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PRELIMINARY FINAL REPORT 

APPENDIX 4E 
REPORTING PERIODS 
 
Current reporting period Financial year ended 31 December 2019 
Previous corresponding period Financial year ended 31 December 2018 
 
 
RESULTS FOR ANNOUNCEMENT TO THE MARKET 

 
Summary 
 
    A $’000 
Revenue from continuing operations Down  2% to 2,921 
Net underlying loss for the period Up 22% to (2,601) 
Net statutory loss for the period Down 75% to (3,672) 
Loss attributable to members of Tian An 
Australia Limited (TIA) 

Down 75% to (3,672) 

 
 
Dividends per Share 
 
 Interim (cents) Final (cents) 
Amount per share Nil Nil 
Franked amount per share at 30% tax N/A N/A 
Record date for determining entitlements to dividends N/A N/A 
Payment date of dividends N/A N/A 
 
No dividends were declared during the year ended 31 December 2019 or the previous corresponding 
period. 
 
 
NET TANGIBLE ASSETS PER ORDINARY SHARE (NTA backing) 

 
Current reporting period 122 cents per Share 
Previous corresponding period 126 cents per Share 

 
 

 
TIA reported an underlying loss of $2.6 million, compared with a loss of $2.1 million in the prior 
comparative period. TIA recorded statutory loss of $3.7 million against $14.9 million loss in the prior 
comparative period. 
 
TIA generated $2.9 million of revenue from continuing operations, from sales at Oceanique, 
Dawesville WA and interest income from Cascade Gardens project. 
 
 
 
TIA’s net asset balance at 31 December 2019 is $105.6 million, down from $109.2 million in the prior 
comparative period.  
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TIA will focus on identifying residential developments that meet its investment strategy and criteria. 
Management will continue to focus on gaining the necessary approvals for its Enfield project, 
converting the site from a commercial building to a residential site. It will also continue construction 
and sales of its Cascade Gardens project.  

As in the previous reporting period, the Directors continue to regard non-recognition of TIA’s deferred 
tax asset balance as a prudent accounting approach.  

No dividend was declared for the current reporting period. 

Additional Appendix 4E disclosure requirements can be found in the notes to these financial 
statements and the Directors report attached thereto. 

The report is based on the consolidated financial statements which have been audited by BDO East 
Coast Partnership. 
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Level 11, 1 Margaret St  
Sydney NSW 2000 
Australia 

 

Tel: +61 2 9251 4100 
Fax: +61 2 9240 9821 
www.bdo.com.au 

 

BDO East Coast Partnership ABN 83 236 985 726 is a member of a national association of independent entities which are all members of BDO Australia Ltd 
ABN 77 050 110 275, an Australian company limited by guarantee. BDO East Coast Partnership and BDO Australia Ltd are members of BDO International Ltd, 
a UK company limited by guarantee, and form part of the international BDO network of independent member firms. Liability limited by a scheme approved 
under Professional Standards Legislation. 
 

 

 

 

DECLARATION OF INDEPENDENCE BY MARTIN COYLE TO THE DIRECTORS OF TIAN AN AUSTRALIA 

LIMITED 

 

As lead auditor of Tian An Australia Limited for the year ended 31 December 2019, I declare that, to 

the best of my knowledge and belief, there have been: 

1. No contraventions of the auditor independence requirements of the Corporations Act 2001 in 

relation to the audit; and 

2. No contraventions of any applicable code of professional conduct in relation to the audit. 

 

This declaration is in respect of Tian An Australia Limited and the entities it controlled during the 

financial year. 

 

 

 

Martin Coyle 

Partner 

 

BDO East Coast Partnership 

Sydney, 24 February 2020 
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INDEPENDENT AUDITOR'S REPORT 

 

To the members of Tian An Australia Limited  

 

 

Report on the Audit of the Financial Report 

Opinion  

We have audited the financial report of Tian An Australia Limited (the Company) and its subsidiaries 

(the Group), which comprises the consolidated statement of financial position as at 31 December 2019, 

the consolidated statement of profit or loss and other comprehensive income, the consolidated 

statement of changes in equity and the consolidated statement of cash flows for the year then ended, 

and notes to the financial report, including a summary of significant accounting policies and the 

directors’ declaration. 

In our opinion the accompanying financial report of the Group, is in accordance with the Corporations 

Act 2001, including:  

(i) Giving a true and fair view of the Group’s financial position as at 31 December 2019 and of its 

financial performance for the year ended on that date; and  

(ii) Complying with Australian Accounting Standards and the Corporations Regulations 2001.  

Basis for opinion  

We conducted our audit in accordance with Australian Auditing Standards.  Our responsibilities under 

those standards are further described in the Auditor’s responsibilities for the audit of the Financial 

Report section of our report.  We are independent of the Group in accordance with the Corporations 

Act 2001 and the ethical requirements of the Accounting Professional and Ethical Standards Board’s 

APES 110 Code of Ethics for Professional Accountants (the Code) that are relevant to our audit of the 

financial report in Australia.  We have also fulfilled our other ethical responsibilities in accordance 

with the Code. 

We confirm that the independence declaration required by the Corporations Act 2001, which has been 

given to the directors of the Company, would be in the same terms if given to the directors as at the 

time of this auditor’s report. 

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

for our opinion.  
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Key audit matters 

Key audit matters are those matters that, in our professional judgement, were of most significance in 

our audit of the financial report of the current period.  These matters were addressed in the context of 

our audit of the financial report as a whole, and in forming our opinion thereon, and we do not provide 

a separate opinion on these matters.  

Carrying value of inventory  

Key audit matter  How the matter was addressed in our audit 

As at 31 December 2019, the Group 

recognised inventory of $80,931,000 which 

primarily consisted of the Point Grey 

Development Project of $49,345,000 and 

the Enfield Project of $30,763,000 as 

disclosed in note 10. The Group classifies 

property held for development and resale 

as inventories which are measured at the 

lower of cost and net realisable value 

(‘NRV’).  

Due to the judgements applied by 

Management in assessing NRV which are 

based on forecast revenues and 

development costs to support the carrying 

value of these assets along with the 

significance of the balance in the 

Consolidated Statement of Financial 

Position, we considered this area to be a 

key audit matter.       

Our procedures for assessing whether the Group’s 

inventory had been measured at the lower of cost and 

NRV included, but were not limited to, the following: 

• Obtaining and reviewing the most recent 

external valuation reports and performing the 

following audit procedures: 

- Testing the key inputs of the reports by 

comparing to external, publicly available 

information. 

- Obtaining an understanding of any 

underlying changes in the market price 

since the most recent external valuation 

and critically assessing any material impact 

on the carrying values at the reporting 

date. 

- Assessing the competence, capability and 

objectivity of the external valuation 

experts which included considering their 

experience and qualifications. 

• Obtaining Management’s feasibility reports and 

performing the following audit procedures: 

- Discussing project feasibility with 

Management to develop an understanding 

of the project status including current and 

anticipated development approvals and 

Management’s expectation of the forecast 

potential realisable value. 

- Testing key inputs of the reports to 

external information including comparing 

estimated sales prices to comparable sales 

data and construction cost assumptions 

applied. 

• Comparing the estimated NRV of the projects 

to the carrying value recorded at the year end.   
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• Testing a sample of development expenses 

incurred during the year to ensure these costs 

were correctly capitalised into inventory.  

Carrying value of financial assets 

Key audit matter  How the matter was addressed in our audit 

As at 31 December 2019, the Group 

recognised financial assets of $29,243,000 

and $16,165,000 respectively pertaining to 

the Group’s investment in the Cascade 

Gardens, Pymble Project (the ‘Pymble 

Project’) as disclosed in notes 11 and 12. 

Due to the complexities involved in 

determining the fair value of the Pymble 

Project along with the significance of the 

balance in the Consolidated Statement of 

Financial Position, we considered this area 

to be a key audit matter.         

 

In assessing the carrying value of the Pymble Project 

we undertook, amongst others, the following audit 

procedures: 

• Obtained management’s discounted cash flow 

(‘DCF’) model and performed the following 

audit procedures:  

- Assessed the reasonableness of key 

variables included in the DCF model which 

included validating these to external, 

publicly available information and current 

market practice.  

- Together with BDO valuation specialists, 

assessed the reasonableness of the discount 

rate applied by management. 

- Performed sensitivity analysis on the key 

inputs applied to the DCF model to assess 

the impact minor changes in the 

assumptions would have on the carrying 

value.  

 

Other information  

The directors are responsible for the other information. The other information comprises the 

information in the Directors’ Report (excluding the audited Remuneration Report section) for the year 

ended 31 December 2019, but does not include the financial report and the auditor’s report thereon, 

which we obtained prior to the date of this auditor’s report, and the Annual Report to Shareholders, 

which is expected to be made available to us after that date. 

Our opinion on the financial report does not cover the other information and we do not express any 

form of assurance conclusion thereon.  

In connection with our audit of the financial report, our responsibility is to read the other information 

and, in doing so, consider whether the other information is materially inconsistent with the financial 

report 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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When we read the Annual Report to Shareholders, if we conclude that there is a material misstatement 

therein, we are required to communicate the matter to the directors and will request that it is 

corrected.  If it is not corrected, we will seek to have the matter appropriately brought to the 

attention of users for whom our report is prepared. 

Responsibilities of the directors for the Financial Report  

The directors of the Company are responsible for the preparation of the financial report that gives a 

true and fair view in accordance with Australian Accounting Standards and the Corporations Act 2001 

and for such internal control as the directors determine is necessary to enable the preparation of the 

financial report that gives a true and fair view and is free from material misstatement, whether due to 

fraud or error. 

In preparing the financial report, the directors are responsible for assessing the ability of the Group to 

continue as a going concern, disclosing, as applicable, matters related to going concern and using the 

going concern basis of accounting unless the directors either intend to liquidate the Group or to cease 

operations, or has no realistic alternative but to do so.  

Auditor’s responsibilities for the audit of the Financial Report  

Our objectives are to obtain reasonable assurance about whether the financial report as a whole is free 

from material misstatement, whether due to fraud or error, and to issue an auditor’s report that 

includes our opinion.  Reasonable assurance is a high level of assurance, but is not a guarantee that an 

audit conducted in accordance with the Australian Auditing Standards 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 this financial report.  

A further description of our responsibilities for the audit of the financial report is located at the 

Auditing and Assurance Standards Board website (http://www.auasb.gov.au/Home.aspx) at:  

http://www.auasb.gov.au/auditors_responsibilities/ar1.pdf 

This description forms part of our auditor’s report. 

 

Report on the Remuneration Report 

Opinion on the Remuneration Report  

We have audited the Remuneration Report included in the directors’ report under the heading 

‘Remuneration Report’ for the year ended 31 December 2019.  

In our opinion, the Remuneration Report of Tian An Australia Limited, for the year ended 31 December 

2019, complies with section 300A of the Corporations Act 2001.  

Responsibilities 

The directors of the Company are responsible for the preparation and presentation of the 

Remuneration Report in accordance with section 300A of the Corporations Act 2001.  Our responsibility 

is to express an opinion on the Remuneration Report, based on our audit conducted in accordance with 

Australian Auditing Standards.  
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http://www.auasb.gov.au/auditors_responsibilities/ar1.pdf


 

 

BDO East Coast Partnership 

 

 

 

 

Martin Coyle  

Partner 

 

Sydney, 24 February 2020 
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