges on the properties.

The credit risk on trade receivables is limited as rental deposits in the form of cash are
usually received from tenants.

The Group measures loss allowances for trade and lease receivables at an amount
equal to lifetime ECLs, which is calculated using a provision matrix. Given the Group
has not experienced any significant credit losses in the past, the allowance for
expected credit losses is insignificant.

(iii) Liquidity risk

Prudent liquidity risk management implies maintaining sufficient cash and the
availability of funding through committed credit facilities.

Management monitors rolling forecasts of the Group’s cash and bank balances on the
basis of expected cash flow.

The table below analyses the Group’s financial liabilities into relevant maturity
groupings based on the remaining period from the end of the reporting period to the
contractual maturity date. The amounts disclosed in the table are the contractual
undiscounted cash flows. Balances due within 12 months equal their carrying
amounts (except for bonds issued which include interest element), as the impact of
discounting is insignificant.
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NOTES TO THE FINANCIAL STATEMENTS (CONTINUED)
(expressed in Hong Kong Dollars)

3. Financial risk management and fair value of financial instruments (Continued)

(a) Financial risk factors (Continued)

(iii) Liquidity risk (Continued)

2025 2024
$’000 $’000

Less than 1 year
Trade and other payables 2,553,349 2,214,926
Amounts due to joint development projects 280,021 256,653
Bonds issued 984,750 19,197

Between 1 to 3 years
Trade and other payables 25,195 56,132
Bonds issued 4,864,358 519,250

Between 3 to 5 years
Trade and other payables 14,920 14,920
Bonds issued 5,576,041 –

Over 5 years
Trade and other payables 326,799 330,862
Bonds issued 5,084,540 –

(iv) Foreign exchange risk

The Group has certain cash and bank balances denominated in foreign currencies,
which are exposed to foreign currency risk. When the exchange rates of foreign
currencies against the Hong Kong dollar fluctuate, the value of the cash and bank
balances and investments denominated in foreign currencies translated into Hong
Kong dollar will vary accordingly.

Foreign exchange risk sensitivity

As at 31 March 2025, if Hong Kong dollar had weakened/strengthened by 1% against
foreign currencies with all other variables held constant, the deficit of the Group
would increase/decrease by approximately $13,646,000 (2023/24: $11,390,000)
resulting from the foreign exchange gains/losses on translation of cash and bank
balances denominated in foreign currencies.

(b) Capital risk management

The Group’s objectives when managing capital are to safeguard the Group’s ability to
continue as a going concern in order to promote urban renewal in Hong Kong by way of
redevelopment, rehabilitation, retrofitting, revitalisation and heritage preservation.

The Group’s working capital is mainly financed by the Government’s equity injection,
accumulated surplus and bonds issued. The Group also maintains credit facilities to ensure
the availability of funding when needed.
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NOTES TO THE FINANCIAL STATEMENTS (CONTINUED)
(expressed in Hong Kong Dollars)

3. Financial risk management and fair value of financial instruments (Continued)

(c) Fair value measurement

The carrying amounts of the Group’s financial assets including amounts due from joint
development projects, cash and bank balances (including bank deposits), investments at
amortised cost and trade and other receivables; and financial liabilities including amounts
due to joint development projects and trade and other payables, approximate their fair
values.

The carrying amounts of the Group’s building rehabilitation loans and bonds issued
approximate their fair value as the impact of discounting is insignificant.

4. Critical accounting estimates and judgements

Estimates and judgements are continually evaluated and are based on historical experience and
other factors, including expectation of future events that are believed to be reasonable under the
circumstances.

The Group makes estimates and assumptions concerning the future. The resulting accounting
estimates will, by definition, seldom equal the related actual results. The estimates and
assumptions that have a significant risk of causing a material adjustment to the carrying amounts
of assets and liabilities within the next financial year are discussed below.

Impairment of properties and provision for a committed project

Properties are tested for impairment annually or more frequently if events or changes in
circumstances indicate that the asset might be impaired in accordance with the accounting policy
stated in Note 2(h).

Provisions are recognised when the Group has a present legal or constructive obligation as a result
of past and committed events in accordance with the accounting policy stated in Note 2(n). When
the estimated value of the committed project is lower than the estimated development and related
costs of the project, a provision would be recognised.

The valuations of properties and provision for committed projects are made on the basis of the
“Market Value” adopted by the Hong Kong Institute of Surveyors (“HKIS”). The valuation is
assessed annually by external/internal valuers who are qualified members of the HKIS. The
Group’s management review the assumptions used by the valuers by considering the information
from a variety of sources including (i) current prices in an active market for properties of different
nature, condition or location, adjusted to reflect those differences; (ii) recent prices of comparable
properties in less active markets, with adjustments to reflect any changes in economic conditions
since the date of the transactions that occurred at those prices; (iii) expected arrangement with
property developers on tender awarded; (iv) estimated development and related costs and
allocation thereof; and (v) discount rate used in land value assessment, which is made with
reference to the Prime Rate.
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NOTES TO THE FINANCIAL STATEMENTS (CONTINUED)
(expressed in Hong Kong Dollars)

4. Critical accounting estimates and judgements (Continued)

Impairment of properties and provision for a committed project sensitivity

As at 31 March 2025, if the respective estimated upfront premium to be received on the projects
had been increased/decreased by 5% with all other variables held constant, the deficit of the Group
for the year would decrease/increase by approximately $937,500,000 (2023/24: $298,500,000)
resulting from the change in provision for impairment on properties and committed projects.

The final impairment amount for properties and the ultimate losses arise from the committed
projects would be affected by the actual realised value and development and related costs and the
final arrangements with the property developers.

5. Revenue and other income, net

(a) Revenue

(i) Disaggregation of revenue

Disaggregation of revenue from contracts with customers by major products or
service lines is as follows:

2025 2024
$’000 $’000

Revenue recognised outside the scope of
HKFRS 15

– Upfront premium from property developers – 1,940,000
– Share of property development surplus on

joint development projects 195,429 448,976
Revenue from contracts with customers

within the scope of HKFRS 15
– Sale of properties 58,530 634,946

253,959 3,023,922

(ii) Revenue expected to be recognised in the future arising from contracts with customers
in existence at the reporting date

At 31 March 2025, the cumulative aggregate amount of revenue expected to be
recognised in the consolidated statement of comprehensive income in the future from
pre-completion sales contracts entered into in relation to the Group’s properties held
for sale pending transfer of control amounted to $960,801,000 (2023/24:
$969,414,000) which will be recognised when the properties are legally assigned to
the customers. The Group will recognise the expected revenue in future on the basis
that control over ownership of the property has been passed to the customer, which is
expected to occur over the next 24 months.
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NOTES TO THE FINANCIAL STATEMENTS (CONTINUED)
(expressed in Hong Kong Dollars)

5. Revenue and other income, net (Continued)

(b) Other income, net

Other income, net recognised during the year represents:

2025 2024
$’000 $’000

Interest income 933,569 890,008
Rental income 205,578 181,084
Miscellaneous income 3,688 6,155
Gain on disposals of property, plant and equipment 5 –
Net foreign exchange gain/(loss) 1,681 (53,732)

1,144,521 1,023,515

6. Operating deficit before income tax

Operating deficit before income tax is arrived at after charging/(crediting) the following items:

(a) Other items:

2025 2024
$’000 $’000

Cost of properties under joint development projects 32,450 3,095,501
Cost of properties sold 38,197 445,268
Staff costs* (excluding directors’ and senior

management’s remuneration) 584,675 523,424
Rehabilitation, revitalisation, preservation and

retrofit expenses 89,199 102,442
Place making expenses^ 7,456 6,155
Outgoings in respect of preservation properties,

retained properties and rehousing units 153,080 155,231

Depreciation
– Depreciation 261,634 253,082
– Less: Depreciation capitalised (24,588) (25,123)

237,046 227,959

Auditor’s remuneration
– Audit services 550 534
– Non-audit services 250 –
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NOTES TO THE FINANCIAL STATEMENTS (CONTINUED)
(expressed in Hong Kong Dollars)

6. Operating deficit before income tax (Continued)

Operating deficit before income tax is arrived at after charging/(crediting) the following items:
(Continued)

(a) Other items (Continued)

2025 2024
$’000 $’000

Impairment on properties
– Provision for impairment on properties held for

sale – 2,060
– Provision for/(write back of provision for)

impairment on property, plant and equipment 24,710 (14,408)
– Provision for impairment on properties under

development 2,654,200 3,101,600

2,678,910 3,089,252

Interest expenses
– Interest on lease liabilities 2,886 3,564
– Less: Interest on lease liabilities capitalised (1,890) (2,497)

996 1,067

– Interest expenses on bonds issued 267,520 19,992
– Less: Interest expenses capitalised# (267,520) (19,992)

– –

996 1,067

* Including salaries and other benefits of $545,799,000 (2023/24: $488,010,000) and
contribution to provident fund scheme of $38,876,000 (2023/24: $35,414,000).

^ Excluding depreciation of $939,000 (2023/24: $942,000) and interest expenses of
$11,000 (2023/24: $35,000) for properties leased for own use.

# The borrowing costs have been capitalised at rates ranging from 3.35% to 3.85% per
annum (2023/24: 2.15% to 3.85% per annum).
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NOTES TO THE FINANCIAL STATEMENTS (CONTINUED)
(expressed in Hong Kong Dollars)

6. Operating deficit before income tax (Continued)

Operating deficit before income tax is arrived at after charging/(crediting) the following items:
(Continued)

(b) Managing Director, Executive Directors and senior management’s remuneration paid or
payable during the year

2025

Fees Salaries

Provident
fund

scheme
contributions Sub-total

Variable
pay Total

$’000 $’000 $’000 $’000 $’000 $’000

Managing Director
– Wai Chi-sing – 4,694 – 4,694 1,401 6,095

Executive Directors
– Carolin Fong Suet-yuen – 3,084 18 3,102 770 3,872
– Wilfred Au Chun-ho – 3,303 421 3,724 825 4,549

9 Senior management staff & 2
Ex-senior management staff – 22,012 2,450 24,462 6,554 31,016

Total1 – 33,093 2,889 35,982 9,550 45,532

2024

Fees Salaries

Provident
fund

scheme
contributions Sub-total

Variable
pay Total

$’000 $’000 $’000 $’000 $’000 $’000

Managing Director
– Wai Chi-sing – 4,692 – 4,692 1,401 6,093

Executive Directors
– Carolin Fong Suet-yuen – 3,082 18 3,100 770 3,870
– Wilfred Au Chun-ho2 – 2,351 300 2,651 588 3,239
– Eric Poon Shun-wing3 – 887 168 1,055 221 1,276

9 Senior management staff & 2
Ex-senior management staff2 – 23,551 2,641 26,192 6,692 32,884

Total1 – 34,563 3,127 37,690 9,672 47,362

Notes:

1. Excluding compensation in lieu of leave in the aggregate sum of $538,000 (2023/24: $881,000).

2. The Executive Director ceased to be a senior management staff on 14 July 2023 and assumed his role with
effect from 15 July 2023.

3. The Executive Director retired on 14 July 2023.
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NOTES TO THE FINANCIAL STATEMENTS (CONTINUED)
(expressed in Hong Kong Dollars)

6. Operating deficit before income tax (Continued)

Operating deficit before income tax is arrived at after charging/(crediting) the following items:

(Continued)

(b) Managing Director, Executive Directors and senior management’s remuneration paid or
payable during the year (Continued)

Their remuneration fell within the following bands:

2025 2024
No. of

Individuals
No. of

Individuals

$1 to $500,000 1 –
$1,000,001 to $1,500,000 1 2
$2,000,001 to $2,500,000 2 2
$3,000,001 to $3,500,000 4 4
$3,500,001 to $4,000,000 3 2
$4,000,001 to $4,500,000 1 2
$4,500,001 to $5,000,000 1 1
$6,000,001 to $6,500,000 1 1

Total 14 14

There were no payments made or benefits provided in respect of the termination of director

service or consideration provided to/receivable by third parties in respect of the services of

directors, whether in the capacity of directors or in any other capacity while directors.

There were no loans or quasi-loans provided to the directors.

No significant transactions, arrangements or contracts in relation to the Group’s business to

which the Authority was a party, and in which a director of the Authority had a material

interest, whether directly or indirectly, subsisted at the end of the year or at any time during

the year.
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NOTES TO THE FINANCIAL STATEMENTS (CONTINUED)
(expressed in Hong Kong Dollars)

6. Operating deficit before income tax (Continued)

Operating deficit before income tax is arrived at after charging/(crediting) the following items:

(Continued)

(c) Other members of the Board

Fees for the Chairman and Non-Executive members of the Board (excluding the government

public officers who are not entitled to receive any fees) are as follows:

2025 2024
$’000 $’000

Chairman
Mr Chow Chung-kong, GBM, GBS, JP 100 100

Non-Executive Directors (non-public officers)
Mr Evan Au Yang Chi-chun (up to 30 Nov 2023) – 43
Mr William Chan Fu-keung, BBS 65 65
Dr Chan Ka-kui, GBS, JP 65 65
The Honourable Vincent Cheng Wing-shun, MH, JP

(up to 30 Apr 2025) 65 65
Ms Ivy Chua Suk-lin (up to 30 Apr 2025) 65 65
Mr Andy Ho Wing-cheong, MH

(up to 30 Apr 2025) 65 65
The Honourable Kwok Wai-keung, BBS, JP 65 65
Ir Janice Lai Wai-man 65 65
Sr Alexander Lam Tsan-wing (from 1 Dec 2023) 65 22
Mrs Sylvia Lam Yu Ka-wai, SBS 65 65
Ir The Honourable Michael Lee Chun-keung, JP

(from 1 Dec 2023) 65 22
Dr Lee Ho-yin (Note) (up to 30 Nov 2023) – –
Ms Elaine Lo Yuen-man, MH (up to 30 Apr 2025) 65 65
Professor Tang Bo-sin, MH (up to 30 Apr 2025) 65 65
Ms Judy Tong Kei-yuk (up to 30 Apr 2025) 65 65
The Honourable Tony Tse Wai-chuen, BBS, JP 65 65
Ms Yvonne Yeung Kin-ha 65 65

1,075 1,032

Note: The Non-Executive Director ceased to receive any fees from the Authority from 4 August 2022 to 30
November 2023.
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NOTES TO THE FINANCIAL STATEMENTS (CONTINUED)
(expressed in Hong Kong Dollars)

6. Operating deficit before income tax (Continued)

Operating deficit before income tax is arrived at after charging/(crediting) the following items:
(Continued)

(d) Five highest paid individuals

2025 2024
$’000 $’000

The five individuals whose emoluments were the
highest in the Group for the years ended 31
March 2025 and 2024 include the Managing
Director, two Executive Directors and two senior
management staff.

The total emoluments earned by the five highest
paid individuals during the year are as follows:

Fixed – Salaries 16,914 17,271
– Provident fund scheme contributions 935 1,105

Sub-total 17,849 18,376
Variable pay 4,896 4,969

Total ** 22,745 23,345

Their remuneration fell within the following bands:

No. of
Individuals

No. of
Individuals

$3,500,001 to $4,000,000 2 1
$4,000,001 to $4,500,000 1 2
$4,500,001 to $5,000,000 1 1
$6,000,001 to $6,500,000 1 1

Total 5 5

** For the year ended 31 March 2025, no compensation in lieu of leave (2023/24: $240,000) were excluded from
the aggregate sum.

7. Income tax expenses

(a) In accordance with Section 19 of the Urban Renewal Authority Ordinance, the Authority is
exempted from taxation under the Inland Revenue Ordinance (Chapter 112).

No provision for Hong Kong profits tax has been made for the Group’s subsidiaries as they
have no estimated assessable profits for the year (2023/24: Nil).

(b) As at 31 March 2025, the subsidiaries of the Group have unrecognised deductible temporary
differences arising from capital allowance of $2,847,000 (31 March 2024: $2,710,000) and
tax losses of $63,936,000 (31 March 2024: $54,082,000) to carry forward against future
taxable income. These tax losses have no expiry date.
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NOTES TO THE FINANCIAL STATEMENTS (CONTINUED)
(expressed in Hong Kong Dollars)

8. Property, plant and equipment

(a) Reconciliation of carrying amount

Other property, plant and equipment

Retained
properties1

Preservation
properties

Land and
buildings

Leasehold
improvements

Plant and
machinery

Furniture
and

equipment
and motor

vehicles

Properties
leased for

own use Total
$’000 $’000 $’000 $’000 $’000 $’000 $’000 $’000

At 31 March 2023
Cost 4,116,643 3,325,291 2,057,183 358,433 138,416 41,323 141,082 10,178,371

Accumulated depreciation (280,566) (349,960) (410,400) (91,379) (68,718) (26,098) (103,382) (1,330,503)

Accumulated impairment (20,209) (1,265,057) (412,907) – – – – (1,698,173)

Net book value 3,815,868 1,710,274 1,233,876 267,054 69,698 15,225 37,700 7,149,695

Year ended 31 March 2024
Opening net book value 3,815,868 1,710,274 1,233,876 267,054 69,698 15,225 37,700 7,149,695

Additions/Adjustments2 – 1,126 – 3,186 273 5,187 73,610 83,382

Transfer from properties under
development 889,500 – – – – – – 889,500

Depreciation (105,811) (42,125) (33,393) (18,188) (8,952) (5,501) (39,112) (253,082)

Write back of provision for impairment 553 11,866 1,989 – – – – 14,408

Closing net book value 4,600,110 1,681,141 1,202,472 252,052 61,019 14,911 72,198 7,883,903

At 31 March 2024
Cost 5,329,743 3,326,417 2,057,183 361,619 138,689 44,833 214,692 11,473,176

Accumulated depreciation (386,377) (392,085) (443,793) (109,567) (77,670) (29,922) (142,494) (1,581,908)

Accumulated impairment (343,256) (1,253,191) (410,918) – – – – (2,007,365)

Net book value 4,600,110 1,681,141 1,202,472 252,052 61,019 14,911 72,198 7,883,903

Year ended 31 March 2025
Opening net book value 4,600,110 1,681,141 1,202,472 252,052 61,019 14,911 72,198 7,883,903

Additions/Adjustments2 – 1,121 – 938 1,500 5,696 9,772 19,027

Write-off – – – – – – (470) (470)

Depreciation (112,345) (42,864) (34,135) (18,043) (9,370) (6,328) (38,549) (261,634)

Provision for impairment (5,896) (14,977) (3,837) – – – – (24,710)

Closing net book value 4,481,869 1,624,421 1,164,500 234,947 53,149 14,279 42,951 7,616,116

At 31 March 2025
Cost 5,329,743 3,327,538 2,057,183 356,574 136,117 49,890 221,835 11,478,880

Accumulated depreciation (498,722) (434,949) (477,928) (121,627) (82,968) (35,611) (178,884) (1,830,689)

Accumulated impairment (349,152) (1,268,168) (414,755) – – – – (2,032,075)

Net book value 4,481,869 1,624,421 1,164,500 234,947 53,149 14,279 42,951 7,616,116

Notes:

1. The Group receives rental income for the retained properties and their aggregate fair value as at 31 March 2025 was
$4,995,500,000 (31 March 2024: $5,251,000,000).

2. Adjustments represent the changes in estimated resumption and construction costs of properties and leasehold
improvements.

– F-38 – 40



NOTES TO THE FINANCIAL STATEMENTS (CONTINUED)
(expressed in Hong Kong Dollars)

8. Property, plant and equipment (Continued)

(a) Reconciliation of carrying amount (Continued)

The Group’s land and buildings comprise mainly rehousing blocks held for the purpose of

rehousing affected tenants of development projects and commercial premises held for

self-use.

(b) Right-of-use assets

The analysis of the net book value of right-of-use assets by class of underlying asset is as

follows:

31 March
2025

31 March
2024

$’000 $’000

Properties leased for own use, carried at
depreciated cost, with remaining lease term of
less than 5 years 42,951 72,198

The analysis of expense items in relation to leases recognised in profit or loss is as follows:

2025 2024
$’000 $’000

Net depreciation charge of right-of-use assets by
class of underlying asset:
– Properties leased for own use 13,961 13,989

Interest on lease liabilities (Note 6(a)) 996 1,067
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NOTES TO THE FINANCIAL STATEMENTS (CONTINUED)
(expressed in Hong Kong Dollars)

9. Properties under development

As at 31 March 2025, the properties under development are analysed as follows:

2025 2024
$’000 $’000

Cost, including Home Purchase Allowance (“HPA”)
(Note (i))

At 1 April 28,684,201 25,248,900
Add: Additions during the year* 10,127,672 8,174,368
Less: Charged to profit or loss during the year – (3,430,367)

Transferred to property, plant and equipment – (1,213,100)
Transferred to properties held for sale – (95,600)

At 31 March** 38,811,873 28,684,201
Provision for impairment at 31 March (9,168,000) (6,513,800)

Balance as at 31 March 29,643,873 22,170,401

* The amount includes depreciation of $24,588,000 (2023/24: $25,123,000) and interest expense of $1,890,000
(2023/24: $2,497,000) for properties leased for own use and capitalised.

** The amount includes accumulated interest and other borrowing costs capitalised of $547,297,000 (31 March 2024:
$265,261,000).

As at 31 March 2025, the properties under development are analysed as follows:

2025 2024
$’000 $’000

Non-current portion 28,329,072 21,048,425
Current portion (development for sale) 1,314,801 1,121,976

29,643,873 22,170,401

Notes:

(i) In March 2001, the Finance Committee of the Legislative Council approved, inter alia, the revised basis for
calculating the HPA payable to owners of domestic properties and ex-gratia allowances payable to owners and
owner-occupiers affected by land resumption. The relevant policies governing the Authority’s payment of HPA and
ex-gratia allowances for properties acquired/resumed and the clearance of occupiers are based on the above
framework which have resulted in a high cost base for the Group’s redevelopment projects.
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9. Properties under development (Continued)

Notes (Continued):

(i) (Continued)

In respect of domestic properties, the assessment of HPA is based on a notional replacement flat of 7 years old
which is assumed to be in a comparable quality building, situated in a similar locality in terms of characteristics and
accessibility, being at the middle floor with average orientation not facing south or west, and without seaview. The
HPA paid to the owner-occupiers represents the difference between the assessed value of the notional 7-year-old
flat and estimated market value of the acquired property at the offer date. The owner will also receive the estimated
market value of his flat in addition to the HPA.

(ii) The Group launched the Flat-for-Flat (“FFF”) Scheme to provide domestic owner-occupiers affected by the
Group’s redevelopment projects commenced after 24 February 2011 with an alternative option to cash
compensation. The owner-occupier taking the option of FFF will have to top up if the price of the new flat is higher
than the cash compensation for his old flat. The domestic owner-occupiers could have a choice of “in-situ” flats on
the lower floors of the new development or flats in an FFF Scheme at Kai Tak.

10. Building rehabilitation loans

As at 31 March 2025, the building rehabilitation loans are analysed as follows:

2025 2024
$’000 $’000

Non-current portion 2,171 3,354
Current portion 1,701 2,443

3,872 5,797

The building rehabilitation loans are interest-free, except for default, in which case interest will be

charged on the overdue amount at the Prime Lending Rate quoted by The Hongkong and Shanghai

Banking Corporation Limited. The Group reserves the right to impose legal charges over the

properties for loans of amounts between $25,001 and $100,000. All non-current portion of building

rehabilitation loans are due within five years from the end of the reporting period.

The maximum exposure to credit risk of the Group is the carrying value of the building

rehabilitation loans.
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11. Investments

As at 31 March 2025, the debt securities investments are analysed as follows:

2025 2024
$’000 $’000

Investments at amortised cost
– Non-current portion – 550,000
– Current portion 550,000 1,100,000

550,000 1,650,000

As at 31 March 2025, the Group’s debt securities investments represent high quality corporate
bonds.

12. Cash and bank balances

2025 2024
$’000 $’000

Bank deposits
Original maturities of 3 months or less 2,165,207 1,361,698
Original maturities of more than 3 months 18,291,466 15,094,656

20,456,673 16,456,354
Less: Amounts held in trust for joint development projects (1,342) (1,244)

20,455,331 16,455,110
Cash at banks and in hand 168,507 88,404

20,623,838 16,543,514

Maximum exposure to credit risk 20,623,838 16,543,514

Representing:

2025 2024
$’000 $’000

Non-current portion
– Bank deposits 834,857 –

Current portion
– Cash at banks and in hand 168,507 88,404
– Bank deposits 19,620,474 16,455,110

19,788,981 16,543,514

As at 31 March 2025, cash and bank balances of the Group are denominated in Hong Kong Dollars
except for an amount of $1,364,624,000 and $1,000 (31 March 2024: $662,547,000 and
$476,477,000) which are denominated in USD and Renminbi respectively.

The average effective interest rate of time deposits with banks was 4.31% per annum (2023/24:
4.75% per annum). These deposits have an average maturity of 177 days (2023/24: 103 days).
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(expressed in Hong Kong Dollars)

12. Cash and bank balances (Continued)

The credit quality of the cash and bank balances, deposited with financial institutions, which are
Hong Kong Dollars and denominated in foreign currencies, can be assessed by reference to
external credit ratings of the financial institutions and are analysed as follows:

Rating (Moody’s) 2025 2024
$’000 $’000

Aa1 – Aa3 8,144,516 9,768,829
A1 – A3 12,431,821 6,260,446
Others 47,501 514,239

20,623,838 16,543,514

Reconciliation of liabilities arising from financing activities:

The table below details changes in the Group’s liabilities from financing activities, including both
cash and non-cash changes. Liabilities arising from financing activities and liabilities for which
cash flows were, or future cash flow will be, classified in the Group’s consolidated statement of
cash flows as cash flow from financing activities.

Bonds issued
2025 2024

$’000 $’000

At 1 April 499,111 798,601
Changes from financing cash flows:

– Proceeds from issuance of bonds 13,500,000 –
– Issuing costs on issuance of bonds (43,015) –
– Redemption of bonds – (300,000)

Other change:
– Amortisation of bonds issuing costs 4,866 510

At 31 March 13,960,962 499,111

Representing:

2025 2024
$’000 $’000

Non-current portion
– Bonds issued 13,500,000 500,000
– Less: Unamortised finance charges (38,636) (889)

13,461,364 499,111

Current portion
– Bonds issued 500,000 –
– Less: Unamortised finance charges (402) –

499,598 –
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12. Cash and bank balances (Continued)

Reconciliation of liabilities arising from financing activities: (Continued)

Lease
liabilities

2025 2024
$’000 $’000

At 1 April 77,314 41,529
Changes from financing cash flows:

– Capital element of lease rentals paid (37,386) (37,825)
– Interest element of lease rentals paid (2,886) (3,564)

Total changes from financing cash flows (40,272) (41,389)

Other changes:
– Increase in lease liabilities from entering into new

leases during the year 9,772 73,610
– Termination of lease arrangements during the year (481) –
– Interest expense (Note 6(a)) 2,886 3,564

Total other changes 12,177 77,174

At 31 March 49,219 77,314

13. Properties held for sale

The Group’s properties held for sale are located in Hong Kong and their carrying amounts are
analysed as follows:

2025 2024
$’000 $’000

In Hong Kong, with remaining lease term of:
– 50 years or more 5,674 5,674
– between 10 and 50 years 472,790 511,838

478,464 517,512

14. Balances with joint development projects

2025 2024
$’000 $’000

Amounts due from joint development projects 35,349 17,521
Amounts due to joint development projects (280,021) (256,653)

(244,672) (239,132)

All amounts due from/(to) joint development projects are expected to be recovered/settled within
one year.
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14. Balances with joint development projects (Continued)

The Group has the following active joint development projects as at 31 March 2025:

Project Name/Location Land use
Total gross

floor area

Actual
completion

date

Expected
completion

date

(m2)
(calendar

year)
(calendar

year)

The Zenith/One Wanchai
(Wan Chai)

Commercial/Residential 62,310 2006
(Site A & B)

2013
(Site C)

–

* Vision City/Citywalk
(Tsuen Wan)

Commercial/Residential 137,885 2007 –

* The Dynasty/Citywalk 2
(Tsuen Wan)

Commercial/Residential 44,404 2008 –

* Vista (Sham Shui Po) Commercial/Residential 12,708 2009 –

Lime Stardom (Tai Kok Tsui) Commercial/Residential 19,735 2011 –

* Park Summit (Tai Kok Tsui) Commercial/Residential 21,402 2012 –

Park Metropolitan (Kwun
Tong)

Residential 27,830 2014 –

Park Ivy (Tai Kok Tsui) Commercial/Residential 4,843 2014 –

* The Avenue/Lee Tung
Avenue (Wan Chai)

Commercial/Residential 83,898 2015 –

My Place (Ma Tau Kok) Commercial/Residential 6,944 2016 –

* SKYPARK/The Forest
(Mong Kok)

Commercial/Residential 22,301 2017 –

City Hub (To Kwa Wan) Commercial/Residential 8,378 2018 –

The Ascent (Sham Shui Po) Commercial/Residential 7,159 2018 –

93 Pau Chung Street (Ma Tau
Kok)

Commercial/Residential 10,345 2018 –
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14. Balances with joint development projects (Continued)

The Group has the following active joint development projects as at 31 March 2025: (Continued)

Project Name/Location Land use
Total gross

floor area

Actual
completion

date

Expected
completion

date

(m2)
(calendar

year)
(calendar

year)

Downtown 38 (Ma Tau Kok) Commercial/Residential 9,783 2020 –

Monti (Sai Wan Ho) Residential 5,680 2020 –

Madison Park (Sham Shui Po) Commercial/Residential 4,884 2020 –

Artisan Garden (Ma Tau Kok) Commercial/Residential 12,456 2021 –

Grand Central (Kwun Tong) Commercial/Residential 179,376 2021 –

Seaside Sonata (Sham Shui
Po)

Commercial/Residential 58,899 2021 –

Sablier (Tai Kok Tsui) Commercial/Residential 5,738 2021 –

L • LIVING 23 (Tai Kok
Tsui)

Commercial/Residential 6,597 2021 –

One Soho (Yau Ma Tei) Commercial/Residential 12,507 2023 –

The Symphonie (Sham Shui
Po)

Commercial/Residential 13,409 2023 –

The Harmonie (Sham Shui
Po)

Commercial/Residential 14,841 2023 –

Bal Residence (Kwun Tong) Commercial/Residential 6,661 2024 –

Echo House (Sham Shui Po) Commercial/Residential 9,675 2025 –

One Central Place (Sheung
Wan)

Commercial/Stadium
and Youth Centre/
Residential

9,646 – 2025
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14. Balances with joint development projects (Continued)

The Group has the following active joint development projects as at 31 March 2025: (Continued)

Project Name/Location Land use
Total gross

floor area

Actual
completion

date

Expected
completion

date

(m2)
(calendar

year)
(calendar

year)

Peel Street/Graham Street –
Site C (Sheung Wan)

Commercial/Office/
Hotel

41,461 – 2026

Oak Street/Ivy Street (Yau
Tsim Mong)

Commercial/Residential 5,565 – 2026

Bailey Street/Wing Kwong
Street (Kowloon City)

Commercial/Residential 66,654 – 2027

Hung Fook Street/Ngan Hon
Street (Kowloon City)

Commercial/Residential 41,229 – 2027

Sung Hing Lane/Kwai Heung
Street (Central & Western)

Commercial/Residential 8,739 – 2027

Wing Kwong Street/Sung On
Street (Kowloon City)

Commercial/Residential 25,884 – 2027

Hung Fook Street/Kai Ming
Street/Wing Kwong Street
(Kowloon City)

Commercial/Residential 48,942 – 2028

Queen’s Road West/In Ku
Lane (Central & Western)

Commercial/Residential 12,530 – 2028

Shing Tak Street/Ma Tau
Chung Road (Kowloon
City)

Commercial/Residential 38,547 – 2029

* Projects with commercial portions jointly held by the developer and the Group for letting
and pending for sale
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14. Balances with joint development projects (Continued)

The Group is entitled to returns which are predetermined in accordance with the provisions of the
joint development agreements.

In respect of the commercial portions of certain projects, the Group has reached supplemental
agreements with the respective developers to extend the sale of the commercial portions to a few
years after the issuance of the occupation permits. The Group shares certain percentage of any net
proceeds derived from the operation of the commercial portions before the sale and includes it as
surplus for the year and would also share the future sales proceeds at the same ratio. The Group
would account for its share of sales proceeds as surplus from the joint development projects when
these commercial portions are sold in the future.

15. Trade and other receivables

As at 31 March 2025, the trade and other receivables are current in nature and analysed as follows:

2025 2024
$’000 $’000

Trade receivables and prepayments 208,839 219,932
Interest receivables 332,640 197,372
Other receivables and deposits 30,367 30,125

Balance at 31 March 571,846 447,429

All of trade and other receivables are expected to be recovered within one year.

The maximum exposure to credit risk of the Group is the carrying amount of trade and other
receivables.

16. Capital

On 21 June 2002, the Finance Committee of the Legislative Council approved a commitment of
$10 billion for injection as equity into the Authority. The Government injected the equity into the
Authority in phases over the five financial years from 2002/03 to 2006/07. At 31 March 2025, the
Authority had received all five tranches of equity injection of $10 billion in total.
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17. Trade and other payables

As at 31 March 2025, the trade and other payables are analysed as follows:

2025 2024
Note $’000 $’000

Contract liabilities (a) 138,920 112,592
Lease liabilities 49,219 77,314
Trade payables 101,525 83,708
Rental and other deposits received 266,069 90,848
Other payables 43,547 3,383
Accrued expenses 2,458,544 2,357,698

3,057,824 2,725,543

Representing:

2025 2024
$’000 $’000

Non-current portion 366,819 400,806
Current portion 2,691,005 2,324,737

3,057,824 2,725,543

Note:

(a) Contract liabilities

Contract liabilities recognised arise from property development activities. Typical payment terms are as follows:

The Group receives certain percentage of the contract value as deposit from customers when they sign the sale and
purchase agreement. The deposit is recognised as a contract liability until the properties are completed and
transferred to the customers. The rest of the consideration is typically paid when the property is assigned to the
customer.

Movements in contract liabilities

2025 2024
$’000 $’000

Balance at 1 April 112,592 61,561
Decrease in contract liabilities as a result of recognising revenue during

the year that was included in the contract liabilities at the beginning
of the period (861) (18,721)

Increase in contract liabilities as a result of receiving forward sales
deposits and instalments during the year in respect of property sales
not yet completed as at 31 March 27,189 69,752

Balance at 31 March 138,920 112,592
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18. Bonds issued

As at 31 March 2025, the Group has issued the following fixed rate notes under a Medium Term
Note programme:

2025 2024
$’000 $’000

Non-current portion
HK dollar fixed rate notes with coupon of 3.85% due 2026 – 500,000
HK dollar fixed rate notes with coupon of 3.35% due 2027 4,000,000 –
HK dollar fixed rate notes with coupon of 3.45% due 2029 5,000,000 –
HK dollar fixed rate notes with coupon of 3.50% due 2032 1,500,000 –
HK dollar fixed rate notes with coupon of 3.55% due 2034 3,000,000 –
Less: Unamortised bonds issuing costs (38,636) (889)

13,461,364 499,111

Current portion
HK dollar fixed rate notes with coupon of 3.85% due 2026 500,000 –
Less: Unamortised bonds issuing costs (402) –

499,598 –

Total 13,960,962 499,111

19. Provident fund schemes

The Group provides retirement benefits to its eligible employees under defined contribution
schemes. In accordance with the Mandatory Provident Fund Schemes Ordinance, the eligible
employees enjoy retirement benefits under the Mandatory Provident Fund Exempted ORSO
Scheme or the Mandatory Provident Fund Scheme (the “Schemes”) under which employer’s
voluntary contributions have been made. The assets of the Schemes are held separately from those
of the Group and managed by independent administrators. The Group normally makes voluntary
contributions ranging from 5% to 10% of the employees’ monthly salaries depending on the years
of service of the employees.

The total amount contributed by the Group into the Schemes for the year ended 31 March 2025 was
$41,765,000 (2023/24: $38,541,000), net of forfeitures of $2,270,000 (2023/24: $2,917,000),
which has been charged to the Group’s profit or loss for the year.

20. Commitments

(a) Capital commitments

Capital commitments in respect of acquisition of property, plant and equipment at 31 March
2025 are as follows:

2025 2024
$’000 $’000

Contracted but not yet incurred 778 4,800
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20. Commitments (Continued)

(b) Operating lease rental receivable

As at 31 March 2025, undiscounted lease payments under non-cancellable operating leases

in place in respect of properties will be receivable by the Group in future periods, except for

those commercial portions jointly developed by the developer and the Group, are as follows:

2025 2024
$’000 $’000

Within 1 year 137,297 128,041
After 1 year but within 2 years 63,600 87,159
After 2 years but within 3 years 22,448 21,736
After 3 years but within 4 years 8,031 8,873
After 4 years but within 5 years 2,964 5,026
After 5 years 988 –

235,328 250,835

21. Significant related party transactions

Transactions entered into by the Group with members of the Board, parties related to them,

Government Departments, agencies or Government controlled entities, other than those

transactions which are entered into by parties in general in the course of their normal dealings, are

considered to be related party transactions pursuant to HKAS 24 (Revised) “Related Party

Disclosures”.

During the year, the Authority reimbursed the Government an amount of $55,050,000 (2023/24:

$53,533,000) for actual costs incurred by the Lands Department of the Government (the “Lands

Department”) in connection with statutory resumption and site clearance work conducted for the

redevelopment projects of the Authority. As at 31 March 2025, there was an amount of $4,542,000

(31 March 2024: $4,506,000) due to the Lands Department yet to be settled. The amount is

unsecured, interest-free and repayable on demand and included in trade and other payables.

In 2011/12, the Authority has contributed $500,000,000 to Urban Renewal Trust Fund (the

“Fund”). As at 31 March 2025, there was an amount of $62,151,000 (31 March 2024:

$126,889,000) remained in the Fund. The Authority has committed to make further contribution to

the Fund in future in the event that its fund balance is fully utilised. During the year, the Authority

provided administrative and support services to the Fund for $2,539,000 (2023/24: $2,418,000),

and charged the said Fund $25,000 (2023/24: $26,000) for office accommodation expenses.

The key management of the Authority refers to members of the Board and their compensations are

set out in Notes 6(b) and (c).
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22. Statement of Financial Position of the Authority

In accordance with the disclosure requirements of the Hong Kong Companies Ordinance, the

statement of financial position of the Authority as at 31 March 2025 is set out as follows:

2025 2024
Note $’000 $’000

Non-current assets
Property, plant and equipment 7,577,897 7,844,728
Properties under development 28,329,072 21,048,425
Interest in subsidiaries 22(a) 46,808 40,320
Loan to a subsidiary 14,600 14,600
Building rehabilitation loans 2,171 3,354
Prepayments 1,415,538 604,740
Investments – 550,000
Bank deposits 834,857 –

38,220,943 30,106,167

Current assets
Properties held for sale 478,464 517,512
Properties under development for sale 1,314,801 1,121,976
Amounts due from joint development projects 35,349 17,521
Building rehabilitation loans 1,701 2,443
Trade and other receivables 574,270 450,512
Investments 550,000 1,100,000
Cash and bank balances 19,788,981 16,543,514

22,743,566 19,753,478

Total assets 60,964,509 49,859,645

Capital and reserve
Capital 10,000,000 10,000,000
Accumulated surplus 33,665,991 36,378,641

22(b) 43,665,991 46,378,641

Non-current liabilities
Trade and other payables 366,819 400,806
Bonds issued 13,461,364 499,111

13,828,183 899,917

Current liabilities
Amounts due to joint development projects 280,021 256,653
Trade and other payables 2,690,716 2,324,434
Bonds issued 499,598 –

3,470,335 2,581,087

Total capital, reserve and liabilities 60,964,509 49,859,645
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22. Statement of Financial Position of the Authority (Continued)

(a) Interest in subsidiaries

2025 2024
$’000 $’000

Unlisted shares, at cost 1 1
Amounts due from subsidiaries (Note) 95,989 85,344
Less: Provision for impairment (49,182) (45,025)

46,808 40,320

Note:

The amounts due from subsidiaries are unsecured, interest-free and have no fixed terms of repayment. The balances
are expected to be recovered more than one year.

The names of the principal subsidiaries, all of which are wholly and directly owned by the

Authority and incorporated in Hong Kong, are as follows:

Name
Number of

shares
Total share

capital Principal activities
$

Champ Dragon Properties Limited 1 1 Property holding
Ease Shine Development Limited 1 1 Property holding
Full Wisdom Enterprises Limited 1 1 Property holding
High Union Development Limited 1 1 Property holding
Hong Kong Building Rehabilitation

Facilitation Services Limited
1 1 Building rehabilitation

facilitation services
Joyful Success Investment Limited 1 1 Property holding
Max Grace Properties Limited 1 1 Property holding
Opalman Limited 2 2 Property holding
Sunny Joy Properties Limited 1 1 Property holding
Support Service Centre for

Minority Owners under
Compulsory Sale*

– – Support services to
minority owners

Urban Redevelopment Facilitating
Services Company Limited

1 10 Urban redevelopment
facilitating services

Well Nice Properties Limited 1 1 Property holding

* The company is limited by guarantee and does not have a share capital.
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22. Statement of Financial Position of the Authority (Continued)

(b) Statement of Changes in Equity

Capital
Accumulated

surplus Total
$’000 $’000 $’000

Balance at 1 April 2023 10,000,000 40,298,403 50,298,403
Deficit and total comprehensive

income for the year – (3,919,762) (3,919,762)

Balance at 31 March 2024 10,000,000 36,378,641 46,378,641

Balance at 1 April 2024 10,000,000 36,378,641 46,378,641
Deficit and total comprehensive

income for the year – (2,712,650) (2,712,650)

Balance at 31 March 2025 10,000,000 33,665,991 43,665,991

23. Non-adjusting event after the reporting period

On 6 June 2025, the Government announced that the Chief Executive in Council approved granting

a site at Bailey Street, Hung Hom, and a site in Tseung Kwan O Area 137 to the Authority by

private treaty at nominal premium of $1,000 for a term of 50 years from the date of execution, on

the understanding that the two sites would be rezoned for residential use through statutory town

planning procedures in due course. These land resources are additional financial support from the

Government to enable the Authority to increase its net asset value and hence borrowing capacity

and to tide over its liquidity needs in the coming years for, amongst other things, issuing

acquisition offers for the commenced redevelopment projects to maintain the momentum of

redevelopment.

24. Approval of financial statements

The financial statements were approved by the Board on 19 June 2025.
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INDEPENDENT AUDITOR’S REPORT

TO THE MEMBERS OF THE BOARD OF THE URBAN RENEWAL AUTHORITY 
(Incorporated in Hong Kong under the Urban Renewal Authority Ordinance)

OPINION
We	have	audited	 the	consolidated	 financial	statements	of	Urban	Renewal	Authority	 (the	“Authority”)	and	 its	
subsidiaries	(together	the	“Group”)	set	out	on	pages	114	to	161,	which	comprise	the	consolidated	statement	of	
financial	position	as	at	31	March	2024,	the	consolidated	statement	of	comprehensive	income,	the	consolidated	
statement of changes in equity and the consolidated statement of cash flows for the year then ended and notes, 
comprising	material	accounting	policy	information	and	other	explanatory	information.

In	our	opinion,	 the	consolidated	 financial	 statements	give	a	 true	and	 fair	view	of	 the	consolidated	 financial	
position	of	the	Group	as	at	31	March	2024	and	of	 its	consolidated	financial	performance	and	its	consolidated	
cash	flows	for	the	year	then	ended	in	accordance	with	Hong	Kong	Financial	Reporting	Standards	 (“HKFRSs”)	
issued	by	the	Hong	Kong	Institute	of	Certified	Public	Accountants	(“HKICPA”)	and	have	been	properly	prepared	
in compliance with the disclosure requirements of the Hong Kong Companies Ordinance.

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

INFORMATION OTHER THAN THE CONSOLIDATED FINANCIAL 
STATEMENTS AND AUDITOR’S REPORT THEREON
The	Board	members	are	 responsible	 for	 the	other	 information.	The	other	 information	comprises	all	 the	
information included in the annual report, other than the consolidated financial statements and our auditor’s 
report	thereon.	We	obtained	Report	of	the	Members	of	the	Board	prior	to	the	date	of	this	auditor’s	report	and	
expect	the	remaining	other	information	to	be	made	available	to	us	after	that	date.

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

In	connection	with	our	audit	of	 the	consolidated	financial	statements,	our	 responsibility	 is	 to	read	the	other	
information identified above and, in doing so, consider whether the other information is materially inconsistent 
with the consolidated financial statements or our knowledge obtained in the audit or otherwise appears to be 
materially misstated.

If,	based	on	the	work	we	have	performed	on	the	other	 information	that	we	obtained	prior	to	the	date	of	this	
auditor’s report, we conclude that there is a material misstatement of this other information, we are required to 
report that fact. We have nothing to report in this regard.
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INDEPENDENT AUDITOR’S REPORT

RESPONSIBILITIES OF THE BOARD MEMBERS FOR THE 
CONSOLIDATED FINANCIAL STATEMENTS
The	Board	members	are	responsible	for	the	preparation	of	the	consolidated	financial	statements	that	give	a	true	
and	fair	view	in	accordance	with	HKFRSs	 issued	by	the	HKICPA	and	the	disclosure	requirements	of	the	Hong	
Kong	Companies	Ordinance	and	 for	such	 internal	control	as	 the	Board	members	determine	 is	necessary	 to	
enable the preparation of consolidated financial statements that are free from material misstatement, whether 
due to fraud or error.

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

The	Board	members	are	assisted	by	the	Audit	Committee	in	discharging	their	responsibilities	for	overseeing	the	
Group’s	financial	reporting	process.

AUDITOR’S RESPONSIBILITIES FOR THE AUDIT OF THE 
CONSOLIDATED FINANCIAL STATEMENTS
Our objectives are to obtain reasonable assurance about whether the consolidated financial statements as a 
whole are free from material misstatement, whether due to fraud or error, and to issue an auditor’s report that 
includes our opinion. This report is made solely to you, as a body, in accordance with section 18 of the Urban 
Renewal Authority Ordinance, and for no other purpose. We do not assume responsibility towards or accept 
liability to any other person for the contents of this report.

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

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

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

–	 Obtain	an	understanding	of	internal	control	relevant	to	the	audit	in	order	to	design	audit	procedures	that	
are	appropriate	in	the	circumstances,	but	not	for	the	purpose	of	expressing	an	opinion	on	the	effectiveness	
of	the	Group’s	internal	control.
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–	 Evaluate	the	appropriateness	of	accounting	policies	used	and	the	reasonableness	of	accounting	estimates	
and	related	disclosures	made	by	the	Board	members.

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

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

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

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

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

KPMG 
Certified	Public	Accountants 
8th	Floor,	Prince’s	Building 
10 Chater Road 
Central, Hong Kong 
13	June	2024
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CONSOLIDATED STATEMENT OF COMPREHENSIVE INCOME

for	the	year	ended	31	March	2024
(expressed	in	Hong	Kong	Dollars)

Note 2024 2023
   

$’000 $’000

Revenue 5(a) 3,023,922 5,513,383

Direct costs (3,599,198) (5,454,321)
  

Gross	(deficit)/surplus (575,276) 59,062

Other income, net 5(b) 1,023,515 575,273

Administrative	expenses (675,779) (637,089)

Other	expenses (603,490) (491,332)
  

Operating deficit before provision for impairment  
on properties and committed projects (831,030) (494,086)

Provision	for	impairment	on	properties	and	committed	projects,	net 6(a) (3,089,252) (3,035,622)
  

Operating deficit before income tax 6 (3,920,282) (3,529,708)

Income	tax	expenses 7(a) – –
  

Deficit and total comprehensive income for the year (3,920,282) (3,529,708)
  

The notes on pages 119 to 161 form part of these consolidated financial statements.

– F-58 –



URA	ANNUAL	REPORT	2023-24 115

CONSOLIDATED STATEMENT OF FINANCIAL POSITION

at	31	March	2024
(expressed	in	Hong	Kong	Dollars)

Note 2024 2023
   

$’000 $’000

Non-current assets
Property,	plant	and	equipment 8 7,883,903 7,149,695
Properties	under	development 9 21,048,425 19,979,351
Building	rehabilitation	loans 10 3,354 5,445
Prepayments 604,740 661,867
Investments 11 550,000 1,650,000
Bank	deposits 12 – 269,000

  

30,090,422 29,715,358
  

Current assets
Properties	held	for	sale 13 517,512 868,465
Properties	under	development	for	sale 9 1,121,976 1,216,849
Amounts due from joint development projects 14 17,521 27,256
Building	rehabilitation	loans 10 2,443 3,218
Trade and other receivables 15 447,429 470,100
Investments 11 1,100,000 1,150,000
Cash and bank balances 12 16,543,514 20,554,169

  

19,750,395 24,290,057
  

Total assets 49,840,817 54,005,415
  

Capital and reserve
Capital 16 10,000,000 10,000,000
Accumulated surplus 36,359,510 40,279,792

  

46,359,510 50,279,792
  

Non-current liabilities
Trade and other payables 17 400,806 385,155
Debt securities issued 18 499,111 498,622

  

899,917 883,777
  

Current liabilities
Amounts due to joint development projects 14 256,653 244,404
Trade and other payables 17 2,324,737 2,297,463
Debt securities issued 18 – 299,979

  

2,581,390 2,841,846
  

Total capital, reserve and liabilities 49,840,817 54,005,415
  

Approved	by	the	Board 
on	13	June	2024

CHOW Chung-kong
Chairman

WAI Chi-sing
Managing Director

The notes on pages 119 to 161 form part of these consolidated financial statements.
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CONSOLIDATED STATEMENT OF CASH FLOWS

for	the	year	ended	31	March	2024
(expressed	in	Hong	Kong	Dollars)

Note 2024 2023
     

$’000 $’000 $’000 $’000

Cash flows from operating activities
Operating	deficit	before	income	tax (3,920,282) (3,529,708)

Adjustments for:
Interest	income 5(b) (890,008) (517,922)
Depreciation 6(a) 227,959 214,777
Interest	expenses 6(a) 1,067 639
Net	foreign	exchange	loss 29,259 76,208
Provision	for	impairment	on	 

properties and committed projects, net 3,089,252 3,035,622
  

Operating deficit before working  
capital changes (1,462,753) (720,384)
Changes in balances with joint 

development projects 21,984 5,289
Increase	in	properties	under	development (4,940,471) (2,469,495)
Decrease in properties held for sale 444,493 106,678
Decrease in building rehabilitation loans 2,866 3,620
(Increase)/decrease	in	prepayments (18,188) 46,952
Decrease in other receivables – 309,527
Increase	in	trade	and	other	receivables (47,411) (75,516)
Increase/(decrease)	in	trade	and	 

other payables 11,083 (280,401)
  

Cash used in operations (5,988,397) (3,073,730)

Interest	received 960,090 283,740
Interest	paid (20,928) (32,240)

  

Net cash used in operating activities (5,049,235) (2,822,230)

The notes on pages 119 to 161 form part of these consolidated financial statements.
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Note 2024 2023
  

$’000
 

$’000
 

$’000
 

$’000

Cash flows from investing activities
Decrease in bank deposits with original 

maturities of more than 3 months 4,109,543 2,562,211
Payment	for	purchase	of	investments	at	

amortised cost – (2,150,000)
Payment	for	purchase	of	property,	 

plant and equipment (9,772) (75,379)
Redemption of investments at amortised cost 1,150,000 83,325

Net cash generated from investing activities
 

5,249,771
 

420,157

Cash flows from financing activities
Redemption of debt securities 12 (300,000) (300,000)
Capital element of lease rentals paid 12 (37,825) (44,456)
Interest	element	of	lease	rentals	paid 12 (3,564) (1,425)

Net cash used in financing activities
 

(341,389)
 

(345,881)

Net decrease in cash and cash equivalents

 

(140,853)

 

(2,747,954)
Cash and cash equivalents at 1 April 1,616,755 4,442,366
Exchange	loss	on	cash	and	cash	equivalents (27,044) (77,657)

Cash and cash equivalents at 31 March

 

1,448,858

 

1,616,755

Analysis of cash and bank balances

  

Cash and cash equivalents 1,448,858 1,616,755
Bank	deposits	with	original	maturities	of	

more than 3 months 15,094,656 19,206,414

Cash and bank balances at 31 March 12

 

16,543,514

 

20,823,169
  

The notes on pages 119 to 161 form part of these consolidated financial statements.
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CONSOLIDATED STATEMENT OF CHANGES IN EQUITY

for	the	year	ended	31	March	2024
(expressed	in	Hong	Kong	Dollars)

Accumulated 

 

Capital

$’000

surplus
 

$’000
 

Total

$’000

Balance	at	1	April	2022 10,000,000 43,809,500 53,809,500

Deficit and total comprehensive income for the year
 

– (3,529,708)
  

(3,529,708)

Balance	at	31	March	2023
 

10,000,000 40,279,792
  

50,279,792

Balance	at	1	April	2023 10,000,000 40,279,792 50,279,792

Deficit and total comprehensive income for the year
 

– (3,920,282)
  

(3,920,282)

Balance	at	31	March	2024
 

10,000,000 36,359,510
  

46,359,510

The notes on pages 119 to 161 form part of these consolidated financial statements.
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NOTES TO THE FINANCIAL STATEMENTS

(expressed	in	Hong	Kong	Dollars)

1. General information

The	Urban	Renewal	Authority	 (the	“Authority”)	 is	a	statutory	body	established	by	the	Government	of	the	
Hong	Kong	Special	Administrative	Region	(“Government”)	under	the	Urban	Renewal	Authority	Ordinance	
(Chapter	563).	The	principal	activities	of	 the	Authority	and	 its	subsidiaries	 (the	“Group”)	have	been	 to	
promote urban renewal in Hong Kong by way of redevelopment, rehabilitation, retrofitting, preservation 
and	revitalisation.	As	a	result	of	the	Urban	Renewal	Strategy	promulgated	on	24	February	2011,	the	Group	
is to focus on redevelopment and rehabilitation as its core business.

The address of the Authority is 26/F, COSCO Tower, 183 Queen’s Road Central, Hong Kong.

As	part	of	the	financial	support	for	the	Authority,	the	Government	has	agreed	that	all	urban	renewal	sites	
for	new	projects	set	out	 in	 the	Corporate	Plans	and	Business	Plans	of	 the	Authority,	approved	by	 the	
Financial	Secretary	 (“FS”)	 from	time	to	 time,	may	 in	principle	be	granted	 to	 the	Authority	at	nominal	
premium, subject to satisfying FS of the need therefor.

2. Material accounting policies

The material accounting policies applied in the preparation of these consolidated financial statements are 
set out below. These policies have been consistently applied to all the years presented, unless otherwise 
stated.

(a) Basis of preparation of the financial statements
The consolidated financial statements have been prepared under the historical cost convention and in 
accordance with accounting principles generally accepted in Hong Kong and comply with all 
applicable	Hong	Kong	Financial	Reporting	Standards	 (“HKFRSs”)	 (which	 include	all	applicable	
individual Hong Kong Financial Reporting Standards, Hong Kong Accounting Standards and 
Interpretations)	 issued	by	the	Hong	Kong	Institute	of	Certified	Public	Accountants	 (“HKICPA”)	and	
the disclosure requirements of the Hong Kong Companies Ordinance.

The preparation of financial statements in conformity with HKFRSs requires the use of certain critical 
accounting	estimates.	 It	also	 requires	management	 to	exercise	 its	 judgement	 in	 the	process	of	
applying	 the	Group’s	accounting	policies.	The	areas	 involving	a	higher	degree	of	 judgement	or	
complexity,	or	areas	where	assumptions	and	estimates	are	significant	to	the	consolidated	 financial	
statements,	are	disclosed	in	Note	4.
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NOTES TO THE FINANCIAL STATEMENTS

(expressed	in	Hong	Kong	Dollars)

2. Material accounting policies (Continued)

(b) Relevant standards effective in the current year
The	Group	has	applied	the	following	amendments	to	HKFRSs	issued	by	the	HKICPA	to	these	financial	
statements for the current accounting period:

HKFRS 17, Insurance	contracts

Amendments to HKAS 8, Accounting policies, changes in accounting estimates and errors: Definition 
of accounting estimates

Amendments to HKAS 1, Presentation	of	 financial	statements 	and	HKFRS	Practice	Statement	2, 
Making materiality judgements: Disclosure of accounting policies

Amendments to HKAS 12, Income	taxes:	Deferred	tax	related	to	assets	and	liabilities	arising	from	a	
single transaction

Amendments to HKAS 12, Income	taxes:	International	tax	reform	—	Pillar	Two	model	rules

None	of	 these	developments	have	had	a	material	effect	on	how	the	Group’s	results	and	 financial	
position	for	the	current	or	prior	periods	have	been	prepared	or	presented.	The	Group	has	not	applied	
any new standard or interpretation that is not yet effective for the current accounting period.

In	July	2023,	 the	HKICPA	published	“Accounting	 implications	of	 the	abolition	of	 the	MPF-LSP	
offsetting mechanism in Hong Kong” that provides accounting guidance relating to the abolition of 
offsetting mechanism effective from 1 May 2025. The abolition of the offsetting mechanism and the 
above	guidance	did	not	have	a	material	impact	on	the	Group’s	results	and	financial	position.

(c) Possible impact of amendments, new standards and interpretations issued but not yet effective 
for the year ended 31 March 2024
Up	to	the	date	of	issue	of	these	consolidated	financial	statements,	the	HKICPA	has	issued	a	number	
of	new	or	amended	standards,	which	are	not	yet	effective	 for	the	year	ended	31	March	2024	and	
which have not been adopted in these consolidated financial statements. These include the following 
which	may	be	relevant	to	the	Group.

Effective for accounting periods 
 beginning on or after

Amendments to HKAS 1, Presentation	of	financial	 1	January	2024
statements: Classification of liabilities as current or 
non-current

Amendments to HKAS 1, Presentation	of	financial	 1	January	2024
statements: Non-current liabilities with covenants

Amendments to HKFRS 16, Leases: Lease liability in a 1	January	2024
sale and leaseback
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2. Material accounting policies (Continued)

(c) Possible impact of amendments, new standards and interpretations issued but not yet effective 
for the year ended 31 March 2024 (Continued)

Effective for accounting  
periods beginning on or after

Amendments to HKAS 7, Statement of cash flows and 
HKFRS 7, Financial	Instruments:	Disclosures:	Supplier	
finance arrangements 1	January	2024

Amendments to HKAS 21, The effects of changes in 
foreign	exchange	rates:	Lack	of	exchangeability 1	January	2025

The	Group	is	 in	the	process	of	making	an	assessment	of	what	the	impact	of	these	developments	 is	
expected	to	be	in	the	period	of	initial	application.	So	far	it	has	concluded	that	the	adoption	of	them	is	
unlikely to have a significant impact on the consolidated financial statements.

(d) Basis of consolidation
The consolidated financial statements include the financial statements of the Authority and all its 
subsidiaries made up to 31 March.

Subsidiaries	are	entities	over	which	the	Group	has	control.	The	Group	controls	an	entity	when	the	
Group	is	exposed	to,	or	has	rights	to,	variable	returns	from	its	involvement	with	the	entity	and	has	the	
ability to affect those returns through its power over the entity.

Subsidiaries	are	fully	consolidated	from	the	date	on	which	control	 is	transferred	to	the	Group.	They	
are de-consolidated from the date that control ceases.

All	 intercompany	 transactions,	balances	and	cash	 flows	within	 the	Group	are	eliminated	 in	 full	on	
consolidation.

In	the	Authority’s	statement	of	 financial	position,	 investments	 in	subsidiaries	are	stated	at	cost	 less	
any	provision	for	impairment	losses	(see	Note	2(h)).	Any	such	provisions	are	recognised	as	an	expense	
in profit or loss.

(e) Revenue recognition
Revenue is recognised when control over a product or service is transferred to the customer, or the 
lessee	has	the	right	to	use	the	asset,	at	the	amount	of	promised	consideration	to	which	the	Group	is	
expected	to	be	entitled,	excluding	those	amounts	collected	on	behalf	of	third	parties.
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NOTES TO THE FINANCIAL STATEMENTS

(expressed	in	Hong	Kong	Dollars)

2. Material accounting policies (Continued)

(e) Revenue recognition (Continued)
Further	details	of	the	Group’s	revenue	and	other	income	recognition	policies	are	as	follows:

(i)	 Income	 from	sale	of	properties	developed	 for	 sale	 in	 the	ordinary	course	of	business	 is	
recognised when legal assignment is completed, which is the point in time when the customer 
has the ability to direct the use of the property and obtain substantially all of the remaining 
benefits of the property. Deposits and instalments received on properties sold prior to the date 
of revenue recognition are included in contract liabilities (see Note 2(f)).

(ii)	 Where	the	Group	receives	its	share	of	surplus	from	property	development	projects	undertaken	
as joint development projects, sharing of such surplus is recognised in accordance with the 
terms of the joint development agreements, unless the control of the underlying properties 
under	development	have	not	been	transferred.	Proceeds	 received	 in	advance	 from	sale	of	
properties of joint development projects prior to their completion are included in trade and 
other payables.

(iii)	 When	the	developer	is	obligated	to	settle	the	upfront	premium	to	the	Group	at	the	inception	of	
joint	development	agreement,	such	upfront	premium	is	recognised	as	revenue	when	the	Group	
has	no	further	substantial	acts	to	complete.	Generally,	such	revenue	is	recognised	as	soon	as	
the	Group	has	performed	its	obligations	in	respect	of	the	upfront	premium	and	it	has	become	
non-refundable/non-cancellable.

(iv)	 Interest	income	is	recognised	on	a	time-proportion	basis	using	the	effective	interest	method.

(v) Rental income receivable under operating leases is recognised in profit or loss in equal 
instalments	over	the	periods	covered	by	the	 lease	term,	except	where	an	alternative	basis	 is	
more representative of the pattern of benefits to be derived from the use of the leased asset. 
Lease incentives granted are recognised in profit or loss as an integral part of the aggregate net 
lease	payments	receivable.	Variable	lease	payments	that	do	not	depend	on	an	index	or	a	rate	
are recognised as income in the accounting period in which they are earned.

(vi)	 Income	from	Urban	Redevelopment	Facilitating	Services	Company	Limited	is	recognised	upon	
completion of the sale of the properties by the owners in accordance with the terms of the sale 
agreement.

(f) Contract liabilities
A contract liability is recognised when the customer pays non-refundable consideration before the 
Group	recognises	the	related	revenue	(see	Note	2(e)).	A	contract	liability	would	also	be	recognised	if	
the	Group	has	an	unconditional	 right	 to	 receive	non-refundable	consideration	before	 the	Group	
recognises	the	related	revenue.	In	such	cases,	a	corresponding	receivable	would	also	be	recognised	
(see Note 2(i)).
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2. Material accounting policies (Continued)

(g) Property, plant and equipment
Building	comprises	rehousing	blocks,	preservation	properties,	retained	properties,	and	commercial	
premises	held	for	self-use.	Rehousing	blocks	represent	properties	held	by	the	Group	for	the	intended	
purpose of providing interim accommodation for affected tenants of development projects who are 
normally charged a rent which is substantially below the market value, with a view to assist primarily 
the	dispossessed	tenants	who	are	yet	 to	obtain	public	housing	units.	Preservation	properties	are	
properties	 that	are	of	historical	or	architectural	 interest	 to	be	preserved	by	 the	Group.	Retained	
properties	 represent	 redeveloped	properties	held	by	 the	Group	 for	 conserving	 the	cultural	
characteristics of the projects before redevelopment and receives rental income.

All property, plant and equipment are stated at historical cost less accumulated depreciation and 
impairment	losses	(see	Note	2(h)).	Historical	cost	includes	expenditure	that	is	directly	attributable	to	
the acquisition of the items.

Subsequent costs are included in the asset’s carrying amount or recognised as a separate asset, as 
appropriate, only when it is probable that future economic benefits associated with the item will flow 
to	the	Group	and	the	cost	of	the	item	can	be	measured	reliably.	All	other	repairs	and	maintenance	
costs	are	expensed	in	profit	or	loss	during	the	financial	period	in	which	they	are	incurred.

Amortisation on interests in leasehold land and depreciation on other assets is calculated to write off 
their costs less residual values, if any, over their anticipated useful lives on a straight line basis as 
follows:

Interests	in	leasehold	land – Over	the	period	of	the	unexpired	lease

Buildings – 50	years	or	over	the	period	of	the	unexpired	lease	if	less	
than 50 years

Leasehold improvements – Office: Over 10 years or the life of the respective lease, 
whichever is the shorter

Non-office:	50	years	or	over	the	period	of	the	unexpired	
terms of the leases if less than 50 years

Plant	and	machinery – 10 years

Motor vehicles – 4	years

Furniture and office equipment – 3 to 5 years

Properties	leased	for	own	use – Over the period of the lease

The assets’ residual values and useful lives are reviewed, and adjusted if appropriate, at the end of 
each reporting period.

An asset’s carrying amount is written down immediately to its recoverable amount if the asset’s 
carrying amount is greater than its estimated recoverable amount (see Note 2(h)).

Gains	and	 losses	on	disposals	are	determined	by	comparing	net	disposal	proceeds	with	carrying	
amount. These are included in profit or loss.
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NOTES TO THE FINANCIAL STATEMENTS

(expressed	in	Hong	Kong	Dollars)

2. Material accounting policies (Continued)

(h) Credit losses and impairment of assets
(i) Credit losses from financial instruments and lease receivables

The	Group	recognises	a	loss	allowance	for	expected	credit	loss	(“ECLs”)	on	the	following	items:

–	 financial	assets	measured	at	amortised	cost	 (including	cash	and	bank	balances,	 trade	
receivables, investments at amortised cost, financial assets included in prepayments, 
deposits and other receivables, building rehabilitation loans and amounts due from joint 
development projects); and

–	 lease	receivables.

Financial assets measured at fair value, including investments measured at fair value through 
profit	or	loss	(“FVPL”),	are	not	subject	to	the	ECLs	assessment.

Measurement of ECLs

ECLs are a probability-weighted estimate of credit losses. Credit losses are measured as the 
present	value	of	all	expected	cash	shortfalls	(i.e.	the	difference	between	the	cash	flows	due	to	
the	Group	 in	accordance	with	 the	contract	and	 the	cash	 flows	 that	 the	Group	expects	 to	
receive).

The	expected	cash	shortfalls	are	discounted	using	the	following	discount	rates	where	the	effect	
of discounting is material:

–	 fixed-rate	 financial	 assets	 and	 trade	and	other	 receivables:	 effective	 interest	 rate	
determined	at	initial	recognition	or	an	approximation	thereof;

–	 variable-rate	financial	assets:	current	effective	interest	rate;

–	 lease	receivables:	discount	rate	used	in	the	measurement	of	the	lease	receivable.

The	maximum	period	considered	when	estimating	ECLs	is	the	maximum	contractual	period	over	
which	the	Group	is	exposed	to	credit	risk.

In	measuring	ECLs,	the	Group	takes	into	account	reasonable	and	supportable	information	that	
is available without undue cost or effort. This includes information about past events, current 
conditions and forecasts of future economic conditions.
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2. Material accounting policies (Continued)

(h) Credit losses and impairment of assets (Continued)
(i) Credit losses from financial instruments and lease receivables (Continued)

ECLs are measured on either of the following bases:

–	 12-month	ECLs:	these	are	losses	that	are	expected	to	result	from	possible	default	events	
within the 12 months after the reporting date; and

–	 lifetime	ECLs:	these	are	losses	that	are	expected	to	result	from	all	possible	default	events	
over	the	expected	lives	of	the	items	to	which	the	ECLs	model	applies.

Loss allowances for trade receivables and lease receivables are always measured at an amount 
equal	to	 lifetime	ECLs.	ECLs	on	these	financial	assets	are	estimated	using	a	provision	matrix	
based	on	the	Group’s	historical	credit	 loss	experience,	adjusted	for	factors	that	are	specific	to	
the debtors and an assessment of both the current and forecast general economic conditions at 
the reporting date.

For	all	other	 financial	 instruments,	the	Group	recognises	a	 loss	allowance	equal	to	12-month	
ECLs unless there has been a significant increase in credit risk of the financial instrument since 
initial recognition, in which case the loss allowance is measured at an amount equal to lifetime 
ECLs.

Significant increases in credit risk

In	assessing	whether	the	credit	 risk	of	a	 financial	 instrument	has	 increased	significantly	since	
initial	recognition,	the	Group	compares	the	risk	of	default	occurring	on	the	financial	instrument	
assessed	at	the	reporting	date	with	that	assessed	at	the	date	of	 initial	 recognition.	 In	making	
this	 reassessment,	 the	Group	considers	 that	a	default	event	occurs	when	 (i)	 the	borrower	 is	
unlikely	 to	pay	 its	credit	obligations	 to	 the	Group	 in	 full,	without	 recourse	by	the	Group	 to	
actions such as realising security (if any is held); or (ii) the financial asset is 90 days past due. The 
Group	 considers	 both	quantitative	 and	qualitative	 information	 that	 is	 reasonable	and	
supportable,	 including	historical	experience	and	forward-looking	 information	that	 is	available	
without undue cost or effort.

In	particular,	the	following	information	is	taken	into	account	when	assessing	whether	credit	risk	
has increased significantly since initial recognition:

–	 failure	to	make	payments	of	principal	or	interest	on	their	contractually	due	dates;

–	 an	actual	or	expected	significant	deterioration	 in	a	 financial	 instrument’s	external	or	
internal credit rating (if available);

–	 an	actual	or	expected	significant	deterioration	in	the	operating	results	of	the	debtor;	and

–	 existing	or	forecast	changes	in	the	technological,	market,	economic	or	legal	environment	
that have a significant adverse effect on the debtor’s ability to meet its obligation to the 
Group.
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(expressed	in	Hong	Kong	Dollars)

2. Material accounting policies (Continued)

(h) Credit losses and impairment of assets (Continued)
(i) Credit losses from financial instruments and lease receivables (Continued)

Significant increases in credit risk (Continued)

Depending on the nature of the financial instruments, the assessment of a significant increase in 
credit risk is performed on either an individual basis or a collective basis. When the assessment 
is performed on a collective basis, the financial instruments are grouped based on shared credit 
risk characteristics, such as past due status and credit risk ratings.

ECLs are remeasured at each reporting date to reflect changes in the financial instrument’s 
credit risk since initial recognition. Any change in the ECLs amount is recognised as an 
impairment	gain	or	loss	in	profit	or	loss.	The	Group	recognises	an	impairment	gain	or	loss	for	all	
financial instruments with a corresponding adjustment to their carrying amount through a loss 
allowance account.

Evidence that a financial asset is credit-impaired includes the following observable events:

–	 significant	financial	difficulties	of	the	debtor;

–	 a	breach	of	contract,	such	as	a	default	or	past	due	event;

–	 it	becoming	probable	 that	 the	borrower	will	enter	 into	bankruptcy	or	other	 financial	
reorganisation;

–	 significant	changes	in	the	technological,	market,	economic	or	legal	environment	that	have	
an adverse effect on the debtor; or

–	 the	disappearance	of	an	active	market	for	a	security	because	of	financial	difficulties	of	the	
issuer.

Write-off policy

The gross carrying amount of a financial asset or lease receivable is written off (either partially or 
in	 full)	 to	 the	extent	 that	 there	 is	no	 realistic	prospect	of	 recovery.	This	 is	generally	 the	case	
when	the	Group	determines	that	the	debtor	does	not	have	assets	or	sources	of	 income	that	
could generate sufficient cash flows to repay the amounts subject to the write-off.

Subsequent recoveries of an asset that was previously written off are recognised as a reversal of 
impairment in profit or loss in the period in which the recovery occurs.

(ii) Impairment of other assets
Assets are reviewed for impairment whenever events or changes in circumstances indicate that 
the carrying amount may not be recoverable. An impairment loss is recognised for the amount 
by	which	the	asset’s	carrying	amount	exceeds	its	recoverable	amount.	The	recoverable	amount	
is the higher of an asset’s fair value less costs of disposal and value in use. For the purposes of 
assessing impairment, assets are grouped at the lowest levels for which there are separately 
identifiable cash flows (cash-generating units). Assets that suffered an impairment are reviewed 
for possible reversal of the impairment at each reporting date.
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2. Material accounting policies (Continued)

(i) Financial assets and liabilities
The	Group	classifies	 its	 financial	assets	 in	 the	 following	categories:	 financial	assets	measured	at	
amortised	cost,	at	FVPL	and	at	 fair	value	 through	other	comprehensive	 income	 (“FVOCI”).	The	
classification of the financial asset is based on the business model under which the financial asset is 
managed and its contractual cash flow characteristics. Management determine the classification of its 
financial assets at initial recognition.

The	Group’s	policies	for	investments	in	debt	securities	are	set	out	below.

Investments	 in	debt	securities	are	 recognised/derecognised	on	 the	date	 the	Group	commits	 to	
purchase/sell the investment. The investments are initially stated at fair value plus directly attributable 
transaction	costs,	except	 for	 those	 investments	measured	at	FVPL	 for	which	transaction	costs	are	
recognised directly in profit or loss. These investments are subsequently accounted for as follows, 
depending on their classification:

–	 amortised	cost,	 if	 the	 investment	 is	held	 for	 the	collection	of	contractual	cash	 flows	which	
represent	solely	payments	of	principal	and	 interest.	 Interest	 income	from	the	 investment	 is	
calculated using the effective interest method.

–	 FVOCI	—	recycling,	if	the	contractual	cash	flows	of	the	investment	comprise	solely	payments	of	
principal and interest and the investment is held within a business model whose objective is 
achieved by both the collection of contractual cash flows and sale. Changes in fair value are 
recognised	 in	other	comprehensive	 income,	except	 for	 the	 recognition	 in	profit	or	 loss	of	
expected	credit	 losses,	 interest	 income	(calculated	using	the	effective	 interest	method)	and	
foreign	exchange	gains	 and	 losses.	When	 the	 investment	 is	derecognised,	 the	amount	
accumulated in other comprehensive income is recycled from equity to profit or loss.

–	 FVPL,	 if	 the	 investment	does	not	meet	 the	criteria	 for	being	measured	at	amortised	cost	or	
FVOCI	(recycling).	Changes	in	the	fair	value	of	the	investment	(including	interest)	are	recognised	
in profit or loss.

Purchases	and	sales	of	 financial	assets	are	recognised	on	the	trade-date	—	the	date	on	which	the	
Group	commits	to	purchase	or	sell	the	asset.	Investments	at	FVPL	are	initially	recognised	at	fair	value	
and	transaction	costs	are	expensed	in	profit	or	loss.	Financial	assets	are	derecognised	when	the	rights	
to	receive	cash	flows	from	the	investments	have	expired	or	have	been	transferred	and	the	Group	has	
transferred substantially all risks and rewards of ownership.

Financial liabilities are recognised initially at fair value, net of transaction costs incurred. Financial 
liabilities are subsequently carried at amortised cost; any difference between the proceeds (net of 
transaction costs) and the redemption value is recognised in profit or loss over the period of the 
borrowings using the effective interest method.
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2. Material accounting policies (Continued)

(j) Leased assets
(i) As a lessee

At	inception	of	a	contract,	the	Group	assesses	whether	the	contract	 is,	or	contains,	a	 lease.	A	
contract is, or contains, a lease if the contract conveys the right to control the use of an 
identified	asset	for	a	period	of	time	in	exchange	for	consideration.	Control	 is	conveyed	where	
the customer has both the right to direct the use of the identified asset and to obtain 
substantially all of the economic benefits from that use.

At	 the	 lease	commencement	date,	 the	Group	 recognises	a	 right-of-use	asset	and	a	 lease	
liability,	except	for	short-term	leases	that	have	a	lease	term	of	12	months	or	less	and	leases	of	
low-value	assets.	When	the	Group	enters	into	a	lease	in	respect	of	a	low-value	asset,	the	Group	
decides whether to capitalise the lease on a lease-by-lease basis. The lease payments 
associated	with	 those	 leases	which	are	not	capitalised	are	 recognised	as	an	expense	on	a	
systematic basis over the lease term.

Where the lease is capitalised, the lease liability is initially recognised at the present value of the 
lease payments payable over the lease term, discounted using the interest rate implicit in the 
lease or, if that rate cannot be readily determined, using a relevant incremental borrowing rate. 
After	initial	recognition,	the	lease	liability	is	measured	at	amortised	cost	and	interest	expense	is	
calculated using the effective interest method. Variable lease payments that do not depend on 
an	 index	or	 rate	are	not	 included	 in	 the	measurement	of	 the	 lease	 liability	and	hence	are	
charged to profit or loss in the accounting period in which they are incurred.

The right-of-use asset recognised when a lease is capitalised is initially measured at cost, which 
comprises the initial amount of the lease liability plus any lease payments made at or before the 
commencement date, and any initial direct costs incurred. Where applicable, the cost of the 
right-of-use assets also includes an estimate of costs to dismantle and remove the underlying 
asset or to restore the underlying asset or the site on which it is located, discounted to their 
present value, less any lease incentives received. The right-of-use asset is subsequently stated 
at cost less accumulated depreciation and impairment losses.

The lease liability is remeasured when there is a change in future lease payments arising from a 
change	in	an	index	or	rate,	or	there	is	a	change	in	the	Group’s	estimate	of	the	amount	expected	
to be payable under a residual value guarantee, or there is a change arising from the 
reassessment	of	whether	the	Group	will	be	reasonably	certain	to	exercise	a	purchase,	extension	
or termination option. When the lease liability is remeasured in this way, a corresponding 
adjustment is made to the carrying amount of the right-of-use asset, or is recorded in profit or 
loss if the carrying amount of the right-of-use asset has been reduced to zero.

The lease liability is also remeasured when there is a change in the scope of a lease or the 
consideration	 for	a	 lease	 that	 is	not	originally	provided	 for	 in	 the	 lease	contract	 (“lease	
modification”)	 that	 is	not	accounted	for	as	a	separate	 lease.	 In	 this	case	the	 lease	 liability	 is	
remeasured based on the revised lease payments and lease term using a revised discount rate 
at the effective date of the modification.

The	Group	presents	right-of-use	assets	in	“property,	plant	and	equipment”	and	presents	lease	
liabilities	under	“trade	and	other	payables”	in	the	consolidated	statement	of	financial	position.
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2. Material accounting policies (Continued)

(j) Leased assets (Continued)
(ii) As a lessor

When the company acts as a lessor, it determines at lease inception whether each lease is a 
finance lease or an operating lease. A lease is classified as a finance lease if it transfers 
substantially all the risks and rewards incidental to the ownership of an underlying assets to the 
lessee.	If	this	is	not	the	case,	the	lease	is	classified	as	an	operating	lease.

When a contract contains lease and non-lease components, the company allocates the 
consideration in the contract to each component on a relative stand-alone selling price basis. 
The rental income from operating leases is recognised in accordance with note 2(e)(v).

(k) Properties under development
Properties	under	development	represent	all	costs	incurred	by	the	Group	in	connection	with	property	
development, and include mainly acquisition costs, cost of development, borrowing costs, costs of 
rehousing units (see Note 2(m)) and other direct costs incurred in connection with the development, 
less any provisions for impairment losses (see Note 2(h)). For preservation properties and retained 
properties, the properties are transferred to property, plant and equipment at cost upon completion.

Upon disposal of the development properties, the relevant cost of the properties will be apportioned 
between the part to be retained and the part to be sold on an appropriate basis.

The	 relevant	cost	 for	 the	part	 to	be	sold	will	be	charged	as	“direct	costs”	 to	profit	or	 loss	at	 the	
inception of the joint development agreement.

(l) Properties held for sale and properties under development for sale
Properties	held	for	sale	and	properties	under	development	for	sale	at	the	end	of	the	reporting	period	
are stated at the lower of cost and net realisable value.

(m) Costs of rehousing units provided by the Hong Kong Housing Authority and the Hong Kong 
Housing Society
The Hong Kong Housing Authority and the Hong Kong Housing Society have agreed to provide 
certain	rehousing	units	 to	the	Group.	 In	return,	 the	Group	will	pay	 for	 the	reservation	fees	until	a	
tenant is moved into the unit and the allocation costs of the rehousing unit. These costs are 
recognised as part of the cost of properties under development referred to in Note 2(k).

(n) Provisions, contingencies and onerous contracts
(i) Provisions and contingencies

Provisions	are	recognised	when	the	Group	has	a	present	 legal	or	constructive	obligation	as	a	
result of past events; it is more likely than not that an outflow of economic benefits will be 
required	to	settle	the	obligation;	and	the	amount	can	be	reliably	estimated.	Provisions	are	not	
recognised	for	future	operating	losses,	except	for	those	cases	where	the	Group	has	a	present	
obligation as a result of committed events.

Where there are a number of similar obligations, the likelihood that an outflow will be required 
in settlement is determined by considering the class of obligations as a whole. A provision is 
recognised even if the likelihood of an outflow of economic benefits with respect to any one 
item included in the same class of obligations may be small.
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2. Material accounting policies (Continued)

(n) Provisions, contingencies and onerous contracts (Continued)
(i) Provisions and contingencies (Continued)

A	contingent	asset	is	a	possible	asset	that	arises	from	past	events	and	whose	existence	will	be	
confirmed only by the occurrence or non-occurrence of one or more uncertain events not wholly 
within	the	control	of	the	Group.

A contingent asset is not recognised but is disclosed in the notes to the consolidated financial 
statements when an inflow of economic benefits is probable. When inflow is virtually certain, an 
asset is recognised.

A	contingent	liability	is	a	possible	obligation	that	arises	from	past	events	and	whose	existence	
will only be confirmed by the occurrence or non-occurrence of one or more uncertain future 
events	not	wholly	within	the	control	of	the	Group.	 It	can	also	be	a	present	obligation	arising	
from past events that is not recognised because it is not probable that an outflow of economic 
benefits will be required or the amount of obligation cannot be measured reliably.

A contingent liability is not recognised but is disclosed in the notes to the consolidated financial 
statements. When a change in the probability of an outflow of economic benefits occurs so that 
the outflow is probable, it will then be recognised as a provision.

(ii) Onerous contracts
An	onerous	contract	exists	when	the	Group	has	a	contract	under	which	the	unavoidable	costs	of	
meeting	 the	obligations	under	 the	contract	exceed	the	economic	benefits	expected	 to	be	
received	from	the	contract.	Provisions	for	onerous	contracts	are	measured	at	the	present	value	
of	the	lower	of	the	expected	cost	of	terminating	the	contract	and	the	net	cost	of	fulfilling	the	
contract. The cost of fulfilling the contract includes both the incremental costs of fulfilling that 
contract and an allocation of other costs that relate directly to fulfilling that contract.

(o) Current and deferred income tax
Income	tax	expenses	comprise	current	tax	and	movements	in	deferred	tax	assets	and	liabilities.

Current	tax	is	the	expected	tax	payable	on	the	taxable	profit	for	the	year.	Taxable	profit	differs	from	
profit	as	reported	in	profit	or	loss	because	it	excludes	items	of	income	or	expenses	that	are	taxable	or	
deductible	 in	other	years	and	 it	 further	excludes	profit	or	 loss	 items	 that	are	never	 taxable	or	
deductible.	The	Group’s	liability	for	current	tax	is	calculated	using	tax	rates	that	have	been	enacted	or	
substantially enacted at the end of the reporting period.

Deferred	income	tax	 is	provided	in	full,	using	the	liability	method,	on	temporary	differences	arising	
between	the	tax	bases	of	assets	and	liabilities	and	their	carrying	amounts	in	the	consolidated	financial	
statements.	Deferred	income	tax	 is	determined	using	tax	rates	and	laws	that	have	been	enacted	or	
substantively	enacted	at	the	end	of	the	reporting	period	and	are	expected	to	apply	when	the	related	
deferred	income	tax	asset	is	realised	or	the	deferred	income	tax	liability	is	settled.

Deferred	income	tax	assets	are	recognised	to	the	extent	that	it	is	probable	that	future	taxable	income	
will be available against which the temporary differences can be utilised.

The	Group	recognised	deferred	income	tax	assets	and	deferred	income	tax	 liabilities	separately	 in	
relation to its lease liabilities and right-of-use assets.
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2. Material accounting policies (Continued)

(p) Borrowing costs
Borrowing	costs	that	are	directly	attributable	to	the	acquisition,	construction	or	production	of	an	asset	
that necessarily takes a substantial period of time to get ready for its intended use or sale are 
capitalised as part of the cost of that asset.

Other borrowing costs are charged to profit or loss in the period in which they are incurred.

(q) Translation of foreign currencies
(i) Functional and presentation currency

Items	included	in	the	financial	statements	of	each	of	the	Group’s	entities	are	measured	using	
the	currency	of	the	primary	economic	environment	in	which	the	entity	operates	(“the	functional	
currency”). The consolidated financial statements are presented in Hong Kong Dollars, which is 
the	Group’s	presentation	currency.

(ii) Transactions and balances
Foreign	currency	transactions	are	translated	 into	the	functional	currency	using	the	exchange	
rates	prevailing	at	the	dates	of	the	transactions.	Foreign	exchange	gains	and	losses	resulting	
from	the	settlement	of	such	transactions	and	from	the	translation	at	year-end	exchange	rates	of	
monetary assets and liabilities denominated in foreign currencies are recognised in profit or 
loss.

(r) Joint development projects
The	arrangements	entered	into	by	the	Group	with	property	developers	for	redevelopment	projects	
are considered to be joint development and are accounted for in accordance with the terms of the 
development	agreements.	The	Group’s	share	of	income	earned	from	such	development	is	recognised	
in profit or loss in accordance with the bases set out in Notes 2(e)(ii) and (iii).

Where	property	is	received	by	the	Group	as	its	share	of	distribution	of	assets	from	joint	development	
projects, such property is recorded within non-current assets at its fair value at the time when 
agreement is reached or, if a decision is taken for it to be disposed of, at the lower of this value and 
net realisable value within current assets.

(s) Cash and cash equivalents
Cash and cash equivalents comprise cash and bank balances and deposits held at call with banks with 
original maturities of three months or less.

(t) Employee benefits
Salaries	and	annual	 leave	are	accrued	and	 recognised	as	an	expense	 in	 the	year	 in	which	 the	
associated	services	are	rendered	by	the	employees	of	the	Group.

The	Group	operates	defined	contribution	schemes	and	pays	contributions	to	scheme	administrators	
on	a	mandatory	or	voluntary	basis.	The	contributions	are	recognised	as	an	expense	when	they	are	
due.
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(expressed	in	Hong	Kong	Dollars)

2. Material accounting policies (Continued)

(u) Related parties
(i) A person, or a close member of that person’s family, is related to the Group if that 

person:
(1)	 has	control	or	joint	control	over	the	Group;

(2)	 has	significant	influence	over	the	Group;	or

(3)	 is	a	member	of	the	key	management	personnel	of	the	Group	or	the	Group’s	parent.

(ii) An entity is related to the Group if any of the following conditions applies:
(1)	 The	entity	and	the	Group	are	members	of	the	same	group	(which	means	that	each	parent,	

subsidiary and fellow subsidiary is related to the others).

(2) The entity is a post-employment benefit plan for the benefit of employees of either the 
Group	or	an	entity	related	to	the	Group.

(3) The entity is controlled or jointly controlled by a person identified in (i).

(4)	 A	person	identified	in	(i)(1)	has	significant	influence	over	the	entity	or	is	a	member	of	the	
key management personnel of the entity (or of a parent of the entity).

Close	members	of	the	family	of	a	person	are	those	family	members	who	may	be	expected	to	
influence, or be influenced by, that person in their dealings with the entity.

3. Financial risk management and fair value of financial instruments

(a) Financial risk factors
The	Group’s	activities	expose	it	to	a	variety	of	financial	risks:	cash	flow	interest	rate	risk,	credit	risk,	
liquidity	risk	and	foreign	exchange	risk.	The	Group’s	overall	risk	management	programme	focuses	on	
the unpredictability of financial markets and seeks to minimise the potential adverse effects on the 
Group’s	financial	performance.

(i) Cash flow interest rate risk
The	Group	 is	exposed	to	cash	 flow	 interest	 rate	risk	due	to	the	 fluctuation	of	 the	prevailing	
market	interest	rate	on	bank	deposits.	Nevertheless,	the	Group’s	surplus/deficit	and	operating	
cash flows are substantially independent of changes in market interest rates.
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3. Financial risk management and fair value of financial instruments (Continued)

(a) Financial risk factors (Continued)
(ii) Credit risk

Credit risk is managed on a group basis. Credit risk arises from investments, cash and bank 
balances, building rehabilitation loans, and trade and other receivables.

The credit risk on investments at amortised cost is limited as issuers are mainly with high credit 
ratings assigned by international credit rating agencies.

The credit risk on cash and bank balances is limited because most of the funds are placed in 
banks with credit ratings, ranging from Aa1 to A3 and there is no concentration in any particular 
bank.

The	 credit	 risk	on	building	 rehabilitation	 loans	 is	 limited	 as	 the	Group	has	monitoring	
procedures to ensure that follow-up action is taken to recover overdue debts and place charges 
on the properties.

The credit risk on trade receivables is limited as rental deposits in the form of cash are usually 
received from tenants.

The	Group	measures	 loss	allowances	 for	 trade	and	 lease	receivables	at	an	amount	equal	 to	
lifetime	ECLs,	which	is	calculated	using	a	provision	matrix.	Given	the	Group	has	not	experienced	
any	significant	credit	losses	in	the	past,	the	allowance	for	expected	credit	losses	is	insignificant.

(iii) Liquidity risk
Prudent	 liquidity	 risk	management	 implies	maintaining	sufficient	cash	and	the	availability	of	
funding through committed credit facilities.

Management	monitors	rolling	forecasts	of	the	Group’s	cash	and	bank	balances	on	the	basis	of	
expected	cash	flow.

The	table	below	analyses	the	Group’s	financial	liabilities	into	relevant	maturity	groupings	based	
on the remaining period from the end of the reporting period to the contractual maturity date. 
The	amounts	disclosed	in	the	table	are	the	contractual	undiscounted	cash	flows.	Balances	due	
within	12	months	equal	their	carrying	amounts	(except	for	debt	securities	issued	which	include	
interest element), as the impact of discounting is insignificant.
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(expressed	in	Hong	Kong	Dollars)

3. Financial risk management and fair value of financial instruments (Continued)

(a) Financial risk factors (Continued)
(iii) Liquidity risk (Continued)

  

  

  

  

2024 2023
 

$’000
 

$’000

Less than 1 year
Trade and other payables 2,214,926 2,234,790
Amounts due to joint development projects 256,653 244,404
Debt securities issued 19,197 320,928

Between 1 to 3 years
Trade and other payables 56,132 36,203
Debt securities issued 519,250 538,447

Between 3 to 5 years
Trade and other payables 14,920 14,920

Over 5 years
Trade and other payables 330,862 334,506

(iv) Foreign exchange risk
The	Group	has	certain	cash	and	bank	balances	and	 investments	denominated	 in	 foreign	
currencies,	which	are	exposed	to	 foreign	currency	risk.	When	the	exchange	rates	of	 foreign	
currencies against the Hong Kong dollar fluctuate, the value of the cash and bank balances and 
investments denominated in foreign currencies translated into Hong Kong dollar will vary 
accordingly.

Foreign	exchange	risk	sensitivity

As	at	31	March	2024,	if	Hong	Kong	dollar	had	weakened/strengthened	by	1%	against	foreign	
currencies	with	all	other	variables	held	constant,	 the	deficit	of	 the	Group	would	 increase/
decrease	by	approximately	$11,390,000	 (2022/23:	$15,969,000)	 resulting	 from	the	 foreign	
exchange	gains/losses	on	translation	of	cash	and	bank	balances	and	investments	denominated	
in foreign currencies.

(b) Capital risk management
The	Group’s	objectives	when	managing	capital	are	to	safeguard	the	Group’s	ability	to	continue	as	a	
going concern in order to promote urban renewal in Hong Kong by way of redevelopment, 
rehabilitation, retrofitting, revitalisation and heritage preservation.

The	Group’s	working	capital	 is	mainly	financed	by	the	Government’s	equity	 injection,	accumulated	
surplus	and	debt	securities	issued.	The	Group	also	maintains	credit	facilities	to	ensure	the	availability	
of funding when needed.
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3.	 Financial risk management and fair value of financial instruments (Continued)

(c)	 Fair value measurement
The carrying amounts of the Group’s financial assets including amounts due from joint development 
projects, cash and bank balances, investments at amortised cost and trade and other receivables; and 
financial liabilities including amounts due to joint development projects and trade and other payables, 
approximate their fair values.

The carrying amounts of the Group’s building rehabilitation loans and debt securities issued 
approximate their fair value as the impact of discounting is insignificant.

4.	 Critical accounting estimates and judgements

Estimates and judgements are continually evaluated and are based on historical experience and other 
factors, including expectation of future events that are believed to be reasonable under the circumstances.

The Group makes estimates and assumptions concerning the future. The resulting accounting estimates 
will, by definition, seldom equal the related actual results. The estimates and assumptions that have a 
significant risk of causing a material adjustment to the carrying amounts of assets and liabilities within the 
next financial year are discussed below.

Impairment of properties and provision for a committed project
Properties are tested for impairment annually or more frequently if events or changes in circumstances 
indicate that the asset might be impaired in accordance with the accounting policy stated in Note 2(h).

Provisions are recognised when the Group has a present legal or constructive obligation as a result of past 
and committed events in accordance with the accounting policy stated in Note 2(n). When the estimated 
value of the committed project is lower than the estimated development and related costs of the project, a 
provision would be recognised.

The valuations of properties and provision for committed projects are made on the basis of the “Market 
Value” adopted by the Hong Kong Institute of Surveyors (“HKIS”). The valuation is performed annually by 
external valuers who are qualified members of the HKIS. The Group’s management review the assumptions 
used by the external valuers by considering the information from a variety of sources including (i) current 
prices in an active market for properties of different nature, condition or location, adjusted to reflect those 
differences; (ii) recent prices of comparable properties in less active markets, with adjustments to reflect 
any changes in economic conditions since the date of the transactions that occurred at those prices; (iii) 
expected arrangement with property developers on tender awarded; (iv) estimated development and 
related costs and allocation thereof; and (v) discount rate used in land value assessment, which is made 
with reference to the Prime Rate.
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4. Critical accounting estimates and judgements (Continued)

Impairment of properties and provision for a committed project sensitivity
As	at	31	March	2024,	if	the	respective	estimated	upfront	premium	to	be	received	on	the	projects	had	been	
increased/decreased	by	5%	with	all	other	variables	held	constant,	 the	deficit	of	 the	Group	for	 the	year	
would	decrease/increase	by	approximately	$298,500,000	 (2022/23:	$584,000,000)	 resulting	 from	 the	
change in provision for impairment on properties and committed projects.

The final impairment amount for properties and the ultimate losses arise from the committed projects 
would be affected by the actual realised value and development and related costs and the final 
arrangements with the property developers.
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5. Revenue and other income, net

(a) Revenue
(i) Disaggregation of revenue

Disaggregation of revenue from contracts with customers by major products or service lines is 
as follows:

  

  

2024 2023
 

$’000
 

$’000

Revenue recognised outside the scope of HKFRS 15
–	Upfront	premium	from	property	developers 1,940,000 4,841,000
–	Share	of	property	development	surplus	on	joint	 

 development projects 448,976 475,811

Revenue from contracts with customers within the 
scope of HKFRS 15

–	Sale	of	properties 634,946 196,572

3,023,922 5,513,383

(ii) Revenue expected to be recognised in the future arising from contracts with customers in 
existence at the reporting date
At	31	March	2024,	the	cumulative	aggregate	amount	of	revenue	expected	to	be	recognised	in	
the consolidated statement of comprehensive income in the future from pre-completion sales 
contracts	entered	 into	 in	relation	to	the	Group’s	properties	held	for	sale	pending	transfer	of	
control	amounted	to	$969,414,000	(2022/23:	$170,501,000)	which	will	be	recognised	when	the	
properties	are	 legally	assigned	 to	 the	customers.	The	Group	will	 recognise	 the	expected	
revenue in future on the basis that control over ownership of the property has been passed to 
the	customer,	which	is	expected	to	occur	over	the	next	36	months.
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5.	 Revenue and other income, net (Continued)

(b)	 Other income, net
Other income, net recognised during the year represents:

  

2024 2023
  

$’000 $’000

Interest	income 890,008 517,922
Rental income 181,084 130,202
Miscellaneous income 6,155 3,357
Net	foreign	exchange	loss (53,732) (76,208)

  

1,023,515 575,273

6.	 Operating deficit before income tax

Operating deficit before income tax is arrived at after charging/(crediting) the following items:

(a)	 Other items:

  

  

  

2024 2023
 

$’000
 

$’000

Cost of properties under joint development projects 3,095,501 5,291,465
Cost of properties sold 445,268 105,986
Staff	costs*	(excluding	directors’	and	senior	management’s	

remuneration) 523,424 489,934
Rehabilitation	and	retrofit	expenses 86,808 45,354
Revitalisation	and	preservation	expenses 15,634 17,054
Place	making	expenses^ 6,155 9,482
Outgoings in respect of preservation properties,  

retained properties and rehousing units 155,231 139,346

Depreciation
–	Depreciation 253,082 242,150
–	Less:	Depreciation	capitalised (25,123) (27,373)

 

227,959

 

214,777

Auditor’s remuneration
–	Audit	services 534 534
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(expressed	in	Hong	Kong	Dollars)

6. Operating deficit before income tax (Continued)

Operating	deficit	before	income	tax	is	arrived	at	after	charging/(crediting)	the	following	items:	(Continued)

(a) Other items: (Continued)

  

  

  

  

2024 2023
 

$’000
 

$’000

Impairment	on	properties
–	Provision	for	impairment	on	properties	held	for	sale 2,060 4,398
–	Write	back	of	provision	for	impairment	on	property,	 

 plant and equipment (14,408) (42,776)
–	Provision	for	impairment	on	properties	under	development 3,101,600 3,074,000

3,089,252 3,035,622
 

Interest	expenses

 

–	Interest	on	lease	liabilities 3,564 1,425
–	Less:	Interest	on	lease	liabilities	capitalised (2,497) (786)

1,067 639

–	Interest	expenses	on	debt	securities	issued 19,992 30,914
–	Less:	Interest	expenses	capitalised# (19,992) (30,914)

– –
 

1,067

 

639

*	 Including	salaries	and	other	benefits	of	$488,010,000	(2022/23:	$457,900,000)	and	contribution	
to	provident	fund	scheme	of	$35,414,000	(2022/23:	$32,034,000).

^	 Excluding	depreciation	of	$942,000	 (2022/23:	$942,000)	and	 interest	expenses	of	$35,000	
(2022/23: $58,000) for properties leased for own use.

# The borrowing costs have been capitalised at rates ranging from 2.15% to 3.85% per annum 
(2022/23: 2.15% to 3.85% per annum).
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6. Operating deficit before income tax (Continued)

Operating	deficit	before	income	tax	is	arrived	at	after	charging/(crediting)	the	following	items:	(Continued)

(b) Managing Director, Executive Directors and senior management’s remuneration paid or payable 
during the year

 

      

      

      

 

      

      

      

2024

Provident 
fund scheme Variable 

Fees Salaries contributions Sub-total pay Total

$’000 $’000 $’000 $’000 $’000 $’000

Managing Director
	 –	Wai	Chi-sing – 4,692 – 4,692 1,401 6,093
Executive	Directors
	 –	Carolin	Fong	Suet-yuen – 3,082 18 3,100 770 3,870
	 –	Wilfred	Au	Chun-ho1 – 2,351 300 2,651 588 3,239
	 –	Eric	Poon	Shun-wing2 – 887 168 1,055 221 1,276
9	Senior	management	staff	&	 
	 2	Ex-senior	management	staff1 – 23,551 2,641 26,192 6,692 32,884

Total3 – 34,563 3,127 37,690 9,672 47,362

2023

Provident 
fund scheme Variable 

Fees Salaries contributions Sub-total pay Total

$’000 $’000 $’000 $’000 $’000 $’000

Managing Director
	 –	Wai	Chi-sing – 4,646 – 4,646 1,388 6,034
Executive	Directors
	 –	Eric	Poon	Shun-wing – 3,084 393 3,477 770 4,247
	 –	Carolin	Fong	Suet-yuen4 – 1,524 9 1,533 381 1,914
	 –	Ian	Wong	Wai-kuen5 – – – – – –
9 Senior management staff5	&	 
	 1	Ex-senior	management	staff – 22,794 2,385 25,179 6,612 31,791

Total3 – 32,048 2,787 34,835 9,151 43,986

Notes:
1.	 The	Executive	Director	ceased	to	be	a	senior	management	staff	on	14	July	2023	and	assumed	

his	role	with	effect	from	15	July	2023.
2.	 The	Executive	Director	retired	on	14	July	2023.
3.	 Excluding	compensation	in	lieu	of	leave	in	the	aggregate	sum	of	$881,000	(2022/23:	$938,000).
4.	 The	Executive	Director	assumed	her	role	with	effect	from	3	October	2022.
5.	 A	 senior	management	 staff	was	appointed	as	Executive	Director	 from	6	January	2022	 to	

2 October 2022 on top of his current employment as senior management staff.
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6. Operating deficit before income tax (Continued)

Operating	deficit	before	income	tax	is	arrived	at	after	charging/(crediting)	the	following	items:	(Continued)

(b) Managing Director, Executive Directors and senior management’s remuneration paid or payable 
during the year (Continued)

  

  

2024 2023

Their remuneration fell within the following bands:

  

No. of No. of 
Individuals Individuals

 $1 to $500,000

 

–

 

1
$1,000,001 to $1,500,000 2 –
$1,500,001 to $2,000,000 – 2
$2,000,001 to $2,500,000 2 –
$3,000,001 to $3,500,000 4 3
$3,500,001	to	$4,000,000 2 2
$4,000,001	to	$4,500,000 2 3
$4,500,001	to	$5,000,000 1 1
$6,000,001 to $6,500,000 1 1

Total 14 13

There were no payments made or benefits provided in respect of the termination of director service 
or consideration provided to/receivable by third parties in respect of the services of directors, 
whether in the capacity of directors or in any other capacity while directors.

There were no loans or quasi-loans provided to the directors.

No	significant	transactions,	arrangements	or	contracts	in	relation	to	the	Group’s	business	to	which	the	
Authority was a party, and in which a director of the Authority had a material interest, whether directly 
or indirectly, subsisted at the end of the year or at any time during the year.
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6. Operating deficit before income tax (Continued)

Operating	deficit	before	income	tax	is	arrived	at	after	charging/(crediting)	the	following	items:	(Continued)

(c) Other members of the Board
Fees	for	the	Chairman	and	Non-Executive	members	of	the	Board	(excluding	the	government	public	
officers who are not entitled to receive any fees) are as follows:

  

2024 2023
  

$’000 $’000

Chairman
Mr Chow Chung-kong, GBM,	GBS,	JP 100 100

Non-Executive Directors (non-public officers)
Mr Evan Au Yang Chi-chun (up to 30 Nov 2023) 43 65
Mr William Chan Fu-keung, BBS 65 65
Dr Chan Ka-kui, GBS,	JP (from 1 May 2022) 65 60
Ms	Judy	Chan	Ka-pui	(up to 30 Apr 2022) – 5
The Honourable Vincent Cheng Wing-shun, MH,	JP 65 65
Ms	Ivy	Chua	Suk-lin 65 65
Mr Andy Ho Wing-cheong, MH 65 65
The Honourable Kwok Wai-keung, JP 65 65
Ir	Janice	Lai	Wai-man	(from 1 May 2022) 65 60
Sr	Alexander	Lam	Tsan-wing (from 1 Dec 2023) 22 –
Mrs Sylvia Lam Yu Ka-wai, SBS (from 1 May 2022) 65 60
Ir	The	Honourable	Michael	Lee	Chun-Keung,	JP  

(from 1 Dec 2023) 22 –
Dr Lee Ho-yin (Note) (up to 30 Nov 2023) – 22
Ms Elaine Lo Yuen-man, MH 65 65
Mr Roger Luk Koon-hoo, BBS,	JP (up to 30 Apr 2022) – 5
Professor	Tang	Bo-sin,	MH 65 65
Ms	Judy	Tong	Kei-yuk 65 65
The Honourable Tony Tse Wai-chuen, BBS,	JP 65 65
Mrs Cecilia Wong Ng Kit-wah (up to 30 Apr 2022) – 5
Mr Michael Wong Yick-kam, MH,	JP (up to 30 Apr 2022) – 5
Mr Stephen Wong Yuen-shan (up to 28 Dec 2022) – 48
Ms Yvonne Yeung Kin-ha (from 1 May 2022) 65 60

  

1,032 1,080

Note:	 The	Non-Executive	Director	ceased	to	receive	any	fees	 from	the	Authority	with	effect	 from	
4	August	2022.
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6. Operating deficit before income tax (Continued)
Operating	deficit	before	income	tax	is	arrived	at	after	charging/(crediting)	the	following	items:	(Continued)

(d) Five highest paid individuals

  

2024 2023
 

$’000
 

$’000

The five individuals whose emoluments were the highest in the 
Group	for	the	year	ended	31	March	2024	include	the	Managing	
Director,	two	Executive	Directors	and	two	senior	management	
staff	(2022/23:	the	Managing	Director,	Executive	Director	and	
three senior management staff).

The total emoluments earned by the five highest paid individuals 
during the year are as follows:

Fixed	–	Salaries 17,271 16,827
	 –	Provident	fund	scheme	contributions 1,105 1,426

Sub-total
 

18,376
 

18,253

Variable pay 4,969 4,941

Total**

 

23,345

 

23,194

Their remuneration fell within the following bands:

  

No. of No. of 
Individuals Individuals

$3,500,001	to	$4,000,000

 

1

 

–
$4,000,001	to	$4,500,000 2 3
$4,500,001	to	$5,000,000 1 1
$6,000,001 to $6,500,000 1 1

Total

 

5

 

5

**	 For	 the	year	ended	31	March	2024,	compensation	 in	 lieu	of	 leave	of	$240,000	 (2022/23:	
$696,000)	were	excluded	from	the	aggregate	sum.

7. Income tax expenses
(a)	 In	accordance	with	Section	19	of	the	Urban	Renewal	Authority	Ordinance,	the	Authority	is	exempted	

from	taxation	under	the	Inland	Revenue	Ordinance	(Chapter	112).

	 No	provision	for	Hong	Kong	profits	tax	has	been	made	for	the	Group’s	subsidiaries	as	they	have	no	
estimated assessable profits for the year (2022/23: Nil).

(b)	 As	at	31	March	2024,	 the	subsidiaries	of	 the	Group	have	unrecognised	deductible	 temporary	
differences	arising	from	capital	allowance	of	$2,702,000	(31	March	2023:	$2,796,000)	and	tax	losses	
of	$54,090,000	(31	March	2023:	$51,326,000)	to	carry	forward	against	future	taxable	income.	These	
tax	losses	have	no	expiry	date.

– F-86 –



URA ANNUAL REPORT 2023-24 143

8. Property, plant and equipment

(a) Reconciliation of carrying amount

        

        

        

        

        

 Other property, plant and equipment

Furniture and 
equipment  Properties	

Retained Preservation Land and Leasehold Plant	and and motor  leased for  
properties1 properties buildings improvements machinery vehicles own use Total

 

$’000
  

$’000
  

$’000 $’000 $’000
  

$’000
 

$’000 $’000

At 31 March 2022
Cost 4,116,560 3,310,823 2,057,183 312,832 133,643 32,216 149,370 10,112,627
Accumulated depreciation (188,122) (308,203) (378,021) (74,232) (59,318) (22,189) (90,896) (1,120,981)
Accumulated impairment (25,709) (1,302,810) (412,430) – – – – (1,740,949)

Net book value

 

3,902,729

  

1,699,810

  

1,266,732 238,600 74,325

  

10,027

 

58,474 7,250,697

Year ended 31 March 2023
Opening net book value 3,902,729 1,699,810 1,266,732 238,600 74,325 10,027 58,474 7,250,697
Additions/Adjustments2 83 14,468 – 45,601 4,773 10,454 23,025 98,404
Disposal – – – – – – (32) (32)
Depreciation (92,444) (41,757) (32,379) (17,147) (9,400) (5,256) (43,767) (242,150)
Write back of provision/ 

(provision) for impairment 5,500 37,753 (477) – – – – 42,776

Closing net book value

 

3,815,868

  

1,710,274

  

1,233,876 267,054 69,698

  

15,225

 

37,700 7,149,695

At 31 March 2023
Cost 4,116,643 3,325,291 2,057,183 358,433 138,416 41,323 141,082 10,178,371
Accumulated depreciation (280,566) (349,960) (410,400) (91,379) (68,718) (26,098) (103,382) (1,330,503)
Accumulated impairment (20,209) (1,265,057) (412,907) – – – – (1,698,173)

Net book value

 

3,815,868

  

1,710,274

  

1,233,876 267,054 69,698

  

15,225

 

37,700 7,149,695

Year ended 31 March 2024
Opening net book value 3,815,868 1,710,274 1,233,876 267,054 69,698 15,225 37,700 7,149,695
Additions/Adjustments2 – 1,126 – 3,186 273 5,187 73,610 83,382
Transfer from properties  

under development 889,500 – – – – – – 889,500
Depreciation (105,811) (42,125) (33,393) (18,188) (8,952) (5,501) (39,112) (253,082)
Write back of provision  

for impairment 553 11,866 1,989 – – – – 14,408

Closing net book value

 

4,600,110

  

1,681,141

  

1,202,472 252,052 61,019

  

14,911

 

72,198 7,883,903

At 31 March 2024
Cost 5,329,743 3,326,417 2,057,183 361,619 138,689 44,833 214,692 11,473,176
Accumulated depreciation (386,377) (392,085) (443,793) (109,567) (77,670) (29,922) (142,494) (1,581,908)
Accumulated impairment (343,256) (1,253,191) (410,918) – – – – (2,007,365)

Net book value

 

4,600,110

  

1,681,141

  

1,202,472 252,052 61,019

  

14,911

 

72,198 7,883,903

Notes:

1.	 The	Group	receives	rental	income	for	the	retained	properties	and	their	aggregate	fair	value	as	
at	31	March	2024	was	$5,251,000,000	(31	March	2023:	$4,587,525,000).

2. Adjustments represent the changes in estimated resumption and construction costs of 
properties and leasehold improvements.

The	Group’s	land	and	buildings	comprise	mainly	rehousing	blocks	held	for	the	purpose	of	rehousing	
affected tenants of development projects and commercial premises held for self-use.

– F-87 –



144

NOTES TO THE FINANCIAL STATEMENTS

(expressed	in	Hong	Kong	Dollars)

8. Property, plant and equipment (Continued)

(b) Right-of-use assets
The analysis of the net book value of right-of-use assets by class of underlying asset is as follows:

  

31 March 31 March 
2024 2023

  

$’000 $’000

Properties	leased	for	own	use,	carried	at	depreciated	cost,	with	
remaining lease term of less than 5 years 72,198 37,700

The	analysis	of	expense	items	in	relation	to	leases	recognised	in	

 

profit	or	

 

loss	is	as	follows:

2024 2023
  

$’000 $’000

Net depreciation charge of right-of-use assets by class of 
underlying asset:
–	Properties	leased	for	own	use 13,989 16,393

Interest	on	lease	liabilities	(Note	6(a))

  

1,067 639

9. Properties under development

As	at	31	March	2024,	the	properties	under	development	are	analysed	as	follows:

2024 2023
  

$’000 $’000

Cost,	including	Home	Purchase	Allowance	(“HPA”)	(Note	(i))
At 1 April 25,248,900 22,500,967
Add: Additions during the year* 8,174,368 8,015,493
Less: Charged to profit or loss during the year (3,430,367) (5,267,560)

Transferred to property, plant and equipment (1,213,100) –
Transferred to properties held for sale (95,600) –

  

At 31 March** 28,684,201 25,248,900

Provision	for	impairment	at	31	March (6,513,800) (4,052,700)
  

Balance	as	at	31	March	 22,170,401 21,196,200
  

*	 The	amount	 includes	depreciation	of	$25,123,000	(2022/23:	$27,374,000)	and	 interest	expense	of	
$2,497,000	(2022/23:	$786,000)	for	properties	leased	for	own	use.

** The amount includes accumulated interest and other borrowing costs capitalised of $265,261,000 
(31 March 2023: $252,251,000).
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9. Properties under development (Continued)

As	at	31	March	2024,	the	properties	under	development	are	analysed	as	follows:

2024 2023
  

$’000 $’000

Non-current portion 21,048,425 19,979,351
Current portion (development for sale) 1,121,976 1,216,849

  

22,170,401 21,196,200
  

Notes:

(i)	 In	March	2001,	the	Finance	Committee	of	the	Legislative	Council	approved,	 inter	alia,	 the	 revised	
basis	 for	calculating	the	HPA	payable	to	owners	of	domestic	properties	and	ex-gratia	allowances	
payable to owners and owner-occupiers affected by land resumption. The relevant policies governing 
the	Authority’s	payment	of	HPA	and	ex-gratia	allowances	 for	properties	acquired/resumed	and	the	
clearance of occupiers are based on the above framework which have resulted in a high cost base for 
the	Group’s	redevelopment	projects.

In	respect	of	domestic	properties,	the	assessment	of	HPA	is	based	on	a	notional	replacement	flat	of	7	
years old which is assumed to be in a comparable quality building, situated in a similar locality in 
terms of characteristics and accessibility, being at the middle floor with average orientation not facing 
south	or	west,	and	without	seaview.	The	HPA	paid	to	the	owner-occupiers	represents	the	difference	
between the assessed value of the notional 7-year-old flat and estimated market value of the acquired 
property at the offer date. The owner will also receive the estimated market value of his flat in 
addition	to	the	HPA.

As	at	31	March	2024,	the	Group’s	estimated	cash	outflow	in	respect	of	project	under	acquisition	and	
resumption as well as construction cost for self-developed projects was $7.2 billion (31 March 2023: 
$4.5	billion),	without	accounting	for	any	future	cash	inflow	for	the	projects.

(ii)	 The	Group	launched	the	Flat-for-Flat	(“FFF”)	Scheme	to	provide	domestic	owner-occupiers	affected	
by	the	Group’s	redevelopment	projects	commenced	after	24	February	2011	with	an	alternative	option	
to cash compensation. The owner-occupier taking the option of FFF will have to top up if the price of 
the new flat is higher than the cash compensation for his old flat. The domestic owner-occupiers 
could	have	a	choice	of	“in-situ”	flats	on	the	lower	floors	of	the	new	development	or	flats	 in	an	FFF	
Scheme at Kai Tak.
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(expressed	in	Hong	Kong	Dollars)

10. Building rehabilitation loans

As	at	31	March	2024,	the	building	rehabilitation	loans	are	analysed	as	follows:

  

The	building	rehabilitation	loans	are	interest-free,	except	for	default,	in	which	case	interest	will	be	charged	
on	 the	overdue	amount	at	 the	Prime	Lending	Rate	quoted	by	The	Hongkong	and	Shanghai	Banking	
Corporation	Limited.	The	Group	reserves	the	right	to	impose	legal	charges	over	the	properties	for	loans	of	
amounts between $25,001 and $100,000. All non-current portion of building rehabilitation loans are due 
within five years from the end of the reporting period.

The	maximum	exposure	to	credit	risk	of	the	Group	is	the	carrying	value	of	the	building	rehabilitation	loans.

2024 2023
  

$’000 $’000

Non-current portion 3,354 5,445
Current portion 2,443 3,218

  

5,797 8,663

11. Investments

As	at	31	March	2024,	the	debt	securities	investments	are	analysed	as	follows:

  

2024 2023
  

$’000 $’000

Investments	at	amortised	cost
–	Non-current	portion 550,000 1,650,000
–	Current	portion 1,100,000 1,150,000

  

1,650,000 2,800,000

As	at	31	March	2024,	the	Group’s	debt	securities	investments	represent	high	quality	corporate	bonds.
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12. Cash and bank balances

2024 2023
 

$’000
 

$’000

Bank	deposits
Original maturities of 3 months or less 1,361,698 1,495,202
Original maturities of more than 3 months 15,094,656 19,206,414

 

16,456,354
 

20,701,616

Less: Amounts held in trust for joint development projects (1,244) (1,219)
 

16,455,110
 

20,700,397

Cash at banks and in hand 88,404 122,772
 

16,543,514

 

20,823,169

Maximum	exposure	to	credit	risk

 

16,543,514

 

20,823,169

Representing:

  

2024 2023
 

$’000
 

$’000

Non-current portion
–	Bank	deposits – 269,000

Current portion

  

–	Cash	at	banks	and	in	hand 88,404 122,772
–	Bank	deposits 16,455,110 20,431,397

 

16,543,514

 

20,554,169
  

As	at	31	March	2024,	cash	and	bank	balances	of	the	Group	are	denominated	in	Hong	Kong	Dollars	except	
for	an	amount	of	$662,547,000	and	$476,477,000	(31	March	2023:	$628,682,000	and	$968,231,000)	which	
are denominated in USD and Renminbi respectively.

The	average	effective	interest	rate	of	time	deposits	with	banks	was	4.75%	per	annum	(2022/23:	2.01%	per	
annum). These deposits have an average maturity of 103 days (2022/23: 169 days).
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(expressed	in	Hong	Kong	Dollars)

12. Cash and bank balances (Continued)

The credit quality of the cash and bank balances, deposited with financial institutions, which are Hong 
Kong	Dollars	and	denominated	 in	 foreign	currencies,	can	be	assessed	by	 reference	to	external	credit	
ratings of the financial institutions and are analysed as follows:

2024 2023
  

Rating (Moody’s) $’000 $’000

Aa1	–	Aa3 9,768,829 9,007,886
A1	–	A3 6,260,446 11,322,914
Others 514,239 492,369

  

16,543,514 20,823,169
  

Reconciliation of liabilities arising from financing activities:

The	table	below	details	changes	in	the	Group’s	liabilities	from	financing	activities,	including	both	cash	and	
non-cash changes. Liabilities arising from financing activities and liabilities for which cash flows were, or 
future	cash	flow	will	be,	classified	in	the	Group’s	consolidated	statement	of	cash	flows	as	cash	flow	 from	
financing activities.

Debt securities issued
 

2024 2023
  

$’000 $’000

At 1 April 798,601 1,097,775
Changes from financing cash flows:
–	Redemption	of	debt	securities (300,000) (300,000)

Other changes:
–	Amortisation	of	debt	securities	issuing	costs 510 826

  

At 31 March 499,111 798,601
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12. Cash and bank balances (Continued)

Reconciliation of liabilities arising from financing activities: (Continued)

  

Lease liabilities
 

2024 2023
  

$’000 $’000

At 1 April 41,529 62,960

Changes from financing cash flows:
–	Capital	element	of	lease	rentals	paid (37,825) (44,456)
–	Interest	element	of	lease	rentals	paid (3,564) (1,425)

Total changes from financing cash flows
  

(41,389) (45,881)

Other changes:

  

–	Increase	in	lease	liabilities	from	entering	into	new	leases	 
 during the year 73,610 23,025

–	Interest	expense	(Note	6(a)) 3,564 1,425

Total other changes
  

77,174 24,450

At 31 March

  

77,314 41,529

13. Properties held for sale

The	Group’s	properties	held	for	sale	are	located	in	Hong	Kong	and	their	carrying	amounts	are	analysed	as	
follows:

  

2024 2023
  

$’000 $’000

In	Hong	Kong,	with	remaining	lease	term	of:
–	50	years	or	more 5,674 5,674
–	between	10	and	50	years 511,838 862,791

  

517,512 868,465
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(expressed	in	Hong	Kong	Dollars)

14. Balances with joint development projects

  

2024 2023
  

$’000 $’000

Amounts due from joint development projects 17,521 27,256
Amounts due to joint development projects (256,653) (244,404)

  

(239,132) (217,148)

All	amounts	due	from/(to)	 joint	development	projects	are	expected	to	be	recovered/settled	within	one	
year.

The	Group	has	the	following	active	joint	development	projects	as	at	31	March	2024:

     

Actual Expected 
Total gross completion completion 

Project	Name/Location Land use floor area date date

(m2) (calendar year) (calendar year)

The	Zenith/One	Wanchai Commercial/Residential 62,310 2006 –
(Wan Chai) (Site	A	&	B) 

2013 
(Site C)

* Vision City/Citywalk  
(Tsuen Wan)

Commercial/Residential 137,885 2007 –

* The Dynasty/Citywalk 2 
(Tsuen Wan)

Commercial/Residential 44,404 2008 –

* Vista Commercial/Residential 12,708 2009 –
(Sham	Shui	Po)

Lime Stardom  
(Tai Kok Tsui)

Commercial/Residential 19,735 2011 –

*	 Park	Summit	 Commercial/Residential 21,402 2013 –
(Tai Kok Tsui)

Park	Metropolitan	 Residential 27,830 2014 –
(Kwun Tong)

Park	Ivy	 Commercial/Residential 4,843 2014 –
(Tai Kok Tsui)
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14. Balances with joint development projects (Continued)

The	Group	has	the	following	active	joint	development	projects	as	at	31	March	2024:	(Continued)

     

Actual Expected 
Total gross completion completion 

Project	Name/Location Land use floor area date date

(m2) (calendar year) (calendar year)

* The Avenue/Lee Tung Commercial/Residential 83,898 2015 –
Avenue 
(Wan Chai)

My	Place Commercial/Residential 6,944 2016 –
(Ma Tau Kok)

*	 SKYPARK/The	Forest	 Commercial/Residential 22,301 2017 –
(Mong Kok)

City Hub 
(To Kwa Wan)

Commercial/Residential 8,378 2018 –

The Ascent  Commercial/Residential 7,159 2018 –
(Sham	Shui	Po)

93	Pau	Chung	Street Commercial/Residential 10,345 2018 –
(Ma Tau Kok)

Downtown 38  
(Ma Tau Kok)

Commercial/Residential 9,783 2020 –

Monti 
(Sai Wan Ho)

Residential 5,680 2020 –

Madison	Park	 Commercial/Residential 4,884 2020 –
(Sham	Shui	Po)

Artisan	Garden	 Commercial/Residential 12,456 2021 –
(Ma Tau Kok)

Grand	Central	 Commercial/Residential 179,248 2021 –
(Kwun Tong)

Seaside Sonata  Commercial/Residential 58,899 2021 –
(Sham	Shui	Po)

Sablier 
(Tai Kok Tsui)

Commercial/Residential 5,738 2021 –

– F-95 –



152

NOTES TO THE FINANCIAL STATEMENTS

(expressed	in	Hong	Kong	Dollars)

14. Balances with joint development projects (Continued)

The	Group	has	the	following	active	joint	development	projects	as	at	31	March	2024:	(Continued)

     

Actual Expected 
Total gross completion completion 

Project	Name/Location Land use floor area date date

(m2) (calendar year) (calendar year)

L‧LIVING	23	 Commercial/Residential 6,597 2021 –
(Tai Kok Tsui)

One Soho Commercial/Residential 12,510 2023 –
(Yau Ma Tei)

The Symphonie  Commercial/Residential 13,409 2023 –
(Sham	Shui	Po)

Bal	Residence	 Commercial/Residential 6,661 2023 –
(Kwun Tong)

The Harmonie  Commercial/Residential 14,841 2023 –
(Sham	Shui	Po)

One	Central	Place	 Commercial/Stadium and 9,630 – 2024
(Sheung Wan) Youth Centre/Residential

Peel	Street/Graham	Street	 Commercial/Office/Hotel 41,460 – 2024
— Site C  
(Sheung Wan)

Tonkin Street/ Commercial/Residential 9,675 – 2025
Fuk Wing Street 
(Sham	Shui	Po)

Oak	Street/Ivy	Street Commercial/Residential 5,571 – 2026
(Yau Tsim Mong)

Bailey	Street/ Commercial/Residential 66,654 – 2027
Wing Kwong Street  
(Kowloon City)

Hung Fook Street/ Commercial/Residential 41,229 – 2027
Ngan Hon Street  
(Kowloon City)
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14. Balances with joint development projects (Continued)

The	Group	has	the	following	active	joint	development	projects	as	at	31	March	2024:	(Continued)

     

Actual Expected 
Total gross completion completion 

Project	Name/Location Land use floor area date date

(m2) (calendar year) (calendar year)

Hung Fook Street/ Commercial/Residential 48,942 – 2027
Kai Ming Street/ 
Wing Kwong Street  
(Kowloon City)

Sung Hing Lane/ Commercial/Residential 8,804 – 2027
Kwai Heung Street  
(Central	&	Western)

Wing Kwong Street/ Commercial/Residential 25,713 – 2027
Sung On Street 
(Kowloon City)

Queen’s Road West/ Commercial/Residential 11,828 – 2028
In	Ku	Lane 
(Central	&	Western)

@ Shing Tak Street/ Commercial/Residential 38,547 – 2029
Ma Tau Chung Road  
(Kowloon City)

*	 Projects	with	commercial	portions	 jointly	held	by	 the	developer	and	 the	Group	 for	 letting	and	
pending for sale

@ Newly awarded projects during the year

The	Group	is	entitled	to	returns	which	are	predetermined	in	accordance	with	the	provisions	of	the	 joint	
development agreements.

In	respect	of	the	commercial	portions	of	certain	projects,	the	Group	has	reached	supplemental	agreements	
with	 the	respective	developers	 to	extend	the	sale	of	 the	commercial	portions	 to	a	 few	years	after	 the	
issuance	of	the	occupation	permits.	The	Group	shares	certain	percentage	of	any	net	proceeds	derived	from	
the operation of the commercial portions before the sale and includes it as surplus for the year and would 
also	share	the	 future	sales	proceeds	at	 the	same	ratio.	The	Group	would	account	 for	 its	share	of	sales	
proceeds as surplus from the joint development projects when these commercial portions are sold in the 
future.
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(expressed	in	Hong	Kong	Dollars)

15. Trade and other receivables

As	at	31	March	2024,	the	trade	and	other	receivables	are	current	in	nature	and	analysed	as	follows:

  

2024 2023
  

$’000 $’000

Trade receivables and prepayments 219,932 168,748
Interest	receivables 197,372 267,454
Other receivables and deposits 30,125 33,898

  

Balance	at	31	March	 447,429 470,100

All	of	trade	and	other	receivables	are	expected	to	be	recovered	within	one	year.

The	maximum	exposure	to	credit	risk	of	the	Group	is	the	carrying	amount	of	trade	and	other	receivables.

16. Capital

On	21	June	2002,	the	Finance	Committee	of	the	Legislative	Council	approved	a	commitment	of	$10	billion	
for	injection	as	equity	into	the	Authority.	The	Government	injected	the	equity	into	the	Authority	in	phases	
over	the	five	financial	years	from	2002/03	to	2006/07.	At	31	March	2024,	the	Authority	had	received	all	five	
tranches of equity injection of $10 billion in total.
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17. Trade and other payables

As	at	31	March	2024,	the	trade	and	other	payables	are	analysed	as	follows:

  

Note 2024 2023
  

$’000
 

$’000

Contract liabilities (a) 112,592 61,561
Lease liabilities 77,314 41,529
Trade payables 83,708 78,121
Rental and other deposits received 90,848 163,633
Proceeds	received	in	advance	from	sale	of	properties	 

of joint development projects – 2,033
Other payables 3,383 4,504
Accrued	expenses 2,357,698 2,331,237

 

2,725,543

 

2,682,618

Representing:

  

2024 2023
 

$’000
 

$’000

Non-current portion 400,806 385,155
Current portion 2,324,737 2,297,463

 

2,725,543

 

2,682,618

Note:

(a) Contract liabilities

Contract liabilities recognised arise from property development activities. Typical payment terms are 
as follows:

The	Group	receives	certain	percentage	of	the	contract	value	as	deposit	 from	customers	when	they	
sign the sale and purchase agreement. The deposit is recognised as a contract liability until the 
properties are completed and transferred to the customers. The rest of the consideration is typically 
paid when the property is assigned to the customer.
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(expressed	in	Hong	Kong	Dollars)

17. Trade and other payables (Continued)

Note: (Continued)

(a) Contract liabilities (Continued)

Movements in contract liabilities

  

2024 2023
  

$’000 $’000

Balance	at	1	April 61,561 6,255
Decrease in contract liabilities as a result of recognising revenue 

during the year that was included in the contract liabilities at 
the beginning of the period (18,721) (3,750)

Increase	in	contract	liabilities	as	a	result	of	receiving	forward	
sales deposits and instalments during the year in respect of 
property sales not yet completed as at 31 March 69,752 59,056

  

Balance	at	31	March 112,592 61,561

18. Debt securities issued

As	at	31	March	2024,	 the	Group	has	 issued	the	following	fixed	rate	notes	under	a	Medium	Term	Note	
programme.

  

2024 2023
  

$’000 $’000

Non-current portion
HK	dollar	Fixed	rate	notes	with	coupon	of	3.85%	due	2026 500,000 500,000
Less: Unamortised debt securities issuing costs (889) (1,378)

  

499,111 498,622

Current portion

  

HK	dollar	Fixed	rate	notes	with	coupon	of	2.15%	due	2023 – 300,000
Less: Unamortised debt securities issuing costs – (21)

  

– 299,979
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19. Provident fund scheme

The	Group	provides	retirement	benefits	to	its	eligible	employees	under	defined	contribution	schemes.	In	
accordance	with	 the	Mandatory	Provident	Fund	Schemes	Ordinance,	 the	eligible	employees	enjoy	
retirement	benefits	under	 the	Mandatory	Provident	Fund	Exempted	ORSO	Scheme	or	 the	Mandatory	
Provident	Fund	Scheme	(the	“Schemes”)	under	which	employer’s	voluntary	contributions	have	been	made.	
The	assets	of	 the	Schemes	are	held	separately	 from	those	of	the	Group	and	managed	by	 independent	
administrators.	The	Group	normally	makes	voluntary	contributions	 ranging	 from	5%	 to	10%	of	 the	
employees’ monthly salaries depending on the years of service of the employees.

The	total	amount	contributed	by	the	Group	 into	the	Schemes	 for	 the	year	ended	31	March	2024	was	
$38,541,000	 (2022/23:	$34,821,000),	net	of	 forfeitures	of	$2,917,000	 (2022/23:	$3,434,000),	which	has	
been	charged	to	the	Group’s	profit	or	loss	for	the	year.

20. Commitments

(a) Capital commitments
Capital	commitments	in	respect	of	acquisition	of	property,	plant	and	equipment	at	31	March	2024	are	
as follows:

  

2024 2023
  

$’000 $’000

Contracted but not yet incurred 4,800 110

(b) Operating lease rental receivable
As	at	31	March	2024,	undiscounted	lease	payments	under	non-cancellable	operating	leases	in	place	
in	respect	of	properties	will	be	receivable	by	the	Group	in	future	periods,	except	for	those	commercial	
portions	jointly	developed	by	the	developer	and	the	Group,	are	as	follows:

  

2024 2023
  

$’000 $’000

Within 1 year 128,041 127,537
After 1 year but within 2 years 87,159 84,030
After 2 years but within 3 years 21,736 58,056
After	3	years	but	within	4	years 8,873 8,952
After	4	years	but	within	5	years 5,026 393

  

250,835 278,968
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(expressed	in	Hong	Kong	Dollars)

21. Significant related party transactions

Transactions	entered	into	by	the	Group	with	members	of	the	Board,	parties	related	to	them,	Government	
Departments,	agencies	or	Government	controlled	entities,	other	than	those	transactions	which	are	entered	
into by parties in general in the course of their normal dealings, are considered to be related party 
transactions	pursuant	to	HKAS	24	(Revised)	“Related	Party	Disclosures”.

During	 the	 year,	 the	Authority	 reimbursed	 the	Government	 an	amount	of	 $53,533,000	 (2022/23:	
$48,599,000)	 for	 actual	 costs	 incurred	by	 the	 Lands	Department	of	 the	Government	 (the	“Lands	
Department”) in connection with statutory resumption and site clearance work conducted for the 
redevelopment	projects	of	 the	Authority.	As	at	31	March	2024,	 there	was	an	amount	of	$4,506,000	
(31	March	2023:	$4,039,000)	due	to	the	Lands	Department	yet	to	be	settled.	The	amount	 is	unsecured,	
interest-free and repayable on demand and included in trade and other payables.

In	2011/12,	the	Authority	has	contributed	$500,000,000	to	Urban	Renewal	Trust	Fund	(the	“Fund”).	During	
the	year,	the	Authority	provided	administrative	and	support	services	to	the	Fund	for	$2,418,000	(2022/23:	
$2,282,000).

During	the	year,	the	Authority	charged	the	said	Fund	$26,000	(2022/23:	$174,000,	including	office	fitting	
out)	for	office	accommodation	expenses.

As	at	31	March	2024,	there	was	an	amount	of	$126,889,000	(31	March	2023:	$174,841,000)	remained	 in	
the Fund. The Authority has committed to make further contribution to the Fund in future in the event that 
its fund balance is fully utilised.

The	key	management	of	the	Authority	refers	to	members	of	the	Board	and	their	compensations	are	set	out	
in Notes 6(b) and (c).

– F-102 –



URA ANNUAL REPORT 2023-24 159

22. Statement of Financial Position of the Authority

In	accordance	with	the	disclosure	requirements	of	the	Hong	Kong	Companies	Ordinance,	the	statement	of	
financial	position	of	the	Authority	as	at	31	March	2024	is	set	out	as	follows:

Note 2024 2023
   

$’000 $’000

Non-current assets    
Property,	plant	and	equipment 7,844,728 7,109,349
Properties	under	development 21,048,425 19,979,351
Interest	in	subsidiaries 22(a) 40,320 40,320
Loan to a subsidiary 14,600 14,600
Building	rehabilitation	loans 3,354 5,445
Prepayments 604,740 661,867
Investments 550,000 1,650,000
Bank	deposits – 269,000

  

30,106,167 29,729,932
  

Current assets
Properties	held	for	sale 517,512 868,465
Properties	under	development	for	sale 1,121,976 1,216,849
Amounts due from joint development projects 17,521 27,256
Building	rehabilitation	loans 2,443 3,218
Trade and other receivables 450,512 473,814
Investments 1,100,000 1,150,000
Cash and bank balances 16,543,514 20,554,169

  

19,753,478 24,293,771
  

Total assets 49,859,645 54,023,703
  

Capital and reserve
Capital 10,000,000 10,000,000
Accumulated surplus 36,378,641 40,298,403

  

22(b) 46,378,641 50,298,403
  

Non-current liabilities
Trade and other payables 400,806 385,155
Debt securities issued 499,111 498,622

  

899,917 883,777
  

Current liabilities
Amounts due to joint development projects 256,653 244,404
Trade and other payables 2,324,434 2,297,140
Debt securities issued – 299,979

  

2,581,087 2,841,523
  

Total capital, reserve and liabilities 49,859,645 54,023,703
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22. Statement of Financial Position of the Authority (Continued)

(a) Interest in subsidiaries

160

NOTES TO THE FINANCIAL STATEMENTS

  

2024 2023
  

$’000 $’000

Unlisted shares, at cost 1 1
Amounts due from subsidiaries (Note) 85,344 82,022
Less:	Provision	for	impairment (45,025) (41,703)

  

40,320 40,320

Note:

The	amounts	due	 from	 subsidiaries	 are	unsecured,	 interest-free	 and	have	no	 fixed	 terms	of	
repayment.	The	balances	are	expected	to	be	recovered	more	than	one	year.

The names of the principal subsidiaries, all of which are wholly and directly owned by the Authority 
and incorporated in Hong Kong, are as follows:

Number of Total share 
Name shares capital Principal	activities
    

$

Champ	Dragon	Properties	Limited 1 1 Property	holding

Ease Shine Development Limited 1 1 Property	holding

Full Wisdom Enterprises Limited 1 1 Property	holding

High Union Development Limited 1 1 Property	holding

Hong	Kong	Building	Rehabilitation	 1 1 Building	rehabilitation	
Facilitation Services Limited facilitation services

Joyful	Success	Investment	Limited 1 1 Property	holding

Max	Grace	Properties	Limited 1 1 Property	holding

Opalman Limited 2 2 Property	holding

Sunny	Joy	Properties	Limited 1 1 Property	holding

Urban Redevelopment Facilitating  1 10 Urban redevelopment 
Services Company Limited facilitating services

Well	Nice	Properties	Limited 1 1 Property	holding

– F-104 –



URA ANNUAL REPORT 2023-24 161

22. Statement of Financial Position of the Authority (Continued)

(b) Statement of Changes in Equity

Accumulated 
Capital surplus Total

   

$’000 $’000 $’000

Balance	at	1	April	2022 10,000,000 43,827,477 53,827,477
Deficit and total comprehensive income  

for the year – (3,529,074) (3,529,074)
   

Balance	at	31	March	2023 10,000,000 40,298,403 50,298,403
   

Balance	at	1	April	2023 10,000,000 40,298,403 50,298,403
Deficit and total comprehensive income  

for the year – (3,919,762) (3,919,762)
   

Balance	at	31	March	2024 10,000,000 36,378,641 46,378,641
   

23. Approval of financial statements

The	financial	statements	were	approved	by	the	Board	on	13	June	2024.
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IMPORTANT NOTICE 

NOT FOR DISTRIBUTION INTO THE UNITED STATES OR TO ANY PERSON OR ADDRESS 

IN THE UNITED STATES 

Important: You must read the following before continuing. The following applies to the supplemental 

offering circular following this page (the "Supplemental Offering Circular"), and you are therefore 

advised to read this carefully before reading, accessing or making any other use of the Supplemental 

Offering Circular. In accessing the Supplemental Offering Circular, you agree to be bound by the following 

terms and conditions, including any modifications to them, any time you receive any information from us 

as a result of such access. 

NOTHING IN THIS ELECTRONIC TRANSMISSION CONSTITUTES AN OFFER OF SECURITIES 

FOR SALE IN THE UNITED STATES OR ANY OTHER JURISDICTION WHERE IT IS UNLAWFUL 

TO DO SO. 

THE SECURITIES HAVE NOT BEEN, AND WILL NOT BE, REGISTERED UNDER THE UNITED 

STATES SECURITIES ACT OF 1933, AS AMENDED, (THE "SECURITIES ACT") OR THE 

SECURITIES LAWS OF ANY STATE OF THE UNITED STATES OR OTHER JURISDICTION AND 

THE SECURITIES MAY NOT BE OFFERED OR SOLD WITHIN THE UNITED STATES EXCEPT 

PURSUANT TO AN EXEMPTION FROM, OR IN A TRANSACTION NOT SUBJECT TO, THE 

REGISTRATION REQUIREMENTS OF THE SECURITIES ACT AND APPLICABLE STATE OR 

LOCAL SECURITIES LAWS. 

THIS SUPPLEMENTAL OFFERING CIRCULAR MAY NOT BE FORWARDED OR DISTRIBUTED 

TO ANY OTHER PERSON AND MAY NOT BE REPRODUCED IN ANY MANNER WHATSOEVER, 

AND IN PARTICULAR, MAY NOT BE FORWARDED TO ANY ADDRESS IN THE UNITED 

STATES. ANY FORWARDING, DISTRIBUTION OR REPRODUCTION OF THIS DOCUMENT IN 

WHOLE OR IN PART IS UNAUTHORISED. FAILURE TO COMPLY WITH THIS DIRECTIVE MAY 

RESULT IN A VIOLATION OF THE SECURITIES ACT OR THE APPLICABLE LAWS OF OTHER 

JURISDICTIONS. 

Confirmation of the Representation: This Supplemental Offering Circular is being sent at your request 

and by accepting the e-mail and accessing this Supplemental Offering Circular, you shall be deemed to 

have represented to us that you are outside the United States. In addition, you shall be deemed to have 

represented to us that the electronic mail address that you gave us and to which this e-mail has been 

delivered is not located in the United States and that you consent to delivery of such Supplemental Offering 

Circular by electronic transmission. 

You are reminded that this Supplemental Offering Circular has been delivered to you on the basis that you 

are a person into whose possession this Supplemental Offering Circular may be lawfully delivered in 

accordance with the laws of the jurisdiction in which you are located and you may not, nor are you 

authorised to, deliver this Supplemental Offering Circular to any other person. 

The materials relating to any offering of securities to which this Supplemental Offering Circular relates do 

not constitute, and may not be used in connection with, an offer or solicitation in any place where offers or 

solicitations are not permitted by law. If a jurisdiction requires that such offering be made by a licensed 

broker or dealer and the Dealers or any affiliate of the Dealers is a licensed broker or dealer in that 

jurisdiction, such offering shall be deemed to be made by the Dealers or such affiliate on behalf of the Issuer 

(as defined in this Supplemental Offering Circular) in such jurisdiction. 

This Supplemental Offering Circular has been sent to you in an electronic form. You are reminded that 

documents transmitted via this medium may be altered or changed during the process of electronic 

transmission and consequently none of the Issuer, the Arrangers and the Dealers (each as defined in the 

Original Offering Circular (as defined below)) or any person who controls any Arranger or Dealer or any 

director, officer, employee or agent of the Issuer, any Arranger or Dealer or affiliate of any such person 

accepts any liability or responsibility whatsoever in respect of any difference between the Supplemental 

Offering Circular distributed to you in electronic format and the hard copy version available to you on 

request from any of the Arrangers or the Dealers. 



 

   
 

You are responsible for protecting against viruses and other destructive items. Your use of this e-mail is at 

your own risk and it is your responsibility to take precautions to ensure that it is free from viruses and other 

items of a destructive nature.



 

   

 

SUPPLEMENTAL OFFERING CIRCULAR 

 

 URBAN RENEWAL AUTHORITY 
(a body corporate established in Hong Kong under the Urban Renewal Authority Ordinance (Chapter 563 of the Laws of Hong Kong)) 

U.S.$4,400,000,000 

Medium Term Note Programme 

This supplemental offering circular (the "Supplemental Offering Circular") has been prepared in connection with the increase in the aggregate 

nominal amount of the Notes that may be issued under the Programme (the "Programme") established and updated by the Urban Renewal 

Authority (the "URA" or the "Issuer") as described by the offering circular dated 23 June 2025 relating to the Programme (as amended, 

supplemented or restated from time to time, the "Original Offering Circular" and together with this Supplemental Offering Circular, the 

"Offering Circular").  

This Supplemental Offering Circular is supplemental to, and should be read in conjunction with, the Original Offering Circular and any other 

supplements to the Original Offering Circular. To the extent there is any inconsistency between any statement in this Supplemental Offering 

Circular and any other statement in, or incorporated by reference into, the Original Offering Circular, the statements in this Supplemental Offering 

Circular shall prevail. Terms given a defined meaning in the Original Offering Circular shall, unless the context otherwise requires, have the same 

meaning when used in this Supplemental Offering Circular.  

On 10 November 2025, the aggregate nominal amount of the Notes that may be issued under the Programme has been increased to 

U.S.$4,400,000,000. The aggregate nominal amount of Notes outstanding will not at any time exceed U.S.$4,400,000,000 (or the equivalent in 

other currencies), subject to increase as described in the Offering Circular. Any Notes issued under this Programme on or after the date of this 

Supplemental Offering Circular are issued subject to the provisions described herein. This does not affect any Notes issued prior to the d ate of 

this Supplemental Offering Circular.  

Application has been made to The Stock Exchange of Hong Kong Limited (the "Hong Kong Stock Exchange") for the listing of the Programme 

under which Notes may be issued by way of debt issues to professional investors (as defined in Chapter 37 of the Rules Governing the Listing of 

Securities on The Stock Exchange of Hong Kong Limited) ("Professional Investors") only during the 12-month period after the date of the 

Original Offering Circular on the Hong Kong Stock Exchange. This document is for distribution to Professional Investors only. 

Notice to Hong Kong investors: the Issuer confirms that each Tranche (as defined under "Terms and Conditions of the Notes" in the Original 

Offering Circular) of the Notes to be issued under the Programme is intended for purchase by Professional Investors only and, the Programme 

and the Notes, to the extent that such Notes are to be listed on the Hong Kong Stock Exchange, will be listed on the Hong Kong Stock Exchange 

on that basis. Accordingly, the Issuer confirms that the Notes are not appropriate as an investment for retail investors in H ong Kong. Investors 

should carefully consider the risks involved. 

The Hong Kong Stock Exchange has not reviewed the contents of this document, other than to ensure that the prescribed form di sclaimer 

and responsibility statements, and a statement limiting distribution of this document to Professional Investors only have been reproduced 

in this document. Listing of the Programme or the Notes on the Hong Kong Stock Exchange is not to be taken as an indication o f the 

commercial merits or credit quality of the Programme, the Notes, the Issuer or the Group (as defined below) o r quality of disclosure in 

this document. Hong Kong Exchanges and Clearing Limited and the Hong Kong Stock Exchange take no responsibility for the contents of this 

document, make no representation as to its accuracy or completeness and expressly disclaim any liability whatsoever for any l oss howsoever 

arising from or in reliance upon the whole or any part of the contents of this document.  

The Programme has been rated "AA+" by S&P Global Ratings ("S&P"). These ratings are only correct as at the date of this Supplemental Offering 

Circular. Tranches of Notes to be issued under the Programme may be rated or unrated. Where a Tranche of Notes is to be rated , such rating will 

not necessarily be the same as the ratings assigned to the Programme. A rating is not a recommendation to buy, sell or hold securities and may be 

subject to suspension, reduction, revision or withdrawal at any time by the assigning rating agency. 

Prospective investors should be aware that there are various other risks relating to the Notes, the Issuer, the Group, their businesses and operations 

which prospective investors should familiarise themselves with before making an investment in the Notes. See the section headed "Risk Factors" 

beginning on page 11 in the Original Offering Circular. 
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IMPORTANT NOTICE 

This Supplemental Offering Circular includes particulars given in compliance with the Rules 

Governing the Listing of Securities on The Stock Exchange of Hong Kong Limited (the "HKSE 

Rules") for the purpose of giving information with regard to the Issuer and the Group. The Issuer 

accepts full responsibility for the accuracy of the information contained in this Supplemental 

Offering Circular and confirms, having made all reasonable enquiries, that to the best of its 

knowledge and belief there are no other facts the omission of which would make any statement herein 

misleading. 

No person is or has been authorised by the Issuer to give any information or to make any 

representation other than as contained in the Offering Circular in connection with the issue or sale 

of the Notes and, if given or made, such information or representation must not be relied upon as 

having been authorised by the Issuer or any of the Arrangers or the Dealers. Neither the delivery of 

the Offering Circular nor any sale made in connection herewith shall, under any circumstances, 

create any implication that there has been no change in the affairs of the Issuer or the Issuer and its 

Subsidiaries taken as a whole (the "Group") since the date hereof or the date upon which the Offering 

Circular has been most recently amended or supplemented or that there has been no adverse change 

in the financial position of the Issuer or the Group since the date hereof or the date upon which the 

Offering Circular has been most recently amended or supplemented or that any other information 

supplied in connection with the Programme is correct as of any time subsequent to the date on which 

it is supplied or, if different, the date indicated in the document containing the same. 

The distribution of the Offering Circular and the offering or sale of the Notes in certain jurisdictions 

may be restricted by law. Persons into whose possession the Offering Circular comes are required by 

the Issuer, the Arrangers or the Dealers to inform themselves about and to observe any such 

restriction. The Notes have not been and will not be registered under the United States Securities Act 

of 1933, as amended (the "Securities Act") or any U.S. State securities law and include Notes in 

bearer form that are subject to U.S. tax law requirements. Subject to certain exceptions, Notes may 

not be offered, sold or delivered within the United States. For a description of certain restrictions on 

offers and sales of Notes and on distribution of the Offering Circular, see "Subscription and Sale" in 

the Original Offering Circular. 

The Offering Circular does not constitute an offer of, or an invitation by or on behalf of the Issuer 

or the Dealers to subscribe for, or purchase, any Notes in any jurisdiction to any person to whom it 

is unlawful to make the offer or invitation in such jurisdiction. 

The Arrangers and the Dealers have not separately verified the information contained in the Offering 

Circular. None of the Arrangers or the Dealers makes any representation, warranty or undertaking, 

express or implied, or accepts any responsibility, with respect to the accuracy or completeness of any 

of the information in the Offering Circular. To the fullest extent permitted by law, none of the 

Arrangers or the Dealers accept any responsibility for the contents of the Offering Circular or for 

any other statement made or purported to be made by the Arrangers or the Dealers or on their behalf 

in connection with the Issuer, the Group, the Programme or the issue and offering of the Notes. Each 

of the Arrangers and the Dealers accordingly disclaims all and any liability whether arising in tort 

or contract or otherwise (save as referred to above) which it might otherwise have in respect of the 

Offering Circular or any such statement. Neither the Offering Circular nor any other financial 

statements are intended to provide the basis of any credit or other evaluation and should not be 

considered as a recommendation by any of the Issuer, the Arrangers or the Dealers that any recipient 

of the Offering Circular or any other financial statements should purchase the Notes. Each potential 

purchaser of Notes should determine for itself the relevance of the information contained in the 

Offering Circular and make its own independent investigation of the financial condition and affairs, 

and its own appraisal of the creditworthiness, of the Issuer and its purchase of Notes should be based 

upon such investigation as it deems necessary. None of the Arrangers or the Dealers undertakes to 

review the financial condition or affairs of the Issuer or the Group during the life of the arrangements 

contemplated by the Offering Circular nor to advise any investor or potential investor in the Notes 

of any information coming to the attention of any of the Arrangers or the Dealers. 
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With effect from the date of this Supplemental Offering Circular, the Original Offering Circular shall be 

amended and/or supplemented in the manner described below: 

INCREASE OF THE AGGREGATE NOMINAL AMOUNT OF THE NOTES THAT MAY BE 

ISSUED UNDER THE PROGRAMME 

As of the date of this Supplemental Offering Circular, the aggregate nominal amount of the Notes that may 

be issued under the Programme has been increased from U.S.$3,000,000,000 to U.S.$4,400,000,000. 

All references to "U.S.$3,000,000,000" in the Original Offering Circular in connection with the aggregate 

nominal amount of the Notes that may be issued or outstanding at any time under the Programme shall be 

changed to "U.S.$4,400,000,000". 

RISK FACTORS  

The second paragraph under "RISK FACTORS – Risks relating to the Issuer's relationship with the 

Government – The Government can exert significant influence on the Issuer, and could cause the Issuer 

to make decisions, modify the scope of its activities, or impose new obligations on the Issuer that may 

not be in the best interests of investors." on page 19 of the Original Offering Circular shall be deleted and 

replaced with the following: 

"By virtue of various control and oversight provisions in the URA Ordinance, the Government is 

in a position to exert significant influence on the Issuer's major business decisions and strategies, 

including the scope of its activities and the split between the revenue generating and non-revenue 

generating businesses undertaken by the Issuer. For example, the Issuer's borrowing limit has to 

be approved by the Financial Secretary. In July 2023, the Financial Secretary granted approval for 

the Issuer to raise its borrowing limit from HK$6 billion to HK$25 billion. In August 2025, the 

Financial Secretary granted approval for the Issuer to further raise its borrowing limit from HK$25 

billion to HK$35 billion. However, the Issuer's borrowing limit may be further reviewed or revised 

by the Government from time to time. The Government may also from time to time drive new 

policies, including but not limited to, those in relation to urban planning, urban regeneration, 

building rehabilitation, land and properties, heritage conservation, and other matters, which could 

affect the role, business activities, financial condition and operations of the Issuer and such new 

policies may not always result in profitability for the Issuer. For example, in light of the increasing 

number of aging buildings in Hong Kong, the Issuer has, since 2009, been tasked by the 

Government and allocated with over HK$22 billion funding from the Government to administer a 

number of building rehabilitation subsidy schemes." 

DESCRIPTION OF THE ISSUER 

The first paragraph under "DESCRIPTION OF THE ISSUER – OPERATIONAL OVERVIEW – 

Funding Strategy" on page 136 of the Original Offering Circular shall be deleted and replaced with the 

following: 

"Historically, the Issuer's primary source of funding has been the injection of HK$10 billion in 

capital by the Government. This capital was injected in five HK$2 billion tranches between the 

financial years ended 31 March 2003 and 31 March 2007. The Issuer's borrowing powers are 

regulated by the URA Ordinance, which provides that, in addition to the approval of the Board, the 

approval of the Financial Secretary is required for borrowings by the Issuer (other than overdraft 

facilities) from sources other than the Government. In July 2023, the Financial Secretary approved 

the Issuer's proposition to raise its borrowing limit from HK$6 billion to HK$25 billion, including 

utilised banking facilities and outstanding bonds issued under the Programme. In August 2025, the 

Financial Secretary approved the Issuer's proposition to further raise its borrowing limit from 

HK$25 billion to HK$35 billion, including utilised banking facilities and outstanding bonds issued 
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under the Programme. The borrowing limit is reviewed periodically as needed to support the 

Issuer's operational and financing plan." 

GENERAL INFORMATION 

The following sentence shall be inserted at the end of the first paragraph in the "GENERAL 

INFORMATION" section on page 166 of the Original Offering Circular: 

"The increase in the aggregate nominal amount of the Notes that may be issued under the 

Programme and the issue of this Supplemental Offering Circular have been duly authorised by 

resolutions in writing of the Board of the Issuer dated 29 August 2025 and the approval of the 

Financial Secretary which was notified to the Issuer in a letter dated 22 August 2025." 
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IMPORTANT NOTICE 

THIS OFFERING IS AVAILABLE ONLY TO INVESTORS WHO ARE OUTSIDE OF THE 

UNITED STATES (THE “U.S.”) 

IMPORTANT: You must read the following before continuing. The following applies to the pricing 

supplement (the “Pricing Supplement”) following this notice, and you are therefore advised to read 

this carefully before reading, accessing or making any other use of this Pricing Supplement. In 

accessing this Pricing Supplement, you agree to be bound by the following terms and conditions, 

including any modifications to them from time to time, any time you receive any information from 

the Issuer (as defined below) and/or the Managers (as defined below) as a result of such access. 

NOTHING IN THIS ELECTRONIC TRANSMISSION CONSTITUTES AN OFFER OF 

SECURITIES FOR SALE IN ANY JURISDICTION WHERE IT IS UNLAWFUL TO DO SO. 

THE SECURITIES DESCRIBED IN THIS PRICING SUPPLEMENT HAVE NOT BEEN AND 

WILL NOT BE REGISTERED UNDER THE U.S. SECURITIES ACT OF 1933, AS AMENDED 

(THE “SECURITIES ACT”), OR THE SECURITIES LAWS OF ANY STATE OR OTHER 

JURISDICTIONS OF THE U.S. AND MAY NOT BE OFFERED OR SOLD WITHIN THE U.S. 

(AS DEFINED IN REGULATION S UNDER THE SECURITIES ACT (“REGULATION S”)), 

EXCEPT PURSUANT TO AN EXEMPTION FROM, OR IN A TRANSACTION NOT SUBJECT 

TO, THE REGISTRATION REQUIREMENTS OF THE SECURITIES ACT AND APPLICABLE 

STATE OR LOCAL SECURITIES LAWS. THIS PRICING SUPPLEMENT MAY NOT BE 

FORWARDED OR DISTRIBUTED TO ANY OTHER PERSON AND MAY NOT BE 

REPRODUCED IN ANY MANNER WHATSOEVER. ANY FORWARDING, DISTRIBUTION 

OR REPRODUCTION OF THIS PRICING SUPPLEMENT IN WHOLE OR IN PART IS 

UNAUTHORISED. FAILURE TO COMPLY WITH THIS DIRECTIVE MAY RESULT IN A 

VIOLATION OF THE SECURITIES ACT OR THE APPLICABLE LAWS OF OTHER 

JURISDICTIONS. IF YOU HAVE GAINED ACCESS TO THIS TRANSMISSION CONTRARY 

TO ANY OF THE FOREGOING RESTRICTIONS, YOU ARE NOT AUTHORISED AND WILL 

NOT BE ABLE TO PURCHASE ANY OF THE SECURITIES DESCRIBED THEREIN. 

Confirmation of your representation: In order to be eligible to view this Pricing Supplement or 

make an investment decision with respect to the securities described in this Pricing Supplement, 

investors must be outside the United States. This Pricing Supplement is being sent to you at your 

request and by accepting the email and accessing this Pricing Supplement, you shall be deemed to 

have represented that (1) you and any customers you represent are outside the U.S., (2) the electronic 

mail address that you gave us and to which this transmission has been delivered is not located in the 

U.S., (3) you are a person who is permitted under applicable law and regulation to receive this 

Pricing Supplement and (4) you consent to delivery of such Pricing Supplement by electronic 

transmission. If this is not the case, you must return this Pricing Supplement to us immediately. 

You are reminded that this Pricing Supplement has been delivered to you on the basis that you are 

a person into whose possession the Pricing Supplement may be lawfully delivered in accordance 

with the laws of the jurisdiction in which you are located and you may not, nor are you authorised 

to, deliver or disclose the contents of this Pricing Supplement to any other person. 

This Pricing Supplement does not constitute, and may not be used in connection with, an offer or 

solicitation in any place where offers or solicitations are not permitted by law. If a jurisdiction 

requires that an offering of securities described herein be made by a licensed broker or dealer and 

any Manager or any affiliate of any Manager is a licensed broker or dealer in that jurisdiction, the 

offering shall be deemed to be made by such Manager or such affiliate on behalf of the Issuer or 

holders of the applicable securities in such jurisdiction. This Pricing Supplement has been sent to 

you in an electronic form. You are reminded that documents transmitted via this medium may be 



 

 

altered or changed during the process of electronic transmission and consequently neither the Issuer, 

the Managers, nor any person who controls them nor any director, officer, employee nor agent of 

them or affiliate of any such person accepts any liability or responsibility whatsoever in respect of 

any difference between this Pricing Supplement distributed to you in electronic format and the hard 

copy version available to you on request from the Issuer or the Managers. 

Please ensure that your copy is complete. You are responsible for protecting against viruses and 

other destructive items. Your use of this e-mail is at your own risk, and it is your responsibility to 

take precautions to ensure that it is free from viruses and other items of a destructive nature.
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PRICING SUPPLEMENT 

This pricing supplement for the Notes (the “Pricing Supplement”) is for distribution to professional investors 

(as defined in Chapter 37 of the Rules Governing the Listing of Securities on The Stock Exchange of Hong 

Kong Limited) (“Professional Investors”) only.  

Notice to Hong Kong investors: the Issuer confirms that the Notes are intended for purchase by Professional 

Investors only and will be listed on The Stock Exchange of Hong Kong Limited (the “Hong Kong Stock 

Exchange”) on that basis. Accordingly, the Issuer confirms that the Notes are not appropriate as an investment 

for retail investors in Hong Kong. Investors should carefully consider the risks involved.  

The Hong Kong Stock Exchange has not reviewed the contents of this Pricing Supplement, other than 

to ensure that the prescribed form disclaimer and responsibility statements, and a statement limiting 

distribution of this Pricing Supplement to Professional Investors only have been reproduced in this 

Pricing Supplement. Listing of the Programme or the Notes on the Hong Kong Stock Exchange is not to 

be taken as an indication of the commercial merits or credit quality of the Programme, the Notes, the 

Issuer or the Issuer and its subsidiaries (collectively, the “Group”) or quality of disclosure in this Pricing 

Supplement. Hong Kong Exchanges and Clearing Limited and the Hong Kong Stock Exchange take no 

responsibility for the contents of this Pricing Supplement, 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 Pricing Supplement. 

The offering circular dated 23 June 2025 (the “Offering Circular”), as supplemented by the supplemental 

offering circular dated 10 November 2025 (the “Supplemental Offering Circular”) (read together with this 

Pricing Supplement) includes particulars given in compliance with the Rules Governing the Listing of 

Securities on The Stock Exchange of Hong Kong Limited for the purpose of giving information with regard 

to the Issuer and the Group. The Issuer accepts full responsibility for the accuracy of the information contained 

in the Offering Circular, as supplemented by the Supplemental Offering Circular (read together with this 

Pricing Supplement) and confirms, having made all reasonable enquiries, that to the best of its knowledge and 

belief there are no other facts the omission of which would make any statement herein misleading.  

UK MiFIR product governance / Professional investors and ECPs only target market – Solely for the 

purposes of the manufacturer’s product approval process, the target market assessment in respect of the Notes 

has led to the conclusion that: (i) the target market for the Notes is only eligible counterparties, as defined in 

the FCA Handbook Conduct of Business Sourcebook (“COBS”) and professional clients, as defined in 

Regulation (EU) No 600/2014 as it forms part of domestic law by virtue of the European Union (Withdrawal) 

Act 2018 (“UK MiFIR”); and (ii) all channels for distribution of the Notes to eligible counterparties and 

professional clients are appropriate. Any person subsequently offering, selling or recommending the Notes (a 

“distributor”) should take into consideration the manufacturer’s target market assessment; however, a 

distributor subject to the FCA Handbook Product Intervention and Product Governance Sourcebook is 

responsible for undertaking its own target market assessment in respect of the Notes (by either adopting or 

refining the manufacturer’s target market assessment) and determining appropriate distribution channels.  
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Pricing Supplement dated 7 January 2026 

Urban Renewal Authority 

Issue of HK$5,000,000,000 2.95 per cent. Notes due 2031 (the “Notes”) 

under its U.S.$4,400,000,000  

Medium Term Note Programme (the “Programme”) 

This document constitutes the Pricing Supplement relating to the issue of Notes described herein. 

Terms used herein shall be deemed to be defined as such for the purposes of the Terms and Conditions of the 

Notes (the “Conditions”) set forth in the Offering Circular, as supplemented by the Supplemental Offering 

Circular. This Pricing Supplement contains the final terms of the Notes and must be read in conjunction with 

such Offering Circular and such Supplemental Offering Circular. 

1.  Issuer: Urban Renewal Authority 

2.  (i) Series Number: 017 

 (ii) Tranche Number: 001 

3.  Specified Currency or Currencies: Hong Kong Dollars (“HK$”) 

4.  Aggregate Nominal Amount: HK$5,000,000,000  

5. (i) Issue Price:  100.00 per cent. of the Aggregate Nominal Amount 

 (ii) Net Proceeds: Approximately HK$4,990 million 

6.  (i) Specified Denominations: HK$1,000,000 and integral multiples of 

HK$500,000 in excess thereof 

 (ii) Calculation Amount (and in 

relation to the calculation of 

interest for Notes in global form or 

Registered definitive form, see 

Conditions): 

HK$500,000 

7.  (i) Issue Date: 14 January 2026  

 (ii) Interest Commencement Date: Issue Date 

8.  Maturity Date: Interest Payment Date falling on or nearest to 14 

January 2031 

9.  Interest Basis: 2.95 per cent. Fixed Rate 

  (further particulars specified below) 

10.  Redemption/Payment Basis: Redemption at par  

11.  Change of Interest Basis or 

Redemption/Payment Basis: 

Not Applicable 

12.  Put/Call Options: Not Applicable  
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13.  (i) Date of approval of the Financial 

Secretary of Hong Kong for 

issuance of Notes obtained: 

22 August 2025 

 (ii) Date of Board approval for 

issuance of Notes obtained: 

25 April 2024 

14.  Listing:  Application will be made to the Hong Kong Stock 

Exchange for the listing of, and permission to deal in, 

the Notes by way of debt issues to Professional 

Investors only. The expected effective listing date of 

the Notes on the Hong Kong Stock Exchange is 15 

January 2026.  

15.  Method of distribution: Syndicated 

PROVISIONS RELATING TO INTEREST (IF ANY) PAYABLE 

16.  Fixed Rate Note Provisions Applicable 

 (i) Rate of Interest: 2.95 per cent. per annum payable semi-annually in 

arrear 

 (ii) Interest Payment Date(s): 14 January and 14 July in each year up to and 

including the Maturity Date, provided that if any 

Interest Payment Date falls on a day which is not a 

Business Day, the Interest Payment Date will be the 

next succeeding Business Day unless it would 

thereby fall in the next calendar month in which event 

the Interest Payment Date shall be brought forward 

to the immediately preceding Business Day. For 

these purposes, “Business Day” means a day, other 

than a Saturday or a Sunday on which commercial 

banks and foreign exchange markets settle payments 

and are open for general business (including dealing 

in foreign exchange and currency deposits) in Hong 

Kong.  

 (iii) Fixed Coupon Amount(s) (and in 

relation to Notes in global form or 

Registered definitive form, see 

Conditions): 

Each Fixed Coupon Amount shall be calculated by 

multiplying the product of the Rate of Interest and the 

Calculation Amount by the Day Count Fraction and 

rounding the resultant figure to the nearest HK$0.01 

(HK$0.005 being rounded upwards) 

 (iv) Broken Amount(s) (and in relation 

to Notes in global form or 

Registered definitive form, see 

Conditions): 

Not Applicable  

 (v) Day Count Fraction: Actual/365 (Fixed) 

 (vi) Determination Date(s): Not Applicable  
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 (vii) Other terms relating to the method 

of calculating interest for Fixed 

Rate Notes: 

Not Applicable 

17.  Floating Rate Note Provisions Not Applicable 

18.  Zero Coupon Note Provisions Not Applicable 

19.  Index Linked Interest Note Provisions Not Applicable 

20.  Dual Currency Interest Note Provisions Not Applicable 

PROVISIONS RELATING TO REDEMPTION  

21.  Issuer Call:  Not Applicable 

22.  Investor Put:  Not Applicable 

23.  Final Redemption Amount: HK$500,000 per Calculation Amount 

24.  Early Redemption Amount payable on 

redemption for taxation reasons or on event 

of default: 

HK$500,000 per Calculation Amount 

GENERAL PROVISIONS APPLICABLE TO THE NOTES 

25.  Form of Notes: Registered Notes: 

Registered Global Note (HK$5,000,000,000 in 

nominal amount) registered in the name of the Hong 

Kong Monetary Authority as operator of the CMU 

exchangeable for Definitive Registered Notes in the 

limited circumstances specified in the Registered 

Global Note 

26.  Additional Financial Centre(s): Not Applicable 

Reference to “principal financial centre” in the 

“Payment Day” definition for the purposes of the 

Notes shall be construed to refer to Hong Kong as the 

principal financial centre  

27.  Talons for future Coupons or Receipts to be 

attached to definitive Notes (and dates on 

which such Talons mature): 

No 

28.  Details relating to Partly Paid Notes: 

amount of each payment comprising the 

Issue Price and date on which each 

payment is to be made and consequences of 

failure to pay, including any right of the 

Issuer to forfeit the Notes and interest due 

on late payment: 

Not Applicable 
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29.  Details relating to Instalment Notes:  

 (i) Instalment Amount(s): Not Applicable 

 (ii) Instalment Date(s): Not Applicable 

30.  Redenomination applicable:  Redenomination not applicable 

31.  Other terms or special conditions: Not Applicable  

DISTRIBUTION 

32.  (i) If syndicated, names of Managers: 
 

Joint Global Coordinators, Joint 

Bookrunners and Joint Lead Managers 

Bank of China (Hong Kong) Limited 

Crédit Agricole Corporate and Investment 

Bank 

The Hongkong and Shanghai Banking 

Corporation Limited 

Standard Chartered Bank (Hong Kong) 

Limited 

UBS AG Hong Kong Branch 

 

Joint Bookrunners and Joint Lead 

Managers 

Citigroup Global Markets Limited 

DBS Bank Ltd. 

Industrial and Commercial Bank of China 

(Asia) Limited 

J.P. Morgan Securities (Asia Pacific) 

Limited 

Mizuho Securities Asia Limited 

 

Joint Lead Managers
1
 

Agricultural Bank of China Limited Hong 

Kong Branch 

Australia and New Zealand Banking 

Group Limited 

Bank of Communications Co. Ltd. Hong 

Kong Branch 

Barclays Bank PLC 

BNP PARIBAS 

CMB Wing Lung Bank Limited 

Goldman Sachs (Asia) L.L.C. 

Merrill Lynch (Asia Pacific) Limited 

Morgan Stanley & Co. International plc 

Oversea-Chinese Banking Corporation 

Limited  

 

(together, the “Managers”) 

                                                   
1 The Joint Lead Managers will not be taking any allocation of the Notes. 
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 (ii) Stabilisation Manager(s) (if any): Any of the Managers appointed and acting in the 

capacity as a Stabilisation Manager 

33.  If non-syndicated, name of relevant Dealer: Not Applicable 

34.  U.S. Selling Restrictions: Reg. S Category 1; TEFRA Not Applicable 

35.  Prohibition of Sales to EEA Retail 

Investors: 

Not Applicable 

36.  Prohibition of Sales to UK Retail Investors: Not Applicable 

37.  Additional selling restrictions: Not Applicable 

OPERATIONAL INFORMATION 

38.  ISIN Code: HK0001232344 

39.  Common Code: 325256168 

40.  CMU Instrument Number: BNYHFN26001 

41.  Legal Entity Identifier: 2549000ADDLTGLM9U261 

42.  Any clearing system(s) other than 

Euroclear, Clearstream or the CMU and the 

relevant identification number(s): 

Not Applicable 

43.  Delivery: Delivery against payment 

44.  Additional Paying Agent(s) (if any): Not Applicable  

45.  HONG KONG SFC CODE OF 

CONDUCT 

 

 (i) Rebates:  Not Applicable 

 (ii) Contact email addresses of the 

overall coordinators where 

underlying investor information in 

relation to omnibus orders should 

be sent: 

 

projectminerva@bochk.com 

project.minerva@ca-cib.com 

hk_syndicate_omnibus@hsbc.com.hk 

SYNHK@sc.com 

sh-asia-ccs-dcm-filing@ubs.com 

DCM.Omnibus@citi.com 

project.minerva@icbcasia.com 

Omnibus_Bond@hk.mizuho-sc.com 

gs-hk-dcm-omnibus@gs.com 

bofa_dcm_syndicate_pb_orders@bofa.com 

omnibus_debt@morganstanley.com 

OCBCBonds@ocbc.com 

 (iii) Marketing and Investor Targeting 

Strategy: 

As indicated in the Offering Circular 
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GENERAL  

46.  The aggregate principal amount of Notes 

issued has been translated into U.S. dollars 

at the rate of U.S.$1:HK$7.7862, 

producing a sum of: 

Approximately U.S.$642,161,773 

47.  Ratings:  The Notes to be issued are expected to be rated 

“AA+” by S&P Global Ratings  

STABILISATION 

In connection with the issue of the Notes, any of the Managers appointed and acting in its capacity as the 

stabilisation manager(s) (the “Stabilisation Manager(s)”) (or persons acting on behalf of any Stabilisation 

Manager(s)) may over-allot Notes or effect transactions with a view to supporting the market price of the Notes 

at a level higher than that which might otherwise prevail. However, stabilisation may not necessarily occur. 

Any stabilisation action may begin on or after the date on which adequate public disclosure of the terms of the 

offer of the Notes is made and, if begun, may cease at any time, but it must end no later than the earlier of 30 

days after the issue date of the Notes and 60 days after the date of the allotment of the Notes. Any stabilisation 

action must be conducted by the relevant Stabilisation Manager(s) (or person(s) acting on behalf of any 

Stabilisation Manager(s)) in accordance with all applicable laws and rules. 

LISTING APPLICATION 

This Pricing Supplement comprises the final terms required for the issue of Notes described herein pursuant 

to the U.S.$4,400,000,000 Medium Term Note Programme of the Urban Renewal Authority.  

RESPONSIBILITY 

The Issuer accepts responsibility for the information contained in this Pricing Supplement.  



Signed on behalfofthe Issuer:

By:
Duly authorised

Minerva (Drawdown) - Signature Page to Pricing Supplement

(S.D.)
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ANNEX 1 

 

RISK FACTORS 

 

The second and third paragraphs under "RISK FACTORS – Risks relating to the Issuer and its activities 

and operations – The Issuer may be adversely affected by the progress, increased scale and complexity 

and profitability of redevelopment projects." on page 15 of the Offering Circular shall be deleted and 

replaced with the following: 
 

“For redevelopment projects implemented in joint venture with developers, the Issuer transfers a substantial 

share of redevelopment and operational risks to the joint venture developers upon awarding the tenders. 

These risks include, but are not limited to, fluctuation in the Hong Kong property market, construction 
delays due to unpredictable weather conditions, the performance of contractors and subcontractors, or 

subject to the fulfilment of certain conditions, the exercise of the right to suspend or reduce the rate of 

progress of construction work pursuant to the Construction Industry Security of Payment Ordinance (Cap. 
652) (the “SOPO”) and increased construction costs arising from project delays, inflation and the 

complexities of preserving areas of community and historical importance. Despite transferring these risks, 

the Issuer maintains a financial interest in the redevelopment projects through potential entitlement to 

surplus sales proceeds as per the joint venture development agreements. Although these sale proceeds do 
not constitute the Issuer’s primary revenue, any shortfall in the profitability of redevelopment projects 

where the Issuer is entitled to surplus sales proceeds may have an adverse impact on the Issuer’s financial 

condition. 
 

In relation to the Issuer’s self-developed projects, the Issuer may be directly affected by fluctuations in the 

Hong Kong property market, construction delays due to unpredictable weather conditions, the performance 
of contractors and subcontractors, or subject to the fulfilment of certain conditions, the exercise of the right 

to suspend or reduce the rate of progress of construction work pursuant to the SOPO and increased 

construction costs arising from project delays, inflation and the complexities of preserving areas of 

community and historical importance. These factors could affect the profitability of the Issuer’s self-
developed projects and may adversely impact its financial condition. Although the Issuer only carries out 

a small number of self-developed projects, there is no assurance that the self-developed projects would be 

profitable, which may adversely impact the Issuer’s financial condition.” 
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ANNEX 2 

 

The “DESCRIPTION OF THE ISSUER” section in the Offering Circular shall be supplemented with the 
following: 

 

“RECENT DEVELOPMENTS 

 

Review of the HPA and the FFF Scheme 

 

The Development Bureau has announced that it will review the Issuer’s acquisition and compensation 
policy, including both the HPA and the FFF Scheme, in the joint study currently being undertaken by the 

Government and the Issuer as a follow-up to the Chief Executive in Council’s directive when granting the 

two sites (Bailey Street in Hung Hom and TKO Site) to the Issuer in May 2025. 
 

Reservation of three sites in the Northern Metropolis 

 

In alignment with the review of the HPA and the FFF Scheme, the Chief Executive’s 2025 Policy Address 
announced the reservation of three sites in the Northern Metropolis for the Issuer to construct new buildings, 

which will serve as replacement flats under the FFF Scheme. 

 

Relaxation of current arrangement for cross-district transfer of unutilised plot ratio  

 

The Chief Executive’s 2025 Policy Address proposed new measures to allow cross-district transfers of 
unutilised plot ratios from redevelopment projects, including to “New Development Areas” in Hong Kong. 

Subsequently, the Development Bureau proposed expanding the sending sites coverage and removing limits 

on receiving sites, providing the Issuer with additional avenues to support redevelopment activities. 

 

Development Areas 4 and 5 of K7 (Kwun Tong Town Centre)  

 

In August 2025, the Issuer entered into a memorandum of understanding with each of City University of 
Hong Kong and the Hong Kong Baptist University to establish a co-operative intent and framework to 

expand off-campus space in the non-domestic portion of K7.  

 

Kai Tak SSF Project 
 

On 30 August 2025, the Issuer launched the sale of 59 units of the Kai Tak SSF Project. All units were sold 

on the first day of sale and are expected to be handed over to the owners in batches by Q1 2026. 
 

C&W-007 Project (Queen’s Road West / Kwai Heung Street)  

 
In September 2025, the Issuer issued acquisition offers to property owners affected by the C&W-007 

Project.  

 

“5-Streets Project” — KC-018 Scheme (Ming Lun Street/Ma Tau Kok Road) and KC-019 Scheme 

(To Kwa Wan Road/Ma Tau Kok Road) 

 

In September 2025, the Issuer issued acquisition offers to property owners affected by the KC-018 and KC-
019 Schemes.”  
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ANNEX 3 

The “CAPITALISATION AND INDEBTEDNESS OF THE ISSUER” section in the Offering Circular shall 

be deleted in its entirety and replaced with the following: 

“CAPITALISATION AND INDEBTEDNESS OF THE ISSUER 

The following table sets forth the Issuer’s consolidated capitalisation and indebtedness as derived from its 
audited consolidated financial statements as at and for the year ended 31 March 2025 on an actual basis and 

as adjusted to give effect to the offering of the HK$5,000,000,000 2.95 per cent. Notes due 2031 and 

HK$3,000,000,000 3.48 per cent. Notes due 2036 (together, for the purposes of this section only, the 
“Notes”), prior to the deduction of any fees, commissions or other estimated expenses payable by the Issuer 

in relation to the offering of the Notes:  

 As at 31 March 2025
(1)

 

 Actual As Adjusted 

 HK$’000 HK$’000 

   

Capital and surplus    

Capital .......................................................................................  10,000,000 10,000,000 

Accumulated surplus .................................................................  33,640,089 33,640,089 

Total capital and surplus  ........................................................  43,640,089 43,640,089 

Non-current liabilities   

Bonds issued  .............................................................................  13,461,364 13,461,364 

Notes to be issued ......................................................................  — 8,000,000 

Total Capitalisation(2) ..............................................................  57,101,453        65,101,453 

______________ 

Note: 

(1) Figures may not add up due to rounding. 

(2) Total capitalisation includes bonds issued, Notes to be issued and total capital and surplus. 

Save for an increase in bonds issued and bank loan in the aggregate principal amount of approximately 

HK$5.8 billion, there has been no material change in the Issuer’s total capitalisation and indebtedness since 
31 March 2025.”  
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APPENDIX 4 – PRICING SUPPLEMENT FOR HK$3,000,000,000 3.48 PER CENT. 
NOTES DUE 2036 DATED 7 JANUARY 2026



 

 

IMPORTANT NOTICE 

THIS OFFERING IS AVAILABLE ONLY TO INVESTORS WHO ARE OUTSIDE OF THE 

UNITED STATES (THE “U.S.”) 

IMPORTANT: You must read the following before continuing. The following applies to the pricing 

supplement (the “Pricing Supplement”) following this notice, and you are therefore advised to read 

this carefully before reading, accessing or making any other use of this Pricing Supplement. In 

accessing this Pricing Supplement, you agree to be bound by the following terms and conditions, 

including any modifications to them from time to time, any time you receive any information from 

the Issuer (as defined below) and/or the Managers (as defined below) as a result of such access. 

NOTHING IN THIS ELECTRONIC TRANSMISSION CONSTITUTES AN OFFER OF 

SECURITIES FOR SALE IN ANY JURISDICTION WHERE IT IS UNLAWFUL TO DO SO. 

THE SECURITIES DESCRIBED IN THIS PRICING SUPPLEMENT HAVE NOT BEEN AND 

WILL NOT BE REGISTERED UNDER THE U.S. SECURITIES ACT OF 1933, AS AMENDED 

(THE “SECURITIES ACT”), OR THE SECURITIES LAWS OF ANY STATE OR OTHER 

JURISDICTIONS OF THE U.S. AND MAY NOT BE OFFERED OR SOLD WITHIN THE U.S. 

(AS DEFINED IN REGULATION S UNDER THE SECURITIES ACT (“REGULATION S”)), 

EXCEPT PURSUANT TO AN EXEMPTION FROM, OR IN A TRANSACTION NOT SUBJECT 

TO, THE REGISTRATION REQUIREMENTS OF THE SECURITIES ACT AND APPLICABLE 

STATE OR LOCAL SECURITIES LAWS. THIS PRICING SUPPLEMENT MAY NOT BE 

FORWARDED OR DISTRIBUTED TO ANY OTHER PERSON AND MAY NOT BE 

REPRODUCED IN ANY MANNER WHATSOEVER. ANY FORWARDING, DISTRIBUTION 

OR REPRODUCTION OF THIS PRICING SUPPLEMENT IN WHOLE OR IN PART IS 

UNAUTHORISED. FAILURE TO COMPLY WITH THIS DIRECTIVE MAY RESULT IN A 

VIOLATION OF THE SECURITIES ACT OR THE APPLICABLE LAWS OF OTHER 

JURISDICTIONS. IF YOU HAVE GAINED ACCESS TO THIS TRANSMISSION CONTRARY 

TO ANY OF THE FOREGOING RESTRICTIONS, YOU ARE NOT AUTHORISED AND WILL 

NOT BE ABLE TO PURCHASE ANY OF THE SECURITIES DESCRIBED THEREIN. 

Confirmation of your representation: In order to be eligible to view this Pricing Supplement or 

make an investment decision with respect to the securities described in this Pricing Supplement, 

investors must be outside the United States. This Pricing Supplement is being sent to you at your 

request and by accepting the email and accessing this Pricing Supplement, you shall be deemed to 

have represented that (1) you and any customers you represent are outside the U.S., (2) the electronic 

mail address that you gave us and to which this transmission has been delivered is not located in the 

U.S., (3) you are a person who is permitted under applicable law and regulation to receive this 

Pricing Supplement and (4) you consent to delivery of such Pricing Supplement by electronic 

transmission. If this is not the case, you must return this Pricing Supplement to us immediately. 

You are reminded that this Pricing Supplement has been delivered to you on the basis that you are 

a person into whose possession the Pricing Supplement may be lawfully delivered in accordance 

with the laws of the jurisdiction in which you are located and you may not, nor are you authorised 

to, deliver or disclose the contents of this Pricing Supplement to any other person. 

This Pricing Supplement does not constitute, and may not be used in connection with, an offer or 

solicitation in any place where offers or solicitations are not permitted by law. If a jurisdiction 

requires that an offering of securities described herein be made by a licensed broker or dealer and 

any Manager or any affiliate of any Manager is a licensed broker or dealer in that jurisdiction, the 

offering shall be deemed to be made by such Manager or such affiliate on behalf of the Issuer or 

holders of the applicable securities in such jurisdiction. This Pricing Supplement has been sent to 

you in an electronic form. You are reminded that documents transmitted via this medium may be 



 

 

altered or changed during the process of electronic transmission and consequently neither the Issuer, 

the Managers, nor any person who controls them nor any director, officer, employee nor agent of 

them or affiliate of any such person accepts any liability or responsibility whatsoever in respect of 

any difference between this Pricing Supplement distributed to you in electronic format and the hard 

copy version available to you on request from the Issuer or the Managers. 

Please ensure that your copy is complete. You are responsible for protecting against viruses and 

other destructive items. Your use of this e-mail is at your own risk, and it is your responsibility to 

take precautions to ensure that it is free from viruses and other items of a destructive nature.
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PRICING SUPPLEMENT 

This pricing supplement for the Notes (the “Pricing Supplement”) is for distribution to professional investors 

(as defined in Chapter 37 of the Rules Governing the Listing of Securities on The Stock Exchange of Hong 

Kong Limited) (“Professional Investors”) only.  

Notice to Hong Kong investors: the Issuer confirms that the Notes are intended for purchase by Professional 

Investors only and will be listed on The Stock Exchange of Hong Kong Limited (the “Hong Kong Stock 

Exchange”) on that basis. Accordingly, the Issuer confirms that the Notes are not appropriate as an investment 

for retail investors in Hong Kong. Investors should carefully consider the risks involved.  

The Hong Kong Stock Exchange has not reviewed the contents of this Pricing Supplement, other than 

to ensure that the prescribed form disclaimer and responsibility statements, and a statement limiting 

distribution of this Pricing Supplement to Professional Investors only have been reproduced in this 

Pricing Supplement. Listing of the Programme or the Notes on the Hong Kong Stock Exchange is not to 

be taken as an indication of the commercial merits or credit quality of the Programme, the Notes, the 

Issuer or the Issuer and its subsidiaries (collectively, the “Group”) or quality of disclosure in this Pricing 

Supplement. Hong Kong Exchanges and Clearing Limited and the Hong Kong Stock Exchange take no 

responsibility for the contents of this Pricing Supplement, 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 Pricing Supplement. 

The offering circular dated 23 June 2025 (the “Offering Circular”), as supplemented by the supplemental 

offering circular dated 10 November 2025 (the “Supplemental Offering Circular”) (read together with this 

Pricing Supplement) includes particulars given in compliance with the Rules Governing the Listing of 

Securities on The Stock Exchange of Hong Kong Limited for the purpose of giving information with regard 

to the Issuer and the Group. The Issuer accepts full responsibility for the accuracy of the information contained 

in the Offering Circular, as supplemented by the Supplemental Offering Circular (read together with this 

Pricing Supplement) and confirms, having made all reasonable enquiries, that to the best of its knowledge and 

belief there are no other facts the omission of which would make any statement herein misleading.  

UK MiFIR product governance / Professional investors and ECPs only target market – Solely for the 

purposes of the manufacturer’s product approval process, the target market assessment in respect of the Notes 

has led to the conclusion that: (i) the target market for the Notes is only eligible counterparties, as defined in 

the FCA Handbook Conduct of Business Sourcebook (“COBS”) and professional clients, as defined in 

Regulation (EU) No 600/2014 as it forms part of domestic law by virtue of the European Union (Withdrawal) 

Act 2018 (“UK MiFIR”); and (ii) all channels for distribution of the Notes to eligible counterparties and 

professional clients are appropriate. Any person subsequently offering, selling or recommending the Notes (a 

“distributor”) should take into consideration the manufacturer’s target market assessment; however, a 

distributor subject to the FCA Handbook Product Intervention and Product Governance Sourcebook is 

responsible for undertaking its own target market assessment in respect of the Notes (by either adopting or 

refining the manufacturer’s target market assessment) and determining appropriate distribution channels.  
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Pricing Supplement dated 7 January 2026 

Urban Renewal Authority 

Issue of HK$3,000,000,000 3.48 per cent. Notes due 2036 (the “Notes”) 

under its U.S.$4,400,000,000  

Medium Term Note Programme (the “Programme”) 

This document constitutes the Pricing Supplement relating to the issue of Notes described herein. 

Terms used herein shall be deemed to be defined as such for the purposes of the Terms and Conditions of the 

Notes (the “Conditions”) set forth in the Offering Circular, as supplemented by the Supplemental Offering 

Circular. This Pricing Supplement contains the final terms of the Notes and must be read in conjunction with 

such Offering Circular and such Supplemental Offering Circular. 

1.  Issuer: Urban Renewal Authority 

2.  (i) Series Number: 018 

 (ii) Tranche Number: 001 

3.  Specified Currency or Currencies: Hong Kong Dollars (“HK$”) 

4.  Aggregate Nominal Amount: HK$3,000,000,000 

5. (i) Issue Price:  100.00 per cent. of the Aggregate Nominal Amount 

 (ii) Net Proceeds: Approximately HK$2,990 million 

6.  (i) Specified Denominations: HK$1,000,000 and integral multiples of 

HK$500,000 in excess thereof 

 (ii) Calculation Amount (and in 

relation to the calculation of 

interest for Notes in global form or 

Registered definitive form, see 

Conditions): 

HK$500,000 

7.  (i) Issue Date: 14 January 2026 

 (ii) Interest Commencement Date: Issue Date 

8.  Maturity Date: Interest Payment Date falling on or nearest to 14 

January 2036  

9.  Interest Basis: 3.48 per cent. Fixed Rate 

  (further particulars specified below) 

10.  Redemption/Payment Basis: Redemption at par  

11.  Change of Interest Basis or 

Redemption/Payment Basis: 

Not Applicable 

12.  Put/Call Options: Not Applicable  
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13.  (i) Date of approval of the Financial 

Secretary of Hong Kong for 

issuance of Notes obtained: 

22 August 2025 

 (ii) Date of Board approval for 

issuance of Notes obtained: 

25 April 2024 

14.  Listing:  Application will be made to the Hong Kong Stock 

Exchange for the listing of, and permission to deal in, 

the Notes by way of debt issues to Professional 

Investors only. The expected effective listing date of 

the Notes on the Hong Kong Stock Exchange is 15 

January 2026.  

15.  Method of distribution: Syndicated 

PROVISIONS RELATING TO INTEREST (IF ANY) PAYABLE 

16.  Fixed Rate Note Provisions Applicable 

 (i) Rate of Interest: 3.48 per cent. per annum payable semi-annually in 

arrear 

 (ii) Interest Payment Date(s): 14 January and 14 July in each year up to and 

including the Maturity Date, provided that if any 

Interest Payment Date falls on a day which is not a 

Business Day, the Interest Payment Date will be the 

next succeeding Business Day unless it would 

thereby fall in the next calendar month in which event 

the Interest Payment Date shall be brought forward 

to the immediately preceding Business Day. For 

these purposes, “Business Day” means a day, other 

than a Saturday or a Sunday on which commercial 

banks and foreign exchange markets settle payments 

and are open for general business (including dealing 

in foreign exchange and currency deposits) in Hong 

Kong.  

 (iii) Fixed Coupon Amount(s) (and in 

relation to Notes in global form or 

Registered definitive form, see 

Conditions): 

Each Fixed Coupon Amount shall be calculated by 

multiplying the product of the Rate of Interest and the 

Calculation Amount by the Day Count Fraction and 

rounding the resultant figure to the nearest HK$0.01 

(HK$0.005 being rounded upwards) 

 (iv) Broken Amount(s) (and in relation 

to Notes in global form or 

Registered definitive form, see 

Conditions): 

Not Applicable  

 (v) Day Count Fraction: Actual/365 (Fixed) 

 (vi) Determination Date(s): Not Applicable  
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 (vii) Other terms relating to the method 

of calculating interest for Fixed 

Rate Notes: 

Not Applicable 

17.  Floating Rate Note Provisions Not Applicable 

18.  Zero Coupon Note Provisions Not Applicable 

19.  Index Linked Interest Note Provisions Not Applicable 

20.  Dual Currency Interest Note Provisions Not Applicable 

PROVISIONS RELATING TO REDEMPTION  

21.  Issuer Call:  Not Applicable 

22.  Investor Put:  Not Applicable 

23.  Final Redemption Amount: HK$500,000 per Calculation Amount 

24.  Early Redemption Amount payable on 

redemption for taxation reasons or on event 

of default: 

HK$500,000 per Calculation Amount 

GENERAL PROVISIONS APPLICABLE TO THE NOTES 

25.  Form of Notes: Registered Notes: 

Registered Global Note (HK$3,000,000,000 in 

nominal amount) registered in the name of the Hong 

Kong Monetary Authority as operator of the CMU 

exchangeable for Definitive Registered Notes in the 

limited circumstances specified in the Registered 

Global Note 

26.  Additional Financial Centre(s): Not Applicable 

Reference to “principal financial centre” in the 

“Payment Day” definition for the purposes of the 

Notes shall be construed to refer to Hong Kong as the 

principal financial centre  

27.  Talons for future Coupons or Receipts to be 

attached to definitive Notes (and dates on 

which such Talons mature): 

No 

28.  Details relating to Partly Paid Notes: 

amount of each payment comprising the 

Issue Price and date on which each 

payment is to be made and consequences of 

failure to pay, including any right of the 

Issuer to forfeit the Notes and interest due 

on late payment: 

Not Applicable 
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29.  Details relating to Instalment Notes:  

 (i) Instalment Amount(s): Not Applicable 

 (ii) Instalment Date(s): Not Applicable 

30.  Redenomination applicable:  Redenomination not applicable 

31.  Other terms or special conditions: Not Applicable  

DISTRIBUTION 

32.  (i) If syndicated, names of Managers: 
 

Joint Global Coordinators, Joint 

Bookrunners and Joint Lead Managers 

Bank of China (Hong Kong) Limited 

Crédit Agricole Corporate and Investment 

Bank 

The Hongkong and Shanghai Banking 

Corporation Limited 

Standard Chartered Bank (Hong Kong) 

Limited 

UBS AG Hong Kong Branch 

 

Joint Bookrunners and Joint Lead 

Managers 

Citigroup Global Markets Limited 

DBS Bank Ltd. 

Industrial and Commercial Bank of China 

(Asia) Limited 

J.P. Morgan Securities (Asia Pacific) 

Limited 

Mizuho Securities Asia Limited 

 

Joint Lead Managers
1
 

Agricultural Bank of China Limited Hong 

Kong Branch 

Australia and New Zealand Banking 

Group Limited 

Bank of Communications Co. Ltd. Hong 

Kong Branch 

Barclays Bank PLC 

BNP PARIBAS 

CMB Wing Lung Bank Limited 

Goldman Sachs (Asia) L.L.C. 

Merrill Lynch (Asia Pacific) Limited 

Morgan Stanley & Co. International plc 

Oversea-Chinese Banking Corporation 

Limited  

 

(together, the “Managers”) 

                                                   
1 The Joint Lead Managers will not be taking any allocation of the Notes. 
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 (ii) Stabilisation Manager(s) (if any): Any of the Managers appointed and acting in the 

capacity as a Stabilisation Manager 

33.  If non-syndicated, name of relevant Dealer: Not Applicable 

34.  U.S. Selling Restrictions: Reg. S Category 1; TEFRA Not Applicable 

35.  Prohibition of Sales to EEA Retail 

Investors: 

Not Applicable 

36.  Prohibition of Sales to UK Retail Investors: Not Applicable 

37.  Additional selling restrictions: Not Applicable 

OPERATIONAL INFORMATION 

38.  ISIN Code: HK0001232351 

39.  Common Code: 325256575 

40.  CMU Instrument Number: BNYHFN26002 

41.  Legal Entity Identifier: 2549000ADDLTGLM9U261 

42.  Any clearing system(s) other than 

Euroclear, Clearstream or the CMU and the 

relevant identification number(s): 

Not Applicable 

43.  Delivery: Delivery against payment 

44.  Additional Paying Agent(s) (if any): Not Applicable  

45.  HONG KONG SFC CODE OF 

CONDUCT 

 

 (i) Rebates:  Not Applicable 

 (ii) Contact email addresses of the 

overall coordinators where 

underlying investor information in 

relation to omnibus orders should 

be sent: 

 

projectminerva@bochk.com 

project.minerva@ca-cib.com 

hk_syndicate_omnibus@hsbc.com.hk 

SYNHK@sc.com 

sh-asia-ccs-dcm-filing@ubs.com 

DCM.Omnibus@citi.com 

project.minerva@icbcasia.com 

Omnibus_Bond@hk.mizuho-sc.com 

gs-hk-dcm-omnibus@gs.com 

bofa_dcm_syndicate_pb_orders@bofa.com 

omnibus_debt@morganstanley.com 

OCBCBonds@ocbc.com 

 (iii) Marketing and Investor Targeting 

Strategy: 

As indicated in the Offering Circular 
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GENERAL  

46.  The aggregate principal amount of Notes 

issued has been translated into U.S. dollars 

at the rate of U.S.$1:HK$7.7862, 

producing a sum of: 

Approximately U.S.$385,297,064 

47.  Ratings:  The Notes to be issued are expected to be rated 

“AA+” by S&P Global Ratings  

STABILISATION 

In connection with the issue of the Notes, any of the Managers appointed and acting in its capacity as the 

stabilisation manager(s) (the “Stabilisation Manager(s)”) (or persons acting on behalf of any Stabilisation 

Manager(s)) may over-allot Notes or effect transactions with a view to supporting the market price of the Notes 

at a level higher than that which might otherwise prevail. However, stabilisation may not necessarily occur. 

Any stabilisation action may begin on or after the date on which adequate public disclosure of the terms of the 

offer of the Notes is made and, if begun, may cease at any time, but it must end no later than the earlier of 30 

days after the issue date of the Notes and 60 days after the date of the allotment of the Notes. Any stabilisation 

action must be conducted by the relevant Stabilisation Manager(s) (or person(s) acting on behalf of any 

Stabilisation Manager(s)) in accordance with all applicable laws and rules. 

LISTING APPLICATION 

This Pricing Supplement comprises the final terms required for the issue of Notes described herein pursuant 

to the U.S.$4,400,000,000 Medium Term Note Programme of the Urban Renewal Authority.  

RESPONSIBILITY 

The Issuer accepts responsibility for the information contained in this Pricing Supplement.  



Signed on behalfofthe Issuer: 

By: 
Duly authorised 

Minerva (Drawdown) - Signature Page to Pricing Supplement 

(S.D.)



 

0016665-0004701 HKO1: 2009649838.3 11  
 

ANNEX 1 

 

RISK FACTORS 

 

The second and third paragraphs under "RISK FACTORS – Risks relating to the Issuer and its activities 

and operations – The Issuer may be adversely affected by the progress, increased scale and complexity 

and profitability of redevelopment projects." on page 15 of the Offering Circular shall be deleted and 

replaced with the following: 
 

“For redevelopment projects implemented in joint venture with developers, the Issuer transfers a substantial 

share of redevelopment and operational risks to the joint venture developers upon awarding the tenders. 

These risks include, but are not limited to, fluctuation in the Hong Kong property market, construction 
delays due to unpredictable weather conditions, the performance of contractors and subcontractors, or 

subject to the fulfilment of certain conditions, the exercise of the right to suspend or reduce the rate of 

progress of construction work pursuant to the Construction Industry Security of Payment Ordinance (Cap. 
652) (the “SOPO”) and increased construction costs arising from project delays, inflation and the 

complexities of preserving areas of community and historical importance. Despite transferring these risks, 

the Issuer maintains a financial interest in the redevelopment projects through potential entitlement to 

surplus sales proceeds as per the joint venture development agreements. Although these sale proceeds do 
not constitute the Issuer’s primary revenue, any shortfall in the profitability of redevelopment projects 

where the Issuer is entitled to surplus sales proceeds may have an adverse impact on the Issuer’s financial 

condition. 
 

In relation to the Issuer’s self-developed projects, the Issuer may be directly affected by fluctuations in the 

Hong Kong property market, construction delays due to unpredictable weather conditions, the performance 
of contractors and subcontractors, or subject to the fulfilment of certain conditions, the exercise of the right 

to suspend or reduce the rate of progress of construction work pursuant to the SOPO and increased 

construction costs arising from project delays, inflation and the complexities of preserving areas of 

community and historical importance. These factors could affect the profitability of the Issuer’s self-
developed projects and may adversely impact its financial condition. Although the Issuer only carries out 

a small number of self-developed projects, there is no assurance that the self-developed projects would be 

profitable, which may adversely impact the Issuer’s financial condition.” 
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ANNEX 2 

 

The “DESCRIPTION OF THE ISSUER” section in the Offering Circular shall be supplemented with the 
following: 

 

“RECENT DEVELOPMENTS 

 

Review of the HPA and the FFF Scheme 

 

The Development Bureau has announced that it will review the Issuer’s acquisition and compensation 
policy, including both the HPA and the FFF Scheme, in the joint study currently being undertaken by the 

Government and the Issuer as a follow-up to the Chief Executive in Council’s directive when granting the 

two sites (Bailey Street in Hung Hom and TKO Site) to the Issuer in May 2025. 
 

Reservation of three sites in the Northern Metropolis 

 

In alignment with the review of the HPA and the FFF Scheme, the Chief Executive’s 2025 Policy Address 
announced the reservation of three sites in the Northern Metropolis for the Issuer to construct new buildings, 

which will serve as replacement flats under the FFF Scheme. 

 

Relaxation of current arrangement for cross-district transfer of unutilised plot ratio  

 

The Chief Executive’s 2025 Policy Address proposed new measures to allow cross-district transfers of 
unutilised plot ratios from redevelopment projects, including to “New Development Areas” in Hong Kong. 

Subsequently, the Development Bureau proposed expanding the sending sites coverage and removing limits 

on receiving sites, providing the Issuer with additional avenues to support redevelopment activities. 

 

Development Areas 4 and 5 of K7 (Kwun Tong Town Centre)  

 

In August 2025, the Issuer entered into a memorandum of understanding with each of City University of 
Hong Kong and the Hong Kong Baptist University to establish a co-operative intent and framework to 

expand off-campus space in the non-domestic portion of K7.  

 

Kai Tak SSF Project 
 

On 30 August 2025, the Issuer launched the sale of 59 units of the Kai Tak SSF Project. All units were sold 

on the first day of sale and are expected to be handed over to the owners in batches by Q1 2026. 
 

C&W-007 Project (Queen’s Road West / Kwai Heung Street)  

 
In September 2025, the Issuer issued acquisition offers to property owners affected by the C&W-007 

Project.  

 

“5-Streets Project” — KC-018 Scheme (Ming Lun Street/Ma Tau Kok Road) and KC-019 Scheme 

(To Kwa Wan Road/Ma Tau Kok Road) 

 

In September 2025, the Issuer issued acquisition offers to property owners affected by the KC-018 and KC-
019 Schemes.”  
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ANNEX 3 

The “CAPITALISATION AND INDEBTEDNESS OF THE ISSUER” section in the Offering Circular shall 

be deleted in its entirety and replaced with the following: 

“CAPITALISATION AND INDEBTEDNESS OF THE ISSUER 

The following table sets forth the Issuer’s consolidated capitalisation and indebtedness as derived from its 
audited consolidated financial statements as at and for the year ended 31 March 2025 on an actual basis and 

as adjusted to give effect to the offering of the HK$5,000,000,000 2.95 per cent. Notes due 2031 and 

HK$3,000,000,000 3.48 per cent. Notes due 2036 (together, for the purposes of this section only, the 
“Notes”), prior to the deduction of any fees, commissions or other estimated expenses payable by the Issuer 

in relation to the offering of the Notes:  

 As at 31 March 2025
(1)

 

 Actual As Adjusted 

 HK$’000 HK$’000 

   

Capital and surplus    

Capital .......................................................................................  10,000,000 10,000,000 

Accumulated surplus .................................................................  33,640,089 33,640,089 

Total capital and surplus  ........................................................  43,640,089 43,640,089 

Non-current liabilities   

Bonds issued  .............................................................................  13,461,364 13,461,364 

Notes to be issued ......................................................................  — 8,000,000  

Total Capitalisation(2) ..............................................................  57,101,453        65,101,453 

______________ 

Note: 

(1) Figures may not add up due to rounding. 

(2) Total capitalisation includes bonds issued, Notes to be issued and total capital and surplus. 

Save for an increase in bonds issued and bank loan in the aggregate principal amount of approximately 

HK$5.8 billion, there has been no material change in the Issuer’s total capitalisation and indebtedness since 
31 March 2025.”  

 

 




