Hong Kong Exchanges and Clearing Limited and The Stock
Exchange of Hong Kong Limited take no responsibility for
the contents of this announcement, make no representation
as to its accuracy or completeness and expressly disclaim any
liability whatsoever for any loss howsoever arising from or in
reliance upon the whole or any part of the contents of this
announcement.
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FINANCIAL HIGHLIGHTS

Gross revenue 7

Revenue

EBITDA

EBIT (Loss from operations)

Loss attributable to equity shareholders
of the Company

Basic loss per share
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Nine months
Year ended ended
31 December 31 December
2021 2020
Bz H=E
—E-—F T T
+=A=+-8 +-A=+—8
IEFE LIELE A
RMB million RMB million
ARBBEER AREBETT
1,316.4 1,282.0
494.3 397.0
(33.0) (487.0)
(189.1) (603.0)
(368.0) (635.1)

(27.3) cents &




FINANCIAL HIGHLIGHTS (continued)

MBEE (E)

At At
31 December 31 December
2021 2020
R=-TB-—F i
+=—A=+—-H +ZHA=+—H
RMB million RMB million
ARBEER ARBBETT
Net assets of the Group REBEEFE 1,808.3 2,038.0
NAV per ordinary share BREBREEFEY 1.57 yuan T 1.73 yuan 7T
Notes: Mt -
(1) Gross revenue represents the gross amount arising from the (1 BREEHERM FATERFPZE

sales of goods, concession sales charged to retail customers,
gross rental income and management and administrative
service fee income charged to tenants.

NAV per ordinary share represents the total equity attributable
to equity shareholders of the Company per ordinary share.
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KEY PERFORMANCE INDEX AREKIEE

Nine months

Year ended ended
31 December 31 December
2021 2020
BZ HE
—E-—F —ECE
+=—A=+—-8B +ZA=+—H
LEFE LIEAE A
RMB RMB
AR¥T AR
Sales per ticket X5 EB 1,125 1,167
Annualised area efficiency (per m?) @ FEATER(BFHK)@ 21,800 20,600
Notes: HtaE -
(1 Sales per ticket represents gross revenue per total number of (1) TEOBBEAEEEANERBRINERS
transactions of department stores. BBy o

(2) Annualised area efficiency represents annualised gross revenue (2) FEATBIEEEmEEE(LE KRR
per average operating area of department stores. NFEGEEEE -



ANNUAL RESULTS

The board of directors (the “Board”) of Century Ginwa
Retail Holdings Limited (the “Company”) announces
the consolidated annual results of the Company and its
subsidiaries (the “Group”) for the year ended 31 December
2021, together with comparative figures for the nine months

ended 31 December 2020, as follows:

CONSOLIDATED STATEMENT OF PROFIT OR LOSS

For the year ended 31 December 2021

Revenue

Other income

Cost of goods sold

Sales and other taxes and surcharges

Staff costs

Depreciation expenses

Utilities expenses

Advertisement expenses

Expected credit losses on trade and
other receivables

Impairment losses on goodwill and
intangible assets

Other operating expenses

Loss from operations

rEmx

AHEERX

BERAX

IR M B 0 e At R MR K
BHEEER
HAEREVEEREEE

HiRERx

RemR

FEXRER

LS EBHREZERERA

CINQRN/NCIRD)

Exe([#Fg)EMm AR RENE
RA([AEBDBEZE-_T-_—F+-A
STt HEFEZHEAFERE EREA
EEBZFFA=+—RHIEAEARZ

EEHEFIOT
mEBEEX
BE-_FT-_—F+H=+—HIFE
Nine months
Year ended ended
31 December 31 December
2021 2020
Note RMB’000 RMB’000
85z BHE
—E-—-F —EEF
t=A=+—-H +=ZA=1+—H
ILFE ENEA
o= AREFR ARBFT
4 494,280 397,021
5(d) 10,371 12,164
(215,501) (161,264)
(16,897) (15,334)
5(b) (113,537) (76,552)
(156,145) (116,028)
(26,940) (21,490)
(11,599) (8,048)
(2,523) (4,905)
9 (72,000) (365,855)
5(c) (78,611) (242,701)
(189,102) (602,992)



CONSOLIDATED STATEMENT OF PROFIT OR

LOSS (continued)

Loss from operations

Net finance costs

Loss before taxation

Income tax

Loss for the year/period

Attributable to:
Equity shareholders of the Company
Non-controlling interests

Loss for the year/period

Basic and diluted loss per share (RMB)

REFR

HHERFR

BRBL A 1B

FIeH

ER/HMAEE

RSN
ARAIBR
St i

ER/HMAEE

BEREFARBESR
(AR®Rr)

meBEKk(E)

Nine months

Year ended ended

31 December 31 December

2021 2020

Note RMB’000 RMB’000
Bz HE

—B-—-F —E-EF
+=B=+-8 t-A=+-A
ItFE LEAE A

My &t AR T ARBFT
(189,102) (602,992)
5(a) (169,760) (115,798)
5 (358,862) (718,790)
6 (22,581) 53,611
(381,443) (665,179)
(367,967) (635,095)
(13,476) (30,084)
(381,443) (665,179)
7 (0.158) (0.273)




CONSOLIDATED STATEMENT OF PROFIT OR
LOSS AND OTHER COMPREHENSIVE INCOME

For the year ended 31 December 2021

REBABEREMEEKER

HE T - —F+_A=1+—HIFFE

Nine months
Year ended ended
31 December 31 December
2021 2020
RMB’000 RMB’000
Bz BE
—B=--F —T_EF
+=-—B=+-H +ZA=+—4
LHEE EAEA
AR¥FT AREFIT
Loss for the year/period FR/BAEE (381,443) (665,179)
Other comprehensive income for FR/HREMmEEKE
the year/period (after tax and (RABRREREHRIE
reclassification adjustments): AE) .
Items that will not be reclassified to BAreEHnEEEa
profit or loss: HHE:
— Surplus on revaluation of land and —EfBEERC T RE
buildings held for own use FRAR 79,904 16,988
- Equity investments at fair value through —#Z AR (EFEBHEZS
other comprehensive income — net AAEMEEE
movement in fair value reserve (non- BaiRE-AnERHE
recycling) (RAIEI8E)28FE 88,200 (37,973)
168,104 (20,985)
ltem that may be reclassified subsequently A EFHHEEEZE 2
to profit or loss: BH:
- Exchange differences on translation into —#E A2 5| G 2 &K
presentation currency Z8 (16,373) 15,026
(16,373) 15,026




CONSOLIDATED STATEMENT OF PROFIT OR
LOSS AND OTHER COMPREHENSIVE INCOME

(continued)
For the year ended 31 December 2021

Other comprehensive income
for the year/period

Total comprehensive income
for the year/period

Attributable to:
Equity shareholders of the Company
Non-controlling interests

Total comprehensive income
for the year/period

Fr/HREML2ERS

Er/HR2EKRRERE

MUTALERS:
ARAIRER
FRIE R

Er/HR2ENRERE

ReBRERkEMEEWKER (&)

BE-S-— 1 A=+ ALEE

Nine months
Year ended ended
31 December 31 December
2021 2020
RMB’000 RMB’000
Bz HE
—E-—-F —T-TF
+=B=+—-8B +-A=+—H
LFE LEAE A
AREFT ARBFT
151,731 (5,959).
(229,712) (671,138)
(230,454) (634,933)
742 (36,205)
(229,712) (671,138)




CONSOLIDATED STATEMENT OF FINANCIAL

POSITION
As at 31 December 2021

Non-current assets
Property and equipment
Investment property
Intangible assets
Goodwill

Prepayments for acquisition of properties

and intangible assets

Equity securities designated at fair value
through other comprehensive income (FVOCI)

Financial assets measured at fair value

through profit or loss (FVPL)

Deferred tax assets

Current assets
Inventories
Trade and other receivables
Prepayments
Cash at bank and on hand

Current liabilities
Trade and other payables
Contract liabilities
Bank and other borrowings
Lease liabilities
Income tax payable

Net current liabilities

Total assets less current liabilities

FRBAE
nERRHE

BANE

BVAE
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WENEREVEEL
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REARAREHEA
S DRSS
Wiz REES
ROLEHRANR
BN RAE
BLHEAE
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FEUCHR A E At FE IR
EANEAR
ROEFRTERE
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BRI EBEMR
aRAE
ROREMEE
HERRE

ERAER

hEREFE

REERRDAR

_8—

=B B IR R R

RZFE-—F4+—-_H=+—H

At At

31 December 31 December

2021 2020

Note RMB’000 RMB’000
R i

—E--f ZTTF
+=ZA=+t-8B +=ZA=t-8H

k3 ARETR AREFTT
3,134,933 2,998,451

1,347,798 1,265,300

8 274,646 209,646
9 35,129 72,129
1,982,153 1,655,682

255,900 167,700

16,639 14,307

11,537 13,976

7,058,735 6,397,191

24,523 34,516

10 59,595 237,430
30,072 21,805

36,520 393,556

150,710 687,307

11 416,496 812,122
134,955 101,893

12(a) 2,151,486 1,766,455
50,223 16,864

36,171 36,632

2,789,331 2,733,966
(2,638,621) (2,046,659)

4,420,114 4,350,532




CONSOLIDATED STATEMENT OF FINANCIAL

POSITION (continued)

As at 31 December 2021

Non-current liabilities
Long-term provisions
Bank and other borrowings
Lease liabilities
Deferred tax liabilities

NET ASSETS

CAPITAL AND RESERVES
Share capital
Reserves

Total equity attributable to equity
shareholders of the Company

Non-controlling interests

TOTAL EQUITY

FRBER
REAE
RIIMEMEER
HERAR
EXHBAR

BEFH

RAER G

[ EN

e
FRARREERDZRE
FERER

BRAH

mEMBRRR (F)

R-FE-——F+—-_H=+—H

Note

liFi3

12(b)

At At

31 December 31 December
2021 2020
RMB’000 RMB'000

® i
—E--§ ZE-EH
t=A=+t-A fZA=1-H
AREFR ANREFT
288,593 288,593
1,459,576 1,349,000
233,679 64,078
630,006 610,889
2,611,854 2,312,560
1,808,260 2,037,972
199,369 199,369
1,557,514 1,787,968
1,756,883 1,987,337
51,377 50,635
1,808,260 2,037,972




NOTES

(Expressed in RMB unless otherwise indicated)

CORPORATE INFORMATION

Century Ginwa Retail Holdings Limited (the “Company”) was
incorporated in Bermuda on 8 August 2000 as an exempted
company with limited liability under the Bermuda Companies
Act 1981. The shares of the Company were listed on The Stock
Exchange of Hong Kong Limited (the “Stock Exchange”) on
23 October 2000. The consolidated financial statements of
the Company for the year ended 31 December 2021 comprise
the Company and its subsidiaries (collectively referred to
as the “Group”). The principal activities of the Group are
the operation of department stores, a shopping mall and
supermarkets in the People’s Republic of China (the “PRC").

On 1 December 2019, Maritime Century Limited (“MCL", the
then substantial shareholder of the Company, and a company
wholly-owned by Ginwa Investments Holding Group Limited
("Ginwa Investments”), which in turn is owned as to 96%
by Mr. Wu Yijian), Ginwa Investments and Mr. Wu Yijian
entered into a sale and purchase agreement (the “SPA") with
Xi'an Qujiang Cultural Financial Holdings (Group) Co., Ltd.
("Quijiang Financial Holdings”) and Qujiang Cultural Financial
International Investment Limited (“Qujiang Investment”, and
together with Qujiang Financial Holdings, the “Purchasers”),
pursuant to which MCL agreed to dispose of, and the
Purchasers agreed to purchase, 336,166,156 ordinary shares in
the Company each with a nominal value of HK$0.10 (the “Sale
Shares”) at a consideration of HK$0.2123 per Sale Share,
equivalent to an aggregate consideration of HK$71,368,075.
On 5 June 2020, all the conditions precedent in the SPA were
satisfied or waived, and the sale and purchase of the shares
under the SPA was completed (the “Completion”). Following
the Completion, Qujiang Investment became a substantial
shareholder of the Company, holding 29.24% of the issued
ordinary shares of the Company.

BASIS OF PREPARATION

These financial statements have been prepared in accordance
with all applicable Hong Kong Financial Reporting Standards
("HKFRSs"), which collective term includes all applicable
individual Hong Kong Financial Reporting Standards, Hong
Kong Accounting Standards (“HKASs”) and Interpretations
issued by the Hong Kong Institute of Certified Public
Accountants (the “HKICPA") and accounting principles
generally accepted in Hong Kong. These consolidated
financial statements also comply with the applicable disclosure
requirements of the Hong Kong Companies Ordinance and
applicable disclosures provisions of the Rules Governing the
Listing of Securities on the Stock Exchange of Hong Kong
Limited (the “Listing Rules”). Significant accounting policies
adopted by the Group are disclosed below.
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BASIS OF PREPARATION (continued)

The HKICPA has issued certain amendments to HKFRSs that
are first effective or available for early adoption for the current
accounting period of the Group. Note 3 provides information
on any changes in accounting policies resulting from initial
application of these developments to the extent that they
are relevant to the Group for the current accounting period
reflected in these financial statements.

Pursuant to a resolution passed by the board of directors
of the Company dated 3 September 2020, the Company’s
financial year end date has been changed from 31 March to
31 December. Accordingly, the current financial statements will
cover a financial year from 1 January 2021 to 31 December
2021. The comparative figures (which cover the financial
period from 1 April 2020 to 31 December 2020) for the
consolidated statement of profit or loss, the consolidated
statement of profit or loss and other comprehensive income
and related notes are not comparable with those of the current
year.

As at 31 December 2021, the Group had net current
liabilities of RMB2,638,621,000 and incurred net loss of
RMB381,443,000 and had net cash used in operating activities
of RMB514,764,000 during the year ended 31 December
2021. However, the directors of the Company do not consider
that material uncertainties related to events or conditions exist
which, individually or collectively, may cast significant doubt
on the Group’s ability to continue as a going concern. This is
because based on a cash flow forecast of the Group for the
twelve months ending 31 December 2022 prepared by the
management, which has taken into account:

- the Group has obtained a short-term loan from a bank
of RMB90,000,000 after the end of the reporting
period;

- the Group has obtained a financial support letter from
Quijiang Financial Holdings (the controlling shareholder
of Qujiang Investment), a state-owned enterprise,
who has agreed to provide indefinite loan facility of
RMB3 billion to the Group and provide guarantees for
the loan facilities from banks or any other financial
institutions. Also, Qujiang Financial Holdings has
agreed to extend its short-term loans granted to the
Group of RMB1,221,486,133 (see Notes 12(a)) when
they fall due. The directors are of the opinion the
Group is highly dependent on the financial support of
Quijiang Financial Holdings for at least twelve months
from the end of the reporting period;
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BASIS OF PREPARATION (continued)

The directors of the Company are of the opinion that the
Group will have adequate funds to meet its liabilities as and
when they fall due for at least twelve months from the end
of the reporting period. Accordingly, the directors are of the
opinion that it is appropriate to prepare the Group’s financial
statements for the year ended 31 December 2021 on a going
concern basis.

CHANGES IN ACCOUNTING POLICIES

The Group has applied the following amendments to HKFRSs
issued by the HKICPA to these financial statements for the
current accounting period:

o Amendments to HKFRS 9, HKAS 39, HKFRS 7, HKFRS 4
and HKFRS 16, Interest rate benchmark reform — phase
2

o Amendment to HKFRS 16, COVID-19-Related Rent

Concessions beyond 30 June 2021

The Group has not applied any new standard or interpretation
that is not yet effective for the current accounting period.
Impacts of the adoption of the amended HKFRSs are discussed
below:

Amendments to HKFRS 9, HKAS 39, HKFRS 7, HKFRS 4 and
HKFRS 16, Interest rate benchmark reform — phase 2

The amendments provide targeted reliefs from (i) accounting
for changes in the basis for determining contractual cash
flows of financial assets, financial liabilities and lease liabilities
as modifications, and (ii) discontinuing hedge accounting
when an interest rate benchmark is replaced by an alternative
benchmark rate as a result of the reform of interbank offered
rates (“IBOR reform”). The amendments do not have an
impact on these financial statements as the Group does not
have contracts that are indexed to benchmark interest rates
which are subject to the IBOR reform.
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4 REVENUE AND SEGMENT REPORTING

(a)

4 WBaNsBEE

W 2

AEBZEIZEBRARPEL
LRERS BYPORBRD

15 0

WamEREPEH 2B miHEE
E-BHEEHEEFLA BH
SWA - AREE RITHRRE E
WA -BEBERAMGRE D
ZEPAEHRAEDEMT:

Revenue (a)

The principal activities of the Group are the

operation of department stores, a shopping mall and

supermarkets in the PRC.

Revenue represents the sales value of goods sold to

customers, net income from concession sales, gross

rental income and management and administrative

service fee income. Disaggregation of revenue from

contracts with customers by major products or service

lines is as follows:

Revenue from contracts with BEEMBREER L1155
customers within the scope of HEAZREBEFEHAZ
HKFRS 15 W

Sales of goods 7 fm 8H

Net income from concession sales B EREEEF WA

Management and administrative service &8 M1THARTS B U A
fee income

Revenue from other sources H 3R W g8

Gross rental income FERIERS N

Disaggregated by timing of revenue RWEERAEEDE
recognition

Point in time iSE-1

Over time & B

The Group’'s entire revenue is attributable to the
market in Shaanxi province, the PRC. No analysis of
geographical information is therefore presented.

The Group engages in the retail business, and
accordingly, the directors of the Company consider
that the Group's customer base is diversified and has
no customer with whom transactions have exceeded
10% of the Group’s revenue for the year ended 31
December 2021 (nine months ended 31 December
2020: RMBNIl).

~ 13—

Nine months

Year ended ended
31 December 31 December
2021 2020
RMB’000 RMB’000
BZE HE
—sE-—F —EFF
+=A=+—-8 +=ZA=+—H
LtEE LIEE A
AR¥TT ARBEFT
251,206 184,528
133,050 134,913
52,087 33,473
436,343 352,914
57,937 44,107
494,280 397,021
384,256 319,441
110,024 77,580
494,280 397,021
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4

REVENUE AND SEGMENT REPORTING 4
(continued)
(a) Revenue (continued)
Information on gross revenue
Gross revenue represents the gross amount arising
from the sales of goods, concession sales charged to
retail customers, gross rental income and management
and administrative service fee income charged to
tenants.
Sales of goods e
Gross revenue from concession sales BHEREEE Rk s
Gross rental income @ WA
Management and administrative EENITBREEKRA
service fee income
Further details regarding the Group’s principal activities
are disclosed below.
(b) Segment reporting

The Group manages its businesses by lines of business.
In a manner consistent with the way in which
information is reported internally to the Group’s most
senior executive management for the purposes of
resource allocation and performance assessment, the
Group has presented the following two reportable
segments. No operating segments have been
aggregated to form the following reportable segments:

o Department stores and shopping mall: this
segment operates 5 department stores and
a shopping mall. 2 department stores and a
shopping mall have been closed for renovation
and upgrade during the year ended 31
December 2021 and will be re-opened in July
2022 and in January 2023 respectively.

o Supermarkets: this segment includes the
operation of 13 supermarkets.
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HBEWAN B
Nine months
Year ended ended
31 December 31 December
2021 2020
RMB’000 RMB’000
Bz HZE
—E-—F —E-EHF
+=A=+-B +=A=+-8
IEEE LENL{E A
AR¥TFT ARMTFT
251,206 184,528
955,166 1,019,894
57,937 44,107
52,087 33,473
1,316,396 1,282,002
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4

REVENUE AND SEGMENT REPORTING

(continued)

(b)

Segment reporting (continued)

(i)

Segment information

For the purposes of assessing segment
performance and allocating resources between
segments, the Group’s senior executive
management monitors the results attributable
to each reportable segment on the following
bases:

Revenue and net income and expenses are
allocated to the reportable segments with
reference to revenue and net income generated
by those segments and the expenses incurred
by those segments. However, assistance
provided by one segment to another is not
measured.

The measure used for reporting segment profit
is “adjusted EBITDA" i.e. "adjusted earnings
before interest, taxes, depreciation and
amortisation”, where “interest” is regarded as
including interest income and other financial
charges and income, and “depreciation
and amortisation” is regarded as including
impairment losses on tangible and intangible
assets and valuation gain or loss on investment
property. To arrive at adjusted EBITDA, the
Group's earnings are further adjusted for
items not specifically attributed to individual
segments, such as head office or corporate
administration costs. No inter-segment sales
have occurred for the year ended 31 December
2021 and nine months ended 31 December
2020.
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4

REVENUE AND SEGMENT REPORTING 4
(continued)
(b) Segment reporting (continued)

(i) Segment information (continued)

Assets and liabilities are not monitored by the
Group's senior executive management based
on segments. Accordingly, no information on
segment assets and liabilities is presented.

Information regarding the Group’s reportable
segments as provided to the Group’s most
senior executive management for the purposes
of resource allocation and assessment of
segment performance for the year ended 31
December 2021 and nine months ended 31
December 2020 is set out below.

Disaggregated by timing of revenue BUBRIRELE
recognition
Point in time B&
Over time Rk

Revenue and net income from external PIREFZBERFUARTRE
customers and reportable segment revenue 2 $PME K FHA
and net income

Reportable segment loss (adjusted EBITDA) TR %5 A1 (EHEEBITDA)

~16 -

BaMmoBEE (&)

(b) SEEHE (&)

(i) DHBER(E)
BERBEBEIVELEHAS
BrahER By
o Ht - BB S EE
LaEBEBEACERZH-.
LATFrE B A EE 2 a]
WEDBERTRE TR
EBCESHRERE N
HEERBEE_ZT=_—F
+—A=+t—HIFER
TR E+ A= —
HIENER 7 B EIRKRET
EHHRIR -

Year ended 31 December 2021
BE-S--F+-B=1-HLEE
Department
stores and
shopping mall Supermarkets Total
BERER
BaAL BRwmE &it
RMB’000 RMB'000 RMB’000
ARETR ARETR ARBTR
158,364 225,892 384,256
91,873 18,151 110,024
250,237 244,043 494,280
21,387 12,736 40,123




4

REVENUE AND SEGMENT REPORTING

4 WBaMsBEE (&)

(continued)
(b) Segment reporting (continued) (b) SE®E (&)
(i)  Segment information (continued) (i) ZBZHEH (&)
Nine months ended 31 December 2020
HE-Z-ZRET-A=+-ALNER
Department
stores and
shopping mall Supermarkets Total
BEEAR
B BRmE aif
RMB'000 RMB'000 RMB'000
AREFT ANEETT ANEETFT
Disaggregated by timing of revenue BUBRIRELE
recognition
Point in time K 161,587 157,854 319,441
Over time FRESRA 62,386 15,194 77,580
Revenue and net income from external AREFZUBRFUARTESE
customers and reportable segment revenue 72 HHERFHA
and net income 223973 173,048 397,021
Reportable segment (loss)/profit TREA P (FR) /%
(adjusted EBITDA) (#3HZEBITDA) (124,888) 1,107 (123,781)
(ii)  Reconciliation of reportable segment (i) TREZZRF(F

profit/(loss)

Reportable segment profit/(loss)

Other income

Depreciation expenses

Impairment losses on goodwill and
intangible assets

Net finance costs

Unallocated head office and

ARED R
(E8)

Hipug A

FERX

BENEVEERERBRE

B RFE
R BN A R

corporate administration expenses {7 E{ I %

Loss before taxation

B 35 A &5 18

—17 -

B

Nine months

Year ended ended
31 December 31 December
2021 2020
RMB’000 RMB'000
BZE =
—EB-—F —T-EF
+=—A=+—-8 +=ZA=+—H
LEE LIENE A
AR¥FT AREFT
40,123 (123,781)
10,371 12,164
(156,145) (116,028)
(72,000) (365,855)
(169,760) (115,798)
(11,451) (9,492)
(358,862) (718,790)




5

LOSS BEFORE TAXATION

Loss before taxation is arrived at after charging/(crediting):

(a) Net finance costs

Interest expenses on bank and other
borrowings

Interest on lease liabilities

Bank charges and other finance costs

Total borrowing costs

Less: interest expense capitalised into
prepayments for acquisitions of
properties

Net foreign exchange loss

(b) Staff costs

Salaries, wages and other benefits
Contributions to defined contribution
retirement plans

5 KRRABR

() MBBERFHE

BREAEEE MR, (GEA)

Nine months
Year ended ended
31 December 31 December
2021 2020
RMB’000 RMB’'000
BZE HE
—EB-—F —E-EHF
+=—A=+—-8 +=ZA=+—H
LFE LIENE A
AR¥TFT ARMTFT
BITREMEE ZFEZH
237,545 173,961
HEABZNE 9,442 4,098
RITEAREMEEE R 3,111 6,114
BEEKR 250,098 184,173
B BB AW FETER
FIBZ M E X
(86,174) (70,557)
PE i E5 18 )5 58 5,836 2,182
169,760 115,798
(b) BIRX
Nine months
Year ended ended
31 December 31 December
2021 2020
RMB’000 RMB’'000
BZE HE
—E-—F —EZTF
+=—A=+—-8 +=ZA=+—H
LFEE LIENE A
AR¥TFT ARBTFT
e IAKRHMBER 101,771 73,679
7] E B8 FUR ARG SR
11,766 2,873
113,537 76,552

_18 -



LOSS BEFORE TAXATION (continued) 5

Other operating expenses

Auditors’ remuneration 1% £ A B

— statutory audit service —ETEZEARTE

Other professional service fee HihZEREE

Provisions for obligation from Cash PR B R
Coupon Card (see Note 10(b)) ( RHMEE10(b))

Property management fee MEERE

Loss on disposal of property and BEWMEREEZEHE
equipment

Others (see Note (i) HAth ( RLBTEEG))

Note:

(i) Included in other operating expenses for the

year ended 31 December 2021 are provisions for
compensation of RMB42,940,000 to tenants and
suppliers of concession sales in respect of the

closures of 2 department stores and a shopping mall

for renovation and upgrade (see Note 4(b)),

and

according to the result of court judgment, a reversal
of payables for operating lease of RMB22,009,000
recognised in previous years (period from 1 April 2020

to 31 December 2020: RMB Nil).

~ 19—

FRIRATESIN (&)

(0 HtgEmx

Nine months
Year ended ended
31 December 31 December
2021 2020
RMB’000 RMB’000
BZE HE
—E-—F —EEF
+=ZA=+—-8 +=ZA=+—H
LtFE IEAEA
AR®FT AR TFT
4,200 4,200
11,345 8,838
- 194,547
9,114 3,843
9,433 3,198
44,519 28,075
78,611 242,701

Bt &t -

(i) BHEZZ=-_—F+=A
=+ —HIEFENEML
ERTTRREREANMR
BEESR—REWYFH L
LA 7T &I R A e A AR
PRETEMEIEE HE
BYMzmEREAR
#42,940,0007T ( 5 Ff &
4(b)) - LA AR ¥R K BT H
RER BERERF
ERRANKEEHEREN
FIE AR ¥22,009,0007T
—ETFMA—HE
B e e
HARBZT) -
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6

LOSS BEFORE TAXATION (continued)

5 BRRABEE)

(d) Other income (d) HgA
Nine months
Year ended ended
31 December 31 December
2021 2020
RMB’000 RMB’'000
BZE HZE
—E-—F —EEF
+=ZA=+—-8 +=ZA=+—H
LtFE LEAE A
AR¥TT ARMFIT
Interest income B A 5,339 11,264
Valuation gain on financial assets measured ZA Rzt 8 A HE &t A
at FVPL Bm R EERERR 2,332 -
Dividend income & Bu A 2,700 900
10,371 12,164
INCOME TAX 6 Fi"Rw
Nine months
Year ended ended
31 December 31 December
2021 2020
RMB’000 RMB’000
BZE =
—E-—-F —T-FF
+=B=+—-8 +ZA=+—H
LEE IENE A
ARBF T ARMTFT
Current taxation BIEARL 18 27,202 1,685
Deferred taxation EIER IR (4,621) (55,296)
22,581 (53,611)

No provision for Hong Kong Profits Tax has been made, as the
Company and the subsidiaries of the Group incorporated in
Hong Kong did not have assessable profits subject to Hong
Kong Profits Tax for the year ended 31 December 2021 (nine
months ended 31 December 2020: RMBNil).

The Company and the subsidiaries of the Group incorporated
in countries other than the PRC (including Hong Kong) are not
subject to any income tax pursuant to the rules and regulations
of their respective countries of incorporation.

The subsidiaries of the Group established in the PRC are
subject to a PRC Corporate Income Tax rate of 25% for
the year ended 31 December 2021 (nine months ended 31
December 2020: 25%).

—20—
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INCOME TAX (continued)

Certain subsidiaries of the Group established in the PRC
obtained approvals from the respective tax bureaux in 2012
that they are entitled to tax benefits applicable to entities
under the Second Phase of the Western Region Development
Plan of the PRC, and enjoy a preferential PRC Corporate
Income Tax rate of 15% for the calendar years from 2011 to
2020. In 2020, the State Administration of Taxation issued
the preferential PRC Corporate Income Tax policies for entities
under the Third Phase of the Western Region Development
Plan of the PRC (the “Policies”), which is effective from 1
January 2021. These subsidiaries of the Group are not entitled
to tax benefits applicable to entities under the Policies and the
PRC Corporate Income Tax rate expected to be 25% for the
calendar years from 2021.

BASIC AND DILUTED LOSS PER SHARE

The calculation of basic loss per share is based on the loss
attributable to equity shareholders of the Company of
RMB367,967,000 (nine months ended 31 December 2020:
RMB635,095,000) and the weighted average number of
2,326,763,000 ordinary and convertible preference shares
(nine months ended 31 December 2020: 2,326,151,000
ordinary and convertible preference shares) in issue during the
period.

The holder of the convertible preference shares is entitled
to receive the same rate of dividends/distributions as the
holders of ordinary shares. Accordingly, for the purpose of the
calculation of basic loss per share, the convertible preference
shares issued have been included in the calculation of the
weighted average number of shares in issue.

During the year ended 31 December 2021 and nine months

ended 31 December 2020, diluted loss per share is calculated
on the same basis as basic loss per share.
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SREXRHEIER
FRERBBIHERARQFREELES
BARM367,967,000T (B2 —F —
TFE+-_A=+—HILEAEA ARE
635,095,0007T ) K A BRA 2 3 1 T hAE 19
#2,326,763,000% & 18 I & AT R AR 1B 5T
BR(BEEZTZTF+_A=+—HLh
& A :2,326,151,000% &8 % I Al i (2
ERR)FTE -
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INTANGIBLE ASSETS

Trademark-
use-right
BmIEERE
RMB’000
ARBEFT
Cost: A
At 1 April 2020, A—E-—TENF—H —E -

31 December 2020 and 1 January 2021 +—A=+—HBKk=_ZE-_—F—HF—H 424,812
Additions N 100,000
At 31 December 2021 R-E-_—F+=-A=+—H 524,812
Less: accumulated impairment losses W RETREEE
At 1 April 2020 R-—E-THEMA—H -
Impairment losses DEREY SE=| 215,166
At 31 December 2020 and 1 January 2021 RZEZTFF+_A=+—HEK

—E-—%—HF—H 215,166
Impairment losses REEE 35,000
At 31 December 2021 R-E-_—F+=-A=+—H 250,166
Carrying amount: MREE:
At 31 December 2021 R-E-_—F+=-A=+—H 274,646
At 31 December 2020 N_E_TF+ZA=+—H 209,646

The Group has acquired trademark-use-right of the trademark
"Ginwa"” through its acquisitions of department store and
supermarket operations in prior years. On 6 January 2021, a
resolution for the acquisition of trademarks was passed by the
shareholders at the special general meeting of the Company
(the "Acquisition”). As of 31 December 2021, the Acquisition
was completed and the Group enjoys the entire rights, title
and interest in and to the trademarks, free and clear of any
restriction, which result in the Group having the right, for itself
and/or to license to other third parties, to use the trademarks
for any other newly opened shopping malls, department
stores, supermarkets. Accordingly, the intangible assets are
regarded by the Group as having an indefinite useful life.
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INTANGIBLE ASSETS (continued)

Intangible assets with indefinite useful life are allocated to
the Group’s cash-generating units identified according to the
department store and supermarket operations acquired as

EERE (&2

mERA G AFH B EAERENT
FTIE 2 B 75 B R TS £ 5 B
EAEEZEHANRSELENT

follows:

Century Ginwa Company Ltd.
("Ginwa Bell Tower")
e EROBRAR ([SEEE])

Golden Chance (Xian) Limited (*GCX")

Ideal Mix Limited

At At
Country of operation and 31 December 31 December
operating segments 2021 2020
R=ZB=Z—-% R-T-FTF
EEEERREED +t=ZA=+—-H +ZA=+—H
RMB’000 RMB’000
AR¥TFTT AREFT
Department stores and shopping
mall, PRC
BEESEEDPL PE 30,164 65,164
Department stores and shopping
mall, PRC
BEESLBYHL PE 69,802 69,802
Department stores and shopping
mall and supermarkets, PRC
BERS REYTOEBRATS
s 74,680 74,680
174,646 209,646

Intangible assets of RMB100,000,000 which arose from the
Acquisition have not been allocated to the Group’s cash-
generating units. They have been carried out impairment
testing at the end of the reporting period by testing all of the
cash-generating units together with goodwill and intangible
assets include in the carrying amount.

The Directors have assessed that there was no impairment on
the intangible assets which arose from the Acquisition at 31
December 2021.

Details of impairment tests relating to for cash-generating

units containing goodwill and intangible assets with indefinite
useful life are set out in Note 9.
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GOODWILL

Cost:
At 1 April 2020, 31 December 2020, 1 January 2021
and 31 December 2021

Less: accumulated impairment losses
At 1 April 2020
Impairment losses

At 31 December 2020 and 1 January 2021

Impairment losses (see note (ii))

At 31 December 2021

Carrying amount:
At 31 December 2021

At 31 December 2020

Impairment tests for cash-generating units
containing goodwill and intangible assets with

indefinite useful life

Goodwill is allocated to the Group’s cash-generating units

R

R-F_TFMA—RB -—F_F
F+-A=+—8B - —T=—%—H—H

—E-—4%+=-A=+—H

W REHREEE

R-—Z_ZTFMA—A

VERIEY 5 ]
RZZEZTF+ZA=+—HBK
—2-—%—H—H

BEEE (LK)

RZTE=Z—F+=ZA=+—H

BREE :
R-_E=——F+=-A=+—H

RZEZTF+=A=+—H

RMB'000
ARBETF T

1,451,814

1,228,996
150,689

1,379,685
37,000

1,416,685

35,129

72,129

BEHEREHRAUERFH &
REEZRESELXBENZRENR

FERENTHKEZ B ERS MEBR

identified according to the department store and supermarket MGEBOEEAEEZEERREE
operations acquired as follows: A B :
Country of operation At At
and operating segments 31 December 31 December
2021 2020
RMB’000 RMB’000
E¥XBEREEEDE Rom——=&F N-_E-FTF
+=A=+—-8 +ZH=+—H
AR®Fr ARETFT
Ginwa Bell Tower Department stores and shopping mall,
SIEER PRC
BEBESLBEDTL P E - -
GCX Department stores and shopping mall,
PRC
BEBESLBEDTL P E - -
Ideal Mix Limited Department stores and shopping mall
and supermarkets, PRC
BEASREDTLOEBRTS  hE 35,129 72,129
35,129 72,129
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GOODWILL (continued)
Impairment tests for cash-generating units
containing goodwill and intangible assets with
indefinite useful life (continued)

Notes:

@)

During the year ended 31 December 2021, the financial
performance of the Group’s department store and supermarket
operations, as a consequence of the slowing down of
economic growth in the PRC as well as a consequence of the
intense competition from surrounding shopping malls and
online retail sales, did not meet management’s expectations.
Management performed impairment assessments of the
relevant cash-generating units to which goodwill and
intangible assets have been allocated.

The recoverable amounts of the cash-generating units
were determined based on value-in-use calculations. These
calculations use cash flow projections based on financial
budgets approved by management covering a five-year period.
These cash flow projections adopted annualised rates of
sales growth ranging from 0% to 5% (nine months ended
31 December 2020: from -10% to 2%), which are based
on the Group’s historical experience with these operations
and adjusted for other factors that are specific to each cash-
generating unit including the renovation and upgrade of the
Ginwa Bell Tower and GCX which will position these two
department stores in the high-end market where the Group
will be capable of reaching out to a wider and more premium
customer base after their grand re-openings. Management
determined that the Ginwa Bell Tower will be re-opened in
early 2023 and the GCX will be re-opened in the second
half of 2022. Cash flows beyond the five-year period are
extrapolated using an estimated growth rate of 3% (nine
months ended 31 December 2020: 3%). The cash flows are
discounted using discount rate of 16% (nine months ended
31 December 2020: 16%). The discount rates used are pre-
taxed and reflect specific risks relating to the respective cash-
generating units.
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GOODWILL (continued) 9

Impairment tests for cash-generating units
containing goodwill and intangible assets with
indefinite useful life (continued)

Notes: (continued)

(i) As a result of the above impairment test, impairment loss
on goodwill of RMB37,000,000 were recognised in the
consolidated statement of profit or loss for the current
financial year which relates to the cash-generating unit of
Ideal Mix Limited acquired in May 2011, and impairment loss
on intangible assets of RMB35,000,000 were recognised in
the consolidated statement of profit or loss for the current
financial year which relates to the cash-generating unit of
Ginwa Bell Tower acquired in August 2008.

The key assumptions used in the value-in-use calculations for
the above three cash-generating units are as follows:

Key assumptions

AR ER
Ginwa Bell Tower Annual sales growth rate for the first five-year period
DIEER BELFHRAMFHEEREX

Annual sales growth rate after the five-year period
TFHMENFHEERE

Discount rate

B &

GCX Annual sales growth rate for the first five-year period
BELFHRNFHEERE
Annual sales growth rate after the five-year period
HFEMERNFHEERE
Discount rate
BRI =

Ideal Mix Limited Annual sales growth rate for the first five-year period
BELFHRNFHEERE
Annual sales growth rate after the five-year period
RTFEMERNFHEERRE
Discount rate
T

Any adverse change in the assumptions used in the calculation

of recoverable amount of cash-generating units would result in
further impairment losses.
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mE(E
BEBEREMRUERAFH &
REEZRSELBNZRENRA
(#&)

Fitat: (#)

(ii) & PR ERS  AEREBEBAR
#37,000,0007T 1A A& BF R 4F £ B9 4R
EERRANER BENEER T
——F R AYEEH Ideal Mix Limited
WESELXENER REFEER
B E518 AR #35,000,0007T B A AR Ef
BEEZGAEBREER SRV
TENFNANBEEBESIEEE R
SELEEN-

bt=EReELBLNEMEER
HARERMBERERRMLMT

At 31 December At 31 December
2021 2020
R-B=—F RIZ_ZF
+=A=+-A +=A=1-8

0% -5% -10% - 2%
3% 3%
16% 16%
0% - 5% -10% - 2%
3% 3%
16% 16%
0% -10% - 2%
3% 3%
16% 16%

AERSES B A IS S RRERT
AR AR AR E B K E L —
FREREE -



10

TRADE AND OTHER RECEIVABLES 10 FEUXAR 7 B 3t FE U &

Trade receivables from third parties,
net of loss allowance (see Note 10(a))
Other receivables from third parties
(see Note 10(b))

Financial assets measured at

At At

31 December 31 December
2021 2020
RMB’000 RMB’000

R=-B=--%F R-IZ_ZTF
t=A=t-8 +-A=1—H
ARETZ ~ ARETE

FEM = T7 R HOBR B 1R 5

(R MzE10(0)) 26,227 23,167
Hip s = 70a
( AKIzE10(b) ) 5,660 194,823

RHERATFEZEREE

amortised cost 31,887 217,990
Value added tax recoverable AR E IR (E R 12,044 2,692
Deposits e 15,664 16,748
Prepayments TR FRIA 30,072 21,805

89,667 259,235
Except for deposits of RMB1,782,000 (31 December 2020: Bizd AR%1,782,0007T (Z T T4
RMB1,816,000), all of the trade and other receivables are +ZA=+—H: AK%1,816,0007T)
expected to be recovered or recognised as expenses within one SN - BT JE U BR SR K B At 8 U 3K T8 B
year. R —E R B iER R H o
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10 TRADE AND OTHER RECEIVABLES (continued)

(a)

Ageing analysis

Included in trade and other receivables are trade
receivables (net of loss allowance) with the following
ageing analysis (based on the invoice date) as of the
end of the reporting period:

Less than 1 month LR —1ER

More than 1 month but —{E A E
less than 3 months BLR=M A

More than 3 months =EANE

Trade receivables from third parties relate to credit card
centres owned by financial institutions and tenants
operating in the Group’s department stores, shopping
mall and supermarkets for whom there were no recent
history of default and have a good track record with
the Group.

_28 —

10 FBRERREAEMERR (&)

(a)

SRR O T

SR U BR R R LAt W R 2 e
WER R (BRI B ) R R
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At At

31 December 31 December
2021 2020
RMB’000 RMB’'000

R-ZB-—F RZZE-ZFF

+=A=+-8 +=A=t-A

AR®TFR AR®T T

4,138 8,993
7,020 102
15,069 14,072
26,227 23,167
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10

TRADE AND OTHER RECEIVABLES (continued)

(b)

Other receivables from third parties

Included in the balance are receivables of RMBNil
at 31 December 2021 (31 December 2020:
RMB185,922,000) due from a third party prepaid
card management company (the “Prepaid Card
Management Company”).

Certain subsidiaries of the Company (the “Relevant
Subsidiaries”) have begun cooperation with the
Prepaid Card Management Company since 2009 for its
provision of services in managing the issue and usage
of Cash Coupon Card (single-use prepaid card) (the
“Cash Coupon Card”) for the Group's department
stores, shopping mall and supermarkets (the “Relevant
Stores”). Pursuant to the agreement entered into
by the Relevant Subsidiaries and the Prepaid Card
Management Company (the “Original Cooperation
Agreement”), the Prepaid Card Management
Company issues Cash Coupon Card for and provides
related management services to Relevant Stores. The
Relevant Subsidiaries shall pay the amount charged
for the issue of Cash Coupon Card to the Prepaid
Card Management Company, while the Prepaid
Card Management Company shall settle the amount
consumers have consumed in Relevant Stores using the
Cash Coupon Card to the Relevant Subsidiaries.

Based on the assessment of the circumstances and
prospect of such cooperation with the Prepaid Card
Management Company, the Relevant Subsidiaries
entered into a termination agreement with the Prepaid
Card Management Company on 31 October 2019 to
terminate the Original Cooperation Agreement and
the cooperation with the Prepaid Card Management
Company in respect of the Cash Coupon Card
thereunder, pursuant to which no new Cash Coupon
Card will be issued and sold by the Prepaid Card
Management Company.
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TRADE AND OTHER RECEIVABLES (continued)

(c)

Other receivables from third parties
(continued)

As of the end of the reporting period, the Group
entered into an agreement with the Prepaid Card
Management Company and Shanghai Huade
Investment Company Limited (“Huade Investment”).
The final instalment of RMB414,000,000 for
the acquisition of commercial properties under
development not yet paid by the Group to Huade
Investment will be paid by Prepaid Card Management
Company to settle the creditor’s rights of the Group
in the corresponding receivables from the Prepaid
Card Management Company. Based on the opinion
of the Company’s lawyer, the Company no longer
has any obligation to Huade Investment upon the
signing of the agreement. Accordingly, the amount
due from the Prepaid Card Management Company of
RMB340,297,000 as of 31 December 2021 had been
settled.

Pursuant to the applicable PRC laws and regulations
and the rules related to the Cash Coupon Card,
consumers can still use the issued Cash Coupon Card
for consumption in the Relevant Stores after the
termination of the Original Cooperation Agreement,
and the Prepaid Card Management Company remains
obliged to repay the consumption amount of the
abovementioned Cash Coupon Card to the Relevant
Subsidiaries. In order to continue to abide by applicable
laws and regulations and maintain normal business
operation, the Relevant Stores continue to accept
consumptions by Cash Coupon Card during the daily
operations.

As of 31 December 2021, the total amount of the
Cash Coupon Card issued but not yet consumed
was approximately RMB535,050,000. After
comprehensively considering the amount of Cash
Coupon Card that is expected to be consumed in the
future, as well as the economic benefit inflows that
the guarantee and the above collection measures
may bring, long-term provisions of RMB288,593,000
(31 December 2020: RMB288,593,000) had been
recognised in the consolidated statement of financial
position at 31 December 2021.
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11 TRADE AND OTHER PAYABLES

Trade payables arising from:

— Concession sales
— Purchase of inventories

Amounts due to related parties
(see Note (i)
Other payables and accrued expenses:
— Payables for staff related costs
— Payables for interest expenses and
transaction costs on borrowings
— Deposits from concessionaries
and customers
— Dividends payables
— Amounts due to a third party
(see Note (i)
— Others

Financial liabilities measured at
amortised cost

Other taxes payable

11
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All of the trade and other payables are expected to be settled
or recognised as revenue or net income or in profit or loss
within one year or are repayable on demand.
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TRADE AND OTHER PAYABLES (continued) 11

Notes:

(i) The balances as at 31 December 2021 are unsecured,
non-interest bearing and are expected to be settled in
2022.

(i) The amounts are unsecured, non-interest bearing and
have been settled in 2021.

Ageing analysis
Included in trade and other payables are trade payables with

the following ageing analysis (based on the maturity date) as
of the end of the reporting period:

Due within one month or on demand R—E A RBIHsZ Bk
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12 BANK AND OTHER BORROWINGS

(a)

borrowings are analysed as follows:

12 SRITREMES

The Group’s short-term bank and other (a) REBZ2EHETREMEE Y
T

At At

31 December 31 December

2021 2020

RMB’000 RMB’000

R=ZB-—F RZZE-ZFTF
t=A=t—-8 +ZA=+—H
AR T AR®TT

Bank loans:

— secured by the Group’s bank deposits
and guaranteed by the Company
or a subsidiary of the Group

— secured by the Group’s land and
buildings and guaranteed by the
Company and Qujiang Financial
Holdings

— guaranteed by Qujiang Financial
Holdings

Other borrowings:

— unsecured and unguaranteed

— guaranteed by a subsidiary of the
Group

— guaranteed by Qujiang Financial
Holdings

Add: current portion of long-term
bank loans and other
borrowings (see Note 12(b))
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BANK AND OTHER BORROWINGS (continued)

The Group’s long-term bank and other borrowings

(b)

are analysed as follows:

Bank loans:

— secured by the Group’s investment
property and land and buildings
and future income rights and
guaranteed by the Company and
Mr. Wu Yijian

— guaranteed by a subsidiary of
Quijiang Financial Holdings

— secured by the Group’s bank deposits
and/or land and buildings and
guaranteed by the Company
and/or a subsidiary of the Group
and/or Mr. Wu Yijian

Other borrowings:

— unsecured and unguaranteed

— secured by the Group’s land and
buildings and guaranteed by
Quijiang Financial Holdings and
subsidiaries of the Group

Less: current portion of long-term
bank loans and other
borrowings (see Note 12(a))

The Group’s long-term bank and other borrowings are

repayable as follows:

Within 1 year

After 1 year but within 2 years
After 2 years but within 5 years

After 5 years

12

SMITREAMER (&)
(b) FEBRERTRAMERS

W
At At
31 December 31 December
2021 2020
RMB’000 RMB’000

E@:g:—ﬂf B/\:;g—v
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AR¥TT AR TFT
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BT RARRIRAEEER
WHARA MR B4
R
344,000 400,000
*EEE%&T% B
NARER 70,000 70,000
7u$ﬁl2ﬁmﬁ X8,
T RAEFEIRIF - WAHA
RNE R, oA B — R B
NE N, R — BRI AR
600,000 880,000
1,014,000 1,350,000
HEMEE:
— A R EER 55,576 -
—AAREEZ L REFER
18 30 | T S Ehik Rk A
EEHBRARER
1,000,000 700,000
W REBITERREMER
2 BVEREB 1D
(R MEE12(a)) (610,000) (701,000)
1,459,576 1,349,000
AEBZERHPRITRHEMEEA
L SZE L=
At At
31 December 31 December
2021 2020
RMB’000 RMB’000
RZB-Z—F RIZ-FTF
+=ZA=+—-8 +=—A=+—H
AR¥T T ARYTFT
—FR 610,000 701,000
—FHEERFTRA 844,000 465,000
WMEFEZEBERAFR 511,576 704,000
HFIE 104,000 180,000
2,069,576 2,050,000

All of the non-current interest-bearing bank loans and
other borrowings are carried at amortised cost. None of
the non-current interest-bearing bank loans and other
borrowings is expected to be settled within one year.
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13

BANK AND OTHER BORROWINGS (continued)

(o) The following assets and their respective carrying
values as at the end of the reporting period are
pledged to secure the Group’s bank and other

borrowings:

Property and equipment L ENSE L
Investment property "EME
Cash at bank RITEETT

(d) Certain of the Group’s bank and other borrowings are

subject to the fulfilment of covenants commonly found
in lending arrangements with financial institutions.
If the Group were to breach the covenants, such
borrowings would become repayable on demand. At
31 December 2021, none of the covenants relating to
the bank and other borrowings had been breached.

DIVIDENDS

The directors of the Company do not recommend the payment
of a dividend for the year ended 31 December 2021 (nine

months ended 31 December 2020: RMBNil).
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MANAGEMENT DISCUSSION AND ANALYSIS
BUSINESS REVIEW

In 2021, despite the recurrence of COVID-19 pandemic,
the overall trend was upward and optimistic. Domestic
consumer market continues to recover in the PRC. Due to the
intermittent impact of the pandemic, the online brick-and-
mortar retail sales increased significantly and faster than the
offline ones. That being said, thanks to a series of initiatives
to promote consumption and more precise and effective
pandemic prevention measures by the government, offline
physical retail operations generally sustained growth. Driven
by the overall environment of stable pandemic prevention
and control in Xi‘an, where the Group principally operate
its businesses, and the 14th National Games, the consumer
market across the city maintained a recovery momentum
reflected by the released consumer demand, and the optimised
consumer market structure.

Faced with the impact of the pandemic and fierce industry
competition, the Group kept upholding the philosophy of “To
do the best, and never change”, made steady strides towards
efficient development, and adopted a series of measures to
enhance its core competitiveness. We have been emphasising
the “customer-centered” concept. In this sense, we pay
attention to the smallest details to improve service quality, and
optimise store operation model. In addition, we strengthen risk
awareness, improve management mechanism, and increase
management efficiency.

Based on the characteristics of the commercial districts where
the existing commercial projects are located, the Group
specified the strategic positioning of “one store, one plan”. It
initiated and steadily advanced the comprehensive renovation
and upgrading of its two stores in Xi‘an, which are to be built
as an influential urban life art center and a national cultural
and tourism benchmark project, respectively.
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BUSINESS REVIEW (continued)

While consolidating its core business, the Group focuses
on the development and expansion of asset-light business
and community fresh business. During the Year, thanks to
the efforts of the operation team, the Harbour City project
attracted several brands signing up to settle in, including 6
brands that entered Xi‘an for the first time. The influence of
the project has been rapidly increased by building original IPs,
enhancing the themed atmosphere of the block, and carrying
out cross-industry activities in combination with current hot
spots. As a result, it has become a PLAY commercial block
integrating entertainment experience, social gatherings and
nighttime culture for petty bourgeoisie life, attracting a large
number of young trend-seeking customers. Xi'an Ginwa Fresh
Supermarket opened a total of 5 stores during the year. It
focuses on the community fresh business, combined with
selected products, to lead to a quality life while providing
shopping convenience for high-level customers.

With the normalisation of pandemic prevention and control,
the Group accelerated its digital upgrade process. The delivery-
to-home business was quickly promoted after its official launch
in the first half of the year, achieving the sales of nearly RMB10
million; WeChat mini-programs, such as “Century Ginwa +”
and “Ginwa Fresh”, provide customers with more immensely
enjoyable shopping experience and convenient and considerate
services.

While striving to improve performance, the Group makes
active efforts to fulfil its social responsibilities. Under the
impact of the pandemic in Xi‘an at the end of the year, the
operating stores under Ginwa Fresh Supermarkets in Xi'an
city and Xianyang city allocated more daily necessities and
distribution personnel to provide a strong guarantee for the
pandemic prevention efforts of the community.
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FUTURE AND OUTLOOK

In the post-pandemic era, the dual circulation system pattern,
which focuses on domestic macro-circulation, is gaining
momentum. Consumption behavior and consumer market
have undergone profound changes, which contributes to the
inevitability of online and offline integration. The accelerated
development of new business models and smart retail is
becoming an industry consensus.

The Company redefines the existing commercial projects
that each project has its own unique characteristics, and
becomes a commercial complex focusing on the purpose-
based consumption of a certain customer group, thereby
transforming into an urban destination center. While doubling
its efforts in the principal business of department stores and
shopping malls, it believes in the development approach
of neighborhood-centered convenience stores, and strives
to expand the community fresh business, and amplify its
coverage. It aims to build a life gathering center within the
radius of the community, based on three dimensions of health,
organic nutrition and life services.

The asset-light project will also be paralleled with the principal
business. Based on the future urban development and the
distribution of consumption power, the Group will actively
secure asset-light projects with a certain scale, and export
outstanding operating capabilities to ensure the overwhelming
market share of Century Ginwa in the future and enhance its
brand influence.

In the future, the Group will speed up its digital business
process, enhance user experience, develop new marketing
and interaction models, and improve the membership system.
We will continue to refine our ability to access information
and integrate resources, acquire keen insights. Leveraging on
strong brand strength, accumulated resources and outstanding
operational efficiency, we will achieve good financial
performance, so as to promote the long-term healthy and
sustainable development of the Group.
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FINANCIAL RESULTS

During the period under review, the performance of the Group
was illustrated as follows.

(i)

(ii)

(iii)

(iv)

v)

(vi)

Gross revenue of the Group for the year ended 31
December 2021 was RMB1,316.4 million as compared
to RMB1,282.0 million for the nine months ended 31
December 2020.

Annualised area efficiency (annualised gross revenue
per average operating area of department stores) for
the year ended 31 December 2021 was RMB21,800 per
square meter, as compared to RMB20,600 per square
meter for the nine months ended 31 December 2020.

Revenue of the Group for the year ended 31 December
2021 was RMB494.3 million as compared to RMB397.0
million for the nine months ended 31 December 2020.

The gross rental income and management and
administrative service fee income of the Group for the
year ended 31 December 2021 were RMB110.0 million,
as compared to RMB77.6 million for the nine months
ended 31 December 2020.

The Group's loss from operations (EBIT) for the year
ended 31 December 2021 was RMB189.1 million as
compared to loss of RMB603.0 million for the nine
months ended 31 December 2020. The operating
profit margin (loss from operations over gross revenue)
changed from -47.0% to -14.4%.

Net finance costs of the Group for the year ended 31
December 2021 were RMB169.8 million (nine months
ended 31 December 2020: RMB115.8 million).
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FINANCIAL RESULTS (continued)

(vii)  The Group’s loss for the year ended 31 December
2021 and loss attributable to shareholders of the
Company were RMB381.4 million (nine months ended
31 December 2020: RMB665.2 million) and RMB368.0
million (nine months ended 31 December 2020:
RMB635.1 million) respectively. The Group's loss for the
year ended 31 December 2021 decreased significantly,
which was mainly due to the impairment losses on
goodwill and intangible assets decreased to RMB72.0
million (nine months ended 31 December 2020:
RMB365.9 million) and the non-recurrent of provisions
for obligation from Cash Coupon Card (customers’
prepaid cards within the Group's department stores,
shopping mall and supermarkets) to be consumed (nine
months ended 31 December 2020: RMB194.5 million).

LIQUIDITY AND FINANCIAL RESOURCES

As at 31 December 2021, the Group’s consolidated
net asset value was RMB1,808.3 million (31 December
2020: RMB2,038.0 million). As at 31 December 2021, the
Group had cash at bank and on hand amounting to RMB36.5
million (31 December 2020: RMB393.6 million). The current
ratio of the Group as at 31 December 2021 was 0.05 (31
December 2020: 0.25). The gearing ratio, being bank and
other borrowings and lease liabilities less cash at bank and on
hand divided by the total equity, as at 31 December 2021, was
2.13 (31 December 2020: 1.38).
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CONTINGENT LIABILITIES

As at the end of the reporting period, the Group has issued the
following guarantees:

A guarantee provided by Ginwa Bell Tower in respect of a
payable for acquisition of a property by Ginwa Investments in
August 2005. Ginwa Investments has defaulted repayment on
the above payable.

As at the end of the reporting period, the directors of the
Company did not consider it is probable that a claim will be
made against the Group under the guarantee. The maximum
liability of the Group at the end of the reporting period under
the guarantee issued was the outstanding amount of the
liability of RMB9,500,000 (31 December 2020: RMB9,500,000)
plus accrued interest.

IMPACTS OF COVID-19 PANDEMIC

By the end of 31 December 2021, the ongoing COVID-19
pandemic and the outbreaks in some provinces in the PRC
has brought additional uncertainties in the Group’s operating
environment and has impacted the Group’s operations and
financial position.

The Group has been closely monitoring the impact of the
developments on the Group’s business and has put in place
contingency measures. In view of the pandemic-driven
economic downturn, the Group assessed the situation and
adhered to the principles of reducing costs and enhancing
operational efficiency.

As a result of the measures that were implemented to control
the spread of COVID-19, the shopping habits of the general
public have changed, resulting in the business operation of
the Group being significantly impacted and it is expected that
it will take time for the Group’s business operation to fully
recover, which may result in additional impairment losses on
goodwill and intangible assets. The directors of the Company
believe that the consumption and economy in the PRC will
gradually recover as the pandemic calms down. The new
normal in consumption derived from COVID-19, on the other
hand, will change the operating principles and landscape of
the retail industry in the long run. To maintain the freshness of
the businesses, the Group will remain vigilant at all times, stay
close to market trends and timely adjust our operating model.
The Group will continue to closely monitor the situation and
implement contingency measures, where necessary in a view to
reduce the impacts from the COVID-19 pandemic.
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DIVIDENDS

The directors do not recommend the payment of a dividend
in respect of the reporting period (nine months ended 31
December 2020: HK$Nil).

HUMAN RESOURCES

As at 31 December 2021, the number of the Group’s staffs
was approximately 2,500 (31 December 2020: 6,100),
including approximately 1,050 (31 December 2020: 1,300)
directly employed full time employees, and the remaining
being concession sales staffs managed on behalf of the
suppliers. Most of the employees are employed in Mainland
China. The directly employed employees’ remuneration,
promotion and salary increments are assessed based on
both the Group’s performance and the professional and
working experience of the individual as well as by reference
to prevailing market practice and standards. Apart from the
general remuneration package, the Group also grants share
options and discretionary bonus to the eligible staffs based
on their performance and contribution to the Group. The
Group regards high-calibre staffs as one of the key factors to
corporate success.

MATERIAL LITIGATION

None of the members of the Group was engaged in any
litigation, arbitration or claim of material importance and no
litigation, arbitration or claim of material importance was
known to the directors of the Company to be pending or
threatened by or against any member of the Group during
the year ended 31 December 2021 and as at the date of this
announcement.

FOREIGN EXCHANGE EXPOSURE

During the year ended 31 December 2021, the revenue
generated and costs incurred from the Group's operation of
department stores, shopping mall and supermarkets were in
Renminbi. The Directors believe that the Group was not subject
to any significant exposure to foreign exchange risk as most
of the transactions, assets and liabilities of the Group were
denominated in Renminbi.

PURCHASE, SALE OR REDEMPTION OF LISTED
SHARES OF THE COMPANY

Neither the Company nor any of its subsidiaries purchased,
sold or redeemed any of the Company’s listed securities during
the year ended 31 December 2021.
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SCOPE OF WORK OF THE AUDITOR

The financial figures in respect of Group's consolidated
statement of financial position as at 31 December
2021, consolidated statement of profit or loss and other
comprehensive income and the related notes thereto for the
year ended 31 December 2021 as set out in the preliminary
announcement have been agreed by the Group’s auditor,
KPMG, Certified Public Accountants, to the amounts set out in
the Group’s audited consolidated financial statements for the
year ended 31 December 2021. The work performed by KPMG
in this respect did not constitute an assurance engagement
and consequently no opinion or assurance conclusion has been
expressed by KPMG on the preliminary announcement.

CORPORATE GOVERNANCE

The Company has adopted most of the code provisions as
stated in the Corporate Governance Code (the “CG Code")
contained in Appendix 14 to the Listing Rules and the Board is
committed to complying with the CG Code to the extent that
the Directors consider it to be practical and applicable to the
Company.

The corporate governance principles of the Company
emphasize an effective Board, sound internal control,
appropriate independence policy, transparency and
accountability to the shareholders of the Company. The Board
will continue to monitor and revise the Company’s corporate
governance policies in order to ensure that such policies
may meet the general rules and standards required by the
Listing Rules. The Company had complied with the CG Code
throughout the year ended 31 December 2021 save for the
following deviations:

CG Code Provision A.4.1 stipulates that non-executive
directors should be appointed for a specific term, subject to
re-election. None of the existing independent non-executive
directors of the Company is appointed for a specific term.
However, all the directors (executive, non-executive and
independent non-executive directors) are subject to retirement
at least once every three years under Bye-Law 87(1) of the
Bye-Laws of the Company. As such, the Company considers
that sufficient measures have been taken to ensure that the
Company’s corporate governance practices are no less exacting
than those in the CG Code.
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CORPORATE GOVERNANCE (continued)

CG Code Provision E.1.2 stipulates that the chairman of the
board should attend the annual general meeting. He should
also invite the chairmen of the audit, remuneration and
nomination committees to attend. The chairman of the Board
and the chairman of the remuneration committee were not
able to attend the annual general meeting of the Company
held on 1 June 2021 (the "AGM") due to other important
business engagement. They had delegated the chief executive
officer to chair and be available to answer questions at the
AGM.

Audit Committee

The audit committee was established by the Company with
written terms of reference in compliance with the requirements
set out in Appendix 14 to the Listing Rules.

The audit committee shall consist of not less than 3 members.
Currently, the audit committee comprises two independent
non-executive directors, Mr. Tsang Kwok Wai and Mr. Ruan
Xiaofeng, and one non-executive director, Mr. Chen Shuai. Mr.
Tsang Kwok Wai is chairman of the audit committee.

The primary objective of the audit committee is to review
the financial reporting process of the Group and its risk
management and internal control system, oversee the audit
process and perform other duties assigned by the Board and
make recommendations for the Company to improve the
quality of financial information to be disclosed. It also reviews
the annual and interim reports of the Company prior to their
approval by the Board.

The audit committee, together with management and
independent auditors, have reviewed the accounting principles
and practices adopted by the Group, and discussed financial
reporting matters, which included reviewing of the results for
the year ended 31 December 2021 prior to approval of the
same by the Board.
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MODEL CODE FOR SECURITIES TRANSACTIONS
BY DIRECTORS

The Company has adopted the Model Code for Securities
Transactions by Directors of Listed Issuers (the “Model Code”)
as set out in Appendix 10 to the Listing Rules. Having made
specific enquiry of all the directors, all the directors confirmed
that they have complied with the required standards set out
in the Model Code throughout the year ended 31 December
2021.

PUBLICATION OF ANNUAL RESULTS ON THE
WEBSITES OF THE STOCK EXCHANGE AND OF
THE COMPANY

This announcement will be published on the websites of the
Stock Exchange and of the Company. The annual report for the
year ended 31 December 2021 containing all the information
required by Appendix 16 to the Listing Rules will be dispatched
to shareholders and published on the websites of the Stock
Exchange and of the Company in due course.

APPRECIATION

| would like to express my deep gratitude to my fellow directors
and all employees for their valuable contribution. On behalf
of the Board, | would also like to extend my sincere thanks to
our shareholders, customers, suppliers, bankers and business
associates for their continued strong support.

By order of the Board
Century Ginwa Retail Holdings Limited
Huang Shunxu
Chairman

Hong Kong, 31 March 2022

As at the date of this announcement, the Board comprises
three executive Directors, being Mr. Huang Shunxu, Mr. Qin
Chuan and Ms. Wan Qing, two non-executive Directors, being
Mr. Li Yang and Mr. Chen Shuai, and three independent non-
executive Directors, being Mr. Tsang Kwok Wai, Mr. Ruan
Xiaofeng and Ms. Song Hong.
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