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Chairman’s Statement
Edi S

To our shareholders

In 2021, we reported a loss attributable to owners of
the Company of HK$200.38 million, a 42% increase
compared to last year. This increase in loss attributable
to owners of the Company was mainly attributable to
(i) the recognition of a loss of HK$117.54 million arising
on change in fair value of financial assets at fair value
through profit or loss (“FVTPL”), in contrast to the gain
of HK$140.51 million in last year, and (ii) a HK$53.57
million increase in the allowance for expected credit
losses (“ECL”) on loan receivables, which were partially
offset by (i) a gain on disposal of an associate of
HK$146.32 million and (ii) a HK$78.77 million decrease
in the share of losses of associates.

We reported a segment loss (before taxation) of
HK$53.80 million for our sale of financial assets
business in 2021. In contrast, we recorded a segment
profit (before taxation) of HK$191.81 million last year.
The deterioration in segment results was due to the
recognition of the loss of HK$117.54 million arising on
change in fair value of financial assets at FVTPL, which
fully offset the trading gain of HK$62.16 million. Given
that the global outlook for 2022 remains uncertain, we
will cautiously monitor the equity market, adjust our
equity securities portfolio from time to time, and realise
our equity securities into cash as and when appropriate
in 2022.

Our money lending business recorded a segment loss
(oefore taxation) of HK$196.41 million in 2021, a 32%
increase compared to last year. The deterioration in
segment results was due to a HK$53.57 million increase
in the allowance for ECL on loan receivable. In 2022,
we will adopt a more cautious approach in screening
customers and approving new loans to reduce our
credit risk and continue to monitor our loan portfolio’s
performance closely, especially in the repayment and
financial condition of each customer.

Our sale of jewelry products business reported a
segment profit (before taxation) of HK$1.68 million in
2021. In contrast, we reported a segment loss (before
taxation) of HK$13.10 million last year. As the progress
of vaccination was going to drive the pace of economic
recovery in Western countries, we received sales
orders from our European customers and a local agent
for American customers in the second half of 2021.
Consequently, we recorded improvements in gross
profit and gross profit margin in 2021. In addition, the
development of our own business-to-business sales
portal for business development and placing sales
orders is at the final testing stage. We expect the
business-to-business sales portal will be launched in
the second quarter of 2022, which will enhance its sales
and marketing capabilities.
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Our property investment business’s segment loss
(before taxation) decreased from HK$49.98 million
in 2020 to HK$41.88 million. This improvement in
segment results was mainly due to (i) the absence
of the previous year’s loss arising on change in fair
value of investment properties of HK$19.20 million,
(i) a HK$10.56 million increase in rental income, and
(iii) the recognition of a gain of HK$3.80 million arising
on change in fair value of investment properties. The
development of the second and third phases of our
580 Chinese acre land in Beijing, Mainland China (the
“Subject Land”) is already underway. Upon completion
of the development, there are seven blocks of three-
storey residential serviced apartments comprising 279
residential serviced apartments with an aggregate gross
floor area of 45,165 square meters (with individual
serviced apartment of sizes ranging from approximately
88 to 459 square meters), together with two blocks of
three-storey office buildings each having a gross floor
area of approximately 6,300 square meters. Due to
certain external factors, such as new environmental
requirements for building works and weather, the
building works are delayed. However, it is expected
that three blocks of three-storey residential serviced
apartments will be completed and ready for the delivery
of vacant possession in the third quarter of 2022.
During the fourth quarter of 2021, we commenced our
marketing activities in leasing the serviced apartments,
and 32 residential services apartments were leased
out to independent third parties. In 2022, we will put
more effort and resources into our property investment
business to ensure the development of the second and
third phases of the Subject Land completes as planned.

For our investments in associates, we shared a loss of
HK$19.41 million in 2021, an 80% decrease compared
to last year. The improvement mainly resulted from the
cessation of Global Mastermind Holdings Limited, which
incurred a substantial loss in 2020, to be our associate
in May 2021.

Due to the economic and market uncertainty, we will
continue to monitor the business environment with
caution and strengthen our business foundation by
focusing on our existing businesses. Meanwhile, we will
continue to maintain a proactive and prudent approach
in its cost control and financial strategy to strengthen
our financial position.
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Chairman’s Statement
Edi S

Finally, | would like to take this opportunity to extend
our appreciation to all fellow directors and employees
for their invaluable efforts, dedication, and commitment
to the Group and to thank all shareholders and business
associates for their continuous support.

Lei Hong Wai
Chairman

Hong Kong, 29 March 2022
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Management Discussion and Analysis

FINANCIAL REVIEW
Results of operations

During the year ended 31 December 2021, the Group
recorded a revenue of HK$272,165,000, a 23%
increase from HK$221,757,000 for the previous year.
The increase in revenue was mainly attributable to a
HK$21,495,000 increase in the sale of jewelry products,
a HK$10,561,000 increase in rental income, and a
HK$10,905,000 increase in trading gain generated
from the sale of financial assets. Of the total revenue,
HK$81,808,000 was generated from money lending,
HK$90,764,000 was generated from the sale of jewelry
products, HK$37,429,000 was generated from property
investment, and a trading gain of HK$62,164,000 was
generated from the sale of financial assets.

Loss for the year ended 31 December 2021
attributable to owners of the Company amounted to
HK$200,375,000, a 42% increase from HK$140,858,000
for the year ended 31 December 2020. This increase
was mainly attributable to (i) the recognition of a loss
of HK$117,541,000 arising on change in fair value
of financial assets at fair value through profit or loss
(“FVTPL”), in contrast to the gain of HK$140,509,000
in the year ended 31 December 2020, and (ii) a
HK$53,570,000 increase in the allowance for expected
credit losses (“ECL”) on loan receivables, which were
partially offset by (i) a gain on disposal of an associate
of HK$146,321,000 and (ii) a HK$78,765,000 decrease
in the share of losses of associates.

The Group’s sale of jewelry products business reported
a gross profit of HK$10,573,000 in the year ended
31 December 2021, whereas a gross loss of HK$287,000
was recorded in the year ended 31 December 2020. In
addition, the gross profit margin for the sale of jewelry
products improved from -0.41% in the year ended
31 December 2020 to 12% in the year ended
31 December 2021. These improvements on gross profit
and gross profit margin are discussed in the “Sale of
jewelry products business” section under “OPERATIONS
REVIEW” below.
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Management Discussion and Analysis

TEERFIWE S

FINANCIAL REVIEW (Continued)
Results of operations (Continued)

The gross profit for property investment increased
by 60% from HK$11,785,000 in the year ended 31
December 2020 to HK$18,873,000 in the year ended
31 December 2021. In addition, the gross profit
margin for property investment increased from 44%
in the year ended 31 December 2020 to 50% in the
year ended 31 December 2021. These increases were
mainly attributable to the increase in the rental income
generated from the leasing of the assets of the Club (as
defined below) as discussed in the “Property investment
business” section under “OPERATIONS REVIEW” below.

Significant items of other gains and losses recorded by
the Group are as follows:

(@ In May 2021, the Group disposed of 62,195,000
shares in Global Mastermind Holdings Limited
(“Global Mastermind”, together with its
subsidiaries (the “Global Mastermind Group”)), a
then 24.85% owned associate of the Company, at
the aggregate consideration of HK$123,839,000
(net of transaction costs) on The Stock Exchange
of Hong Kong Limited (the “Exchange”). Upon
completing the disposal, the Group’s shareholding
interests in Global Mastermind decreased to
12.67% and Global Mastermind ceased to be
an associate of the Company. The disposal
resulted in the gain on disposal of associate of
HK$146,321,000 to the Group.

(b) At the end of the reporting period, the Group
measured the investment property portion of
the Shun Tak Property (as defined below) at
fair value based on a valuation prepared by an
independent qualified valuer and recognised a gain
of HK$3,800,000 arising on change in fair value of
investment properties.
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Management Discussion and Analysis

FINANCIAL REVIEW (Continued)
Results of operations (Continued)

(¢) In January 2021, the Group changed the use of
an office unit of the Shun Tak Property (as defined
below) for earning rental purposes. At the date
of change in use, the office unit had a carrying
amount of HK$24,215,000 and a fair value of
HK$20,700,000. Accordingly, the office unit was
transferred from “property, plant and equipment”
to “investment properties” at the fair value of
HK$20,700,000 for financial reporting purposes.
As the carrying amount of the office unit exceeded
its fair value, the excess of HK$3,515,000 was
recognised as an impairment loss on property,
plant and equipment. At the end of the reporting
period, the Group performed an impairment test
for the property, plant and equipment portion
of the Shun Tak Property (as defined below). As
the carrying amount of the property, plant and
equipment portion of the Shun Tak Property (as
defined below) was less than its recoverable
amount by HK$3,800,000, an impairment loss
of HK$3,800,000 was further recognised. The
recoverable amount of the property, plant and
equipment portion of the Shun Tak Property (as
defined below) was determined based on its fair
value less costs of disposal.

(d) At the end of the reporting period, the Group
measured its equity securities at fair value and
recognised the loss of HK$117,541,000 arising on
change in fair value of financial assets at FVTPL.

Selling and distribution expenses mainly represent staff
costs and commission of the sales team, overseas
travelling expenses, freight charges, and exhibition
expenses incurred by the Group’s sale of jewelry
products business. Selling and distribution expenses
increased by 8% from HK$3,410,000 in the year
ended 31 December 2020 to HK$3,695,000 in the year
ended 31 December 2021. This increase was mainly
attributable to an increase in overseas travelling and
associated quarantine costs for business trips to
Europe.

Allowance for ECL on financial assets increased from
HK$198,470,000 in the year ended 31 December 2020
to HK$250,392,000 in the year ended 31 December
2021. This increase was mainly due to a HK$53,570,000
increase in the allowance for ECL on the Group’s loan
receivables, which is discussed in the “Money lending
business” section under “OPERATIONS REVIEW” below.
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Management Discussion and Analysis

TEERFIWE S

FINANCIAL REVIEW (Continued)
Results of operations (Continued)

Administrative expenses increased by 26% from
HK$95,519,000 in the year ended 31 December 2020
to HK$120,501,000 in the year 31 December 2021. This
increase was mainly attributable to (i) a HK$2,253,000
increase in fees paid to the directors of certain
subsidiaries and (ii) the recognition of a HK$16,377,000
equity-settled share-based payment expenses arising
from the granting of share options to the executive
directors and the Group’s employees in June 2021.

Share of losses of associates amounted to
HK$19,411,000 for the year ended 31 December 2021,
representing (i) the share of loss of HK$1,018,000
from Elite Prosperous Investment Limited (“Elite
Prosperous”), a 49% owned associate of the Company,
(ii) the share of loss of HK$22,235,000 from China
Healthwise Holdings Limited (“China Healthwise”), a
20.19% owned associate of the Company, (iii) a gain on
bargaining purchase of associate of HK$926,000 arising
from the further acquisition of 7,050,000 shares in China
Healthwise by the Group, (iv) a loss on deemed disposal
of associate of HK$3,323,000 arising from the dilution of
the Group’s shareholding interests in Global Mastermind
from 29.77% to 24.85% resulted from the allotment and
issue of 84,507,042 new shares in Global Mastermind
on 7 May 2021, (v) the share of profit of HK$6,241,000
from Global Mastermind for the period from 1 January
2021 to 24 May 2021, being the date on which Global
Mastermind ceased to be an associate of the Group,
and (vi) the share of loss of HK$2,000 from China Hong
Kong Money Limited, a 30% owned associate of the
Company.

Finance costs increased by 6% from HK$54,278,000 in
the year ended 31 December 2020 to HK$57,760,000 in
the year ended 31 December 2021. This increase was
mainly due to the rise in the interest rate from 8% per
annum to 13% per annum in extending the Guaranteed
Secured Notes (as defined below) in September 2020.
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Management Discussion and Analysis

FINANCIAL REVIEW (Continued)
Results of operations (Continued)

The Group recorded a tax credit of HK$43,946,000
for the year ended 31 December 2021. The tax credit
derived from the recognition of (i) a deferred tax credit
of HK$41,309,000 arising from the allowance for ECL
made on the Group’s loan receivables, (ii) a deferred tax
credit of HK$5,652,000 resulting from the movements in
the deferred tax liabilities recognised for the fair value
adjustments on the acquisition of Smart Title Limited in
October 2015, (iii) a deferred tax credit of HK$685,000
resulting from movement in deferred tax assets related
to lease contracts, and (iv) a deferred tax charge of
HK$1,332,000 resulting from utilisation of tax losses.
The deferred tax credit was partially offset by the current
period tax expense of HK$2,368,000.

Liquidity and financial resources

During the year ended 31 December 2021, the Group
funded its operations through a combination of cash
generated from operations, equity attributable to
owners of the Company, and borrowings. Equity
attributable to owners of the Company decreased
from HK$2,368,661,000 at 31 December 2020 to
HK$2,193,442,000 at 31 December 2021. This decrease
was due to the loss incurred by the Group for the year
ended 31 December 2021.

At 31 December 2021, the cash and cash equivalents of
the Group amounted to HK$43,571,000 (31 December
2020: HK$54,125,000).
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FINANCIAL REVIEW (Continued)

Liquidity and financial resources (Continued)

At 31 December 2021,

the Group had outstanding

borrowings of HK$625,774,000 (31 December 2020:
HK$668,080,000) representing:

(@)

the outstanding principal amount of the 13%
guaranteed secured notes due 2022 issued by the
Company on 22 December 2021 (the “Guaranteed
Secured Notes”) of HK$200,000,000, which is
interest-bearing at 13% per annum, secured by
(i) a share charge over 100% issued shares in
Eternity Investment (China) Limited (formerly known
as China Jiuhao Health Industry Group Limited),
a wholly-owned subsidiary of the Company and
the principal assets of which are (1) the rights
to construct and operate the club facilities of a
membership golf club and resort (the “Club”)
in Beijing, Mainland China and (2) the rights to
develop and operate a piece of 580 Chinese acre
land adjacent to the Club (the “Subject Land”) and
the rights to manage the properties erected on the
Subject Land, and (ii) the personal guarantees given
by Mr. Lei Hong Wai, the Chairman of the Board
and an executive director, and Mr. Cheung Kwok
Wai Elton, an executive director, and maturing on
24 September 2022;

the banking facilities in the aggregate principal
amount of HK$157,354,000, comprising (i) a
monthly instalment loan of HK$108,048,000,
which is interest-bearing at 1% per annum over
one-month HIBOR or 3% per annum below the
prime rate quoted by the bank, whichever is lower,
secured by a first legal charge over the Group’s
properties located at Unit Nos. 1201, 1202, 1208,
1209, 1210, 1211 & 1212 and the corridor on
12th Floor, Shun Tak Centre, West Tower, 168-200
Connaught Road Central, Hong Kong (the “Shun
Tak Property”), guaranteed by the Company and
two wholly-owned subsidiaries of the Company,
and maturing on 18 March 2038, (ii) two advances
of HK$5,000,000 and HK$20,000,000 under a
revolving term loan, which are interest-bearing
at HIBOR plus 2% per annum, secured by the
first legal charge over the Shun Tak Property,
guaranteed by the Company and a wholly-owned
subsidiary of the Company, and maturing on 9
March 2022 and 27 April 2022 respectively, and (iii)
various advances in the aggregate principal amount
of HK$24,306,000 under the account payable
financing facilities, which are interest-bearing at 2%
per annum over HIBOR, secured by the first legal
charge over the Shun Tak Property, guaranteed
by the Company and a wholly-owned subsidiary
of the Company, and maturing within five months
commencing from January 2022;
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Management Discussion and Analysis

FINANCIAL REVIEW (Continued)
Liquidity and financial resources (Continued)

(c) a loan of HK$200,000,000 granted by a finance
company, which is interest-bearing at 8% per
annum, secured by (i) the post-dated cheques
drawn in favour of the finance company for
payment of the principal and the interests
stipulated under the loan agreement, and (ii) a
personal guarantee given by Mr. Lei Hong Wai, and
maturing on 27 May 2022;

(d) the securities margin financing facility of
HK$54,825,000 granted by a security brokerage
firm, which is interest-bearing at prime rate
plus 3% per annum and secured by the Group’s
listed equity securities in Hong Kong held in the
margin securities trading account and a personal
guarantee given by Mr. Lei Hong Wai; and

(e) the securities margin financing facility of
HK$13,595,000 granted by a security brokerage
firm, which is interest-bearing at a fixed rate
of 6% per annum and secured by the Group’s
listed equity securities in Hong Kong held in the
margin securities trading account and a personal
guarantee given by Mr. Lei Hong Wai.

Gearing ratio

At 31 December 2021, the gearing ratio calculated as a
percentage of total borrowings over equity attributable
to owners of the Company was 29% (31 December
2020: 28%)).

Net current assets and current ratio

At 31 December 2021, the Group’s net current assets
and current ratio were HK$148,728,000 (31 December
2020: HK$331,887,000) and 1.15 (31 December 2020:
1.37) respectively.

Capital structure

During the year ended 31 December 2021, there was no
change in the Company’s capital structure.

Material acquisitions of subsidiaries, associates and
joint ventures

During the year ended 31 December 2021, the Group
did not have any material acquisitions of subsidiaries,
associates and joint ventures.
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TEERFIWE S

FINANCIAL REVIEW (Continued)

Material disposals of subsidiaries, associates and
joint ventures (Continued)

In May 2021, the Group disposed of 62,195,000 shares
in Global Mastermind at the aggregate consideration
of HK$123,839,000 (net of transaction costs) on the
Exchange. Prior to the disposal, Global Mastermind was
a 24.85% owned associate of the Company, and Global
Mastermind had been accounted for as an investment in
associate in the consolidated financial statements of the
Group. Upon completing the disposal, the Group held
64,730,000 shares in Global Mastermind, representing
12.67% of the issued share capital of Global Mastermind
and Global Mastermind ceased to be an associate of the
Company. The disposal resulted in the gain on disposal
of associate of HK$146,321,000 to the Group. The
remaining 64,730,000 shares in Global Mastermind have
been accounted for as financial assets at FVTPL for
financial reporting purposes.

Other than as disclosed above, the Group did not have
any material disposals of subsidiaries, associates and
joint ventures during the year ended 31 December 2021.

Pledge of assets

At 31 December 2021, the following Group’s assets were
pledged:

(@) the Shun Tak Property with a carrying amount
of HK$340,247,000 (31 December 2020:
HK$350,758,000), of which HK$175,747,000
(31 December 2020: HK$210,758,000) is
classified under “property, plant and equipment”
and HK$164,500,000 (31 December 2020:
HK$140,000,000) is classified under “investment
properties”, for securing the banking facilities
granted to the Group;

(b) the 100% issued shares in Eternity Investment
(China) Limited (formerly known as China Jiuhao
Health Industry Group Limited) with the unaudited
combined net assets of HK$1,348,436,000
after adjusting for purchase price allocation (31
December 2020: HK$1,212,786,000) for securing
the Guaranteed Secured Notes; and
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Management Discussion and Analysis

FINANCIAL REVIEW (Continued)
Pledge of assets (Continued)

(c) the Group’s listed equity securities in Hong Kong
with a fair value of HK$162,026,000 (31 December
2020: HK$231,228,000), of which HK$116,962,000
(31 December 2020: HK$131,101,000) is
related to the Group’s financial assets at FVTPL
and HK$45,064,000 (31 December 2020:
HK$100,127,000) is related to part of the Group’s
listed investment in an associate, for securing the
margin financing facilities granted to the Group.

Material commitments

At 31 December 2021, the Group had a total
commitment of HK$264,792,000 (31 December 2020:
HK$238,288,000) relating to the development costs
for the Subject Land, which were contracted but not
provided for.

Exchange risk and hedging

The majority of the Group’s transactions, assets and
liabilities are denominated in Hong Kong dollars and
Renminbi. The Group is exposed to exchange risk
with respect mainly to Renminbi which may affect its
performance. The directors closely monitor statement of
financial position and cash flow exchange risk exposures
and where considered appropriate use financial
instruments, such as forward exchange contracts,
foreign currency options and forward rate agreements,
to hedge this exchange risk. During the year ended 31
December 2021, no financial instruments for hedging
purposes were used by the Group.

Contingent liabilities

On 6 May 2021, a Beijing law firm as plaintiff filed a civil
claim to the People’s Court in Chaoyang District, Beijing,
Mainland China against four defendants, one of the four
defendants is dt I 4t 3# 1 3% 5 #8 /& B IR 2 7 (Beijing
Bayhood No. 9 Business Hotel Company Limited,
“Bayhood No. 9 Co.”), a wholly-owned subsidiary of the
Company, for an unsettled legal fee of RMB31,000,000
(equivalent to HK$37,256,000) (excluding overdue
interest) regarding an engagement of such law firm by
the four defendants to resolve a civil dispute brought
against them by an independent third party in relation to
a property transaction in 2010. Details of the civil claim
are disclosed in the Company’s announcement dated 6
August 2021.
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TEERFIWE S

FINANCIAL REVIEW (Continued)
Contingent liabilities (Continued)

The Group has been advised by a Mainland Chinese
legal adviser that the possibility of Bayhood No. 9 Co.
being required to pay the unsettled legal fee is remote.
Accordingly, no provision for any liability arising from the
civil claim has been made.

Employees and remuneration policy

At 31 December 2021, the headcount of the Group
was 85 (2020: 65). Staff costs (including directors’
emoluments) amounted to HK$69,256,000 in the year
ended 31 December 2021 (2020: HK$45,294,000). The
increase in staff costs was mainly attributable to (i) a
HK$2,253,000 increase in fees paid to the directors
of certain subsidiaries and (ii) the recognition of the
equity-settled share-based payment expenses of
HK$16,377,000 arising from the grant of share options
to executive directors and employees of the Group. In
addition to basic salaries, contributions to retirement
benefits scheme and discretionary bonus, staff benefits
include medical scheme, share options, and share
awards.

Key performance indicators
The Company has defined the following key performance

indicators (“KPIs”) which are closely aligned with the
performance of the Group.
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For the year ended 31 December

BET-A=t-HLEE

Notes 2021 2020
Wi —g--% —g-gk
Revenue g HK$272,165,000 7 T HK$221,757,00058 T
Profit/(loss) for the year attributable to owners of ~ K7 FHH ABEAEE R,/
the Company (58) (HK$200,375,0007%)  (HK$140,858,000 %)
Equity attributable to owners of the Company KAAEEAELER HK$2,193,442,00038 %  HK$2,368,661,0008 T
Return on financial assets at FVTPL BOVEABBRZEREEL
EE: 1 -11% 56%
Return on loan receivables ERERZEH 8% 6%
Return on capital employed in sale of jewelry HERBERMAEAZER
products 3 13% -43%
Return on property investment NEREZER 4 3% -3%
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FINANCIAL REVIEW (Continued)
Key performance indicators (Continued)
Notes:

1. Return on financial assets at FVTPL includes trading gains
and losses, gains and losses arising on change in fair value,
and dividend income. It is measured as a percentage against
opening fair value of financial assets at FVTPL.

2. Return on loan receivables includes interest income and
written-off. It is measured as a percentage against average
loan receivables (before accumulated allowance for ECL and
accrued interest receivables).

3. Return on capital employed in sale of jewelry products
represents segment profit or loss from sale of jewelry
products business divided by average capital employed and
is measured as a percentage.

4. Return on property investment includes gains and losses
arising on change in fair value, rental income, gains and
losses on disposal less amortisation of intangible assets in
respect of the Club, depreciation expenses of the property,
plant and equipment of the Club, depreciation of right-of-use
assets in respect of the Club, and interest on lease liabilities
in respect of the Club. It is measured as a percentage against
opening fair value of investment properties, opening carrying
amounts of intangible assets in respect of the Club and
opening carrying amounts of property, plant and equipment
of the Club.

Commentary on the performance of the Group against
each of the KPIs is set out above and “OPERATIONS
REVIEW” below.

These KPIls are reviewed regularly and amended
occasionally to correspond with the changing mix of the
Group’s principal activities.

OPERATIONS REVIEW

Sale of financial assets business

During the year ended 31 December 2021, the Group’s
sale of financial assets business reported a segment
loss (before taxation) of HK$53,799,000, whereas a
segment profit (before taxation) of HK$191,807,000
was recorded in the previous year. The deterioration in
segment results was due to the recognition of the loss
of HK$117,541,000 arising on change in fair value of
financial assets at FVTPL, which fully offset the trading
gain of HK$62,164,000.
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TEERFIWE S

OPERATIONS REVIEW (Continued)
Sale of financial assets business (Continued)

During the year ended 31 December 2021, the Group
acquired nine Hong Kong-listed equity securities at the
aggregate acquisition costs of HK$116,131,000 and
made the trading gain of HK$62,164,000 from selling six
Hong Kong-listed equity securities with the aggregate
carrying amounts of HK$282,491,000 at the aggregate
net sale proceeds of HK$344,655,000.

In May 2021, the Group disposed of 62,195,000 shares
in Global Mastermind at the aggregate consideration
of HK$123,839,000 (net of transaction costs) on the
Exchange. Upon completing the disposal, the Group
held 64,730,000 shares in Global Mastermind and
Global Mastermind ceased to be an associate of the
Company. Accordingly, the 64,730,000 shares in Global
Mastermind with a fair value of HK$129,460,000 have
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been accounted for as financial assets at FVTPL for

financial reporting purposes.

Movements in the carrying amount of the equity
securities held by the Group recorded as “financial
assets at FVTPL” during the years ended 31 December

RBE-ZE-_-—FR_ZF_FF+_A=*+-—
AIEFER  HAEESFBELARSRAF
Bt ABBERZEREE | 2RAR S ZRE

2021 and 2020 are as follows: EE2FUT :
2021 2020
B —ECEF
HK$°000 HK$’000
FAET FBT
Carrying amount at 1 January R—A—HB2ZREE 410,395 240,815
Add:  acquisitions b/ BA 116,131 105,050
transfer from interests in BEARBEE AT 2
associates R 129,460 -
gain arising on change in fair R AT EEEELE
value recognised pdl g - 140,509
Less: disposals Bt HeE (282,491) (75,979)
loss arising on change in fair BRATEEZBEE
value recognised ZEB (117,541) -
Carrying amount at 31 December R+=-B=+—B=zKHEA 255,954 410,395
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Management Discussion and Analysis

Sale of financial assets business (Continued)

Details of the equity securities held by the Group
recorded as “financial assets at FVTPL” at 31 December

2021 are as follows:
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kth#A PANTE BELE EYZRE (&)
HK$' 000 HK$' 000 HK$' 000
FET FEr Fér
Name of Hong Kong-listed equity &% L RARS 48
securities
Affluent Partners Holdings Ltd. EEZRERAR
(stock code: 1466) (R4 - 1466) 1,674,200 204 0.01% - (42)
Boill Healthcare Holdings Ltd. REREERERAT
(stock code: 1246) (R : 1246) 29,000,000 5220 0.14% - (1,160)
Brockman Mining Ltd. TRREREERLT
(stock code: 159) (RARS : 159) 68,327,000 19,815 0.52% - 9,859
Frontier Services Group Ltd. FEREERERAF
(stock code: 500) (RARS - 500) 47,807,000 29,640 0.78% - (6,621)
Global Mastermind Holdings Ltd. RRAEEEERLA
(stock code: 8063) (R - 8063) 64,730,000 7120 0.19% - (122,340)
Huanxi Media Group Ltd. BEEREEARDA
(stock code: 1003) (R - 1003) 32,960,000 46,474 1.20% - (5,429)
Huayi Tencent Entertainment EHRNREERLT
Company Ltd. (RARE : 419)
(stock code: 419) 195,462,649 42,024 1.11% - 2,170
Kingston Financial Group Ltd. EHIELRRRARAT
(stock code: 1031) (RS - 1031) 33,028,000 12,716 0.33% - (9,743)
Lajin Entertainment Network Group Ltd. #IE@REEERAH
(stock code: 8172) (RARS - 8172) 25,500,000 6,375 0.17% - 4,590
Link-Asia International Medtech RUBREENRERERAF
Group Ltd. (stock code: 1143) (RAFSE - 1143) 1,500,000 293 0.01% - (270)
Nayuki Holdings Ltd. RENFERERAR
(stock code: 2150) (RAfE : 2150) 19,000 163 0.00% - (217)
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EEBMRR 7T
OPERATIONS REVIEW (Continued) HEKEIEE(E)
Sale of financial assets business (Continued) HETREEXEK (&)
Fair
value as Gain/(loss)
compared arising
to the Dividend on change
consolidated received/ in fair value
total receivable recognised
Number of assets of the in the in the
shares held at Fair value at Group at year ended year ended
31 December 31 December 31 December 31 December 31 December
2021 2021 2021 2021 2021
HE
“RC-F
tZB=1-H
AVER Bz LEE
R AZER IRz-F ERR
ZR>-F i ZR2-F fZA=1-H AYERD
tZB=t-H “E--F +ZAZt-A LEE frE%Z
K8z tZA=t-H RREE B/ kg
kH#A PR BELE ElZRE (B#8)
HK$' 000 HKS' 000 HKS$' 000
FiEr FEr FEr
Nimble Holdings Company Ltd. HEERERLT
(stock code: 186) (RARE : 186) 83,673,268 41,000 1.08% - (7,189)
Ocean Line Port Development Ltd. EMANRRERLT
stock code: 8502) (RS - 8502) 12,096,000 3,326 0.09% - 242
SuperRobotics Holdings Ltd. BABRERBRAR
(stock code: 8176) (A3 : 8176) 8,925,000 3,570 0.09% - (2,753)
Town Health International Medical EREAREEEEERLT
Group Ltd. (stock code: 3886) (RARS: : 3886) 70,000,000 30,800 0.81% - 26,177
Yunfeng Financial Group Ltd. ERCRRERRAA
(stock code: 376) (i3t : 376) 5,344,000 7214 0.19% - (4,821)
255,954 - (117,541)
Name of unlisted equity securities Bk LT RABSEH
Hsin Chong Group Holdings Ltd. FEEEERERAR 90,000,000 - 0.00% - -
255,954 - (117,541)
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OPERATIONS REVIEW (Continued)
Sale of financial assets business (Continued)

During the year ended 31 December 2021, the Group
also acquired two unlisted equity securities at the
aggregate consideration of HK$26,518,000. The major
assets of the two unlisted equity securities are their
29% equity interests in a company engaging in trading
and supply of tea and food-related products. As the
Group intends to hold the two unlisted equity securities
as long-term investments, the two unlisted equity
securities are recorded as “equity instruments at fair
value through other comprehensive income”. At the
end of the reporting period, the Group measured the
two unlisted equity securities at fair value based on
a valuation prepared by an independent professional
valuer and recognised a loss of HK$598,000 arising on
change in fair value in other comprehensive income.

The directors believe that the future performance of the
equity securities held by the Group is primarily affected
by economic factors, investor sentiment, demand
and supply balance of an investee company’s shares,
and fundamentals of an investee company, such as
investee company’s news, business fundamentals and
development, financial performance and prospects.
Accordingly, the directors closely monitor the above
factors, particularly the fundamentals of each investee
company in the Group’s equity securities portfolio, and
proactively adjust the Group’s equity securities portfolio
mix to improve its performance.

Money lending business

During the year ended 31 December 2021, the Group’s
money lending business generated interest income on
loans amounting to HK$81,808,000, a 10% increase
from HK$74,361,000 for the previous year, and reported
a segment loss (before taxation) of HK$196,413,000,
a 32% increase from HK$148,768,000 for the previous
year. The deterioration in segment results was
attributable to the HK$53,570,000 increase in allowance
for ECL as discussed below.

During the year ended 31 December 2021, the Group
granted nine new loans in the aggregate principal
amount of HK$373,000,000 to eight customers and
extended the final repayment date of one loan in the
aggregate principal amount of HK$40,000,000. The
Group’s customers made drawings in the aggregate
principal amount of HK$375,595,000 from the existing
and new loans and repaid HK$305,073,000 to the
Group.

TERFWRE SN

XBOREE (&)
HETHMEEXK (A

REZ-_E-—F+-A=+—HLEER -
AEBNBAMEFE ETRAES  BREA
26,518,000 T - ZMEK LR AFHF2E
ZEEANEN —HBRSEEREREBRERE
SREEEKR AT Z229% RAER - AR
AEEREEEZMEFR LTRABSIEARS
BRE ZMEFLTRAZBZRDIARIEAIZ
AFEFAEMEERGE2EEZTA |- AR
HHR AEERBE BB LEXAEMER
ZEERAFEFTEZMEF LTRAES -

TRAEMEZHKRERIAQNFELBDELEE
598,000 7T °

EEME AEEEBEZRARS 2 RKKRE
HEARELZERRNE - REEFERS - #IKR
ERARO2HRBEARBEREA TR ZELRE
Z(MBEREVNRZHE - EBEARER#
B UBRARAS)AEE -l EFH
JERERRE  LHASEREAZSASZ
EEWREVRAZEAEE » WEBHBARE
BzRAFBSREMLS  UREEKRR -

BEXR%

REBEEZE-E-_—F+-A=+—-—HLEE
A AEBZEBEERELEZERINERA
#£81,808,00058 Jt ' & £ F 274,361,000
BT IN10% > BB o EE(BRBIAT)
196,413,00078 7T * B £ F #9148,768,0008
TCIEIN32% o DA EBEBE RN THERE
;f;Z%E,HH1%%&;%1%%&1%%%[153,570,0005%7‘5
é& o

REBE-E-—F+=-A=+—-—HLFE
A AEEONBEFRENELRSHEEA
373,000,000 B T 2T EF  WER—E4X &
HEE 540,000,000 B t 2 BEERZBERE
AW - XEBZEFREERFERPIRI
R&#ZE375,595,0008 T » WRIAEBREES
305,073,000 & 7T ©



22

Management Discussion and Analysis

TEERFIWE S

OPERATIONS REVIEW (Continued)
Money lending business (Continued)

At 31 December 2021, 17 loans remained outstanding,
in which (i) 11 loan receivables with the aggregate gross
balance of HK$397,948,000 were classified under stage
1 (initial recognition), and (ii) six loan receivables with
the aggregate gross balance of HK$686,487,000 were
classified under stage 3 (credit-impaired). During the
year ended 31 December 2021, two loan receivables
with the aggregate gross balance of HK$238,727,000
were transferred from stage 1 (initial recognition) to
stage 3 (credit-impaired) as the customer failed to repay
one of the loans and the accrued interest thereon after
the reporting period. A loan receivable with a gross
balance of HK$188,044,000 was transferred from stage
1 (initial recognition) to stage 3 (credit-impaired) as the
customer failed to pay interest for more than six months.
In addition, the loan receivable with a gross balance
of HK$148,458,000 previously classified under stage
2 (significant increase in credit risk) was transferred to
stage 3 (credit-impaired) as the customer failed to pay
interest for more than six months.

At the end of the reporting period, the directors
performed an impairment assessment on the Group’s
loan receivables with reference to a valuation prepared
by an independent professional valuer. The valuation
measured impairment on loan receivables using the
general approach, which is often referred to “three-stage
model”, under Hong Kong Financial Reporting Standard
9 Financial Instruments. Based on the valuation,
a total allowance for ECL on loan receivables of
HK$251,002,000 was made, a HK$53,570,000 increase
compared to that for the year ended 31 December
2020. Of the total allowance for ECL, HK$11,389,000
was reversed for loan receivables classified under
stage 1 (initial recognition), and HK$262,391,000 was
recognised for loan receivables classified under stage 3
(credit-impaired).
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OPERATIONS REVIEW (Continued)
Money lending business (Continued)

There was a reversal of allowance for ECL of
HK$11,389,000 under stage 1 (initial recognition) due
to (i) the repayment of three loans during the year
ended 31 December 2021 and (ii) the decrease in the
probability of default in calculating the 12-month ECL
resulting from the global economy’s recovery following
the deployment of the vaccination programme in early
2021. For the loan receivables classified under stage 3
(credit-impaired), the allowance for ECL increased from
HK$123,727,000 in the year ended 31 December 2020
to HK$262,391,000 in the year ended 31 December
2021. This increase was due to the recognition of (i)
an allowance for ECL of HK$240,979,000 for the three
loan receivables with the aggregate gross balance
of HK$426,770,000 transferred from stage 1 (initial
recognition) to stage 3 (credit-impaired), an allowance
for ECL of HK$28,493,000 for the loan receivable with a
gross balance of HK$148,458,000 transferred from stage
2 (significant increase in credit risk) to stage 3 (credit-
impaired), and (iii) an allowance for ECL of HK$4,000
for an existing loan receivable with a gross balance
of HK$102,033,000 classified under stage 3 (credit-
impaired), which were partially offset by a reversal of
allowance for ECL of HK$7,085,000 resulted from the
repayment of a loan.

Since the financial year of 2020, the Group has
recorded a substantial increase in the allowance for
ECL on its loan receivables. The Group believes that
such a substantial increase was primarily attributable
to the outbreak of the COVID-19 pandemic in early
2020, which has an adverse impact on the financial
condition and cash flow of several customers. In
addition, it is evidenced by the money lending business
that contributed positively to the Group prior to the
COVID-19 pandemic. Nevertheless, the Group will
continue to monitor the performance of its loan portfolio
closely, especially in the repayment and financial
condition of each customer.

At 31 December 2021, the Group’s loan receivables,
together with accrued interest receivables (before
accumulated allowance for ECL), amounted
to HK$1,084,435,000 (31 December 2020:
HK$976,599,000).
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TEERFIWE S

OPERATIONS REVIEW (Continued)
Money lending business (Continued)

Information on the Group’s money lending business,
including (i) business model, (ii) internal control system,
(ili) basis of determining the allowance for ECL on loan
receivables, and (iv) major terms of each outstanding
loan receivables, are disclosed in note 54 to the
consolidated financial statements.

Sale of jewelry products business

During the year ended 31 December 2021, the Group’s
sale of jewelry products business generated revenue of
HK$90,764,000, a 31% increase from HK$69,269,000
for the previous year, and reported a segment profit
(before taxation) of HK$1,682,000, whereas a segment
loss (before taxation) of HK$13,103,000 was reported in
the previous year. The turnaround in segment result was
due to (i) the increase in the sale of jewelry products, (ii)
an improvement in gross profit margin from -0.41% to
12%, and (iii) the absence of the previous year’s loss of
inventories of HK$4,914,000 due to theft.

During the year, the Group’s sale of jewelry products
business achieved a 31% growth in its revenue. As the
progress of vaccination was going to drive the pace
of economic recovery in Western countries, the Group
received sales orders from its European customers and a
local agent for American customers in the second half of
2021. Consequently, the Group recorded improvements
in gross profit and gross profit margin in the year ended
31 December 2021. In addition, the development of
the Group’s own business-to-business sales portal
for business development and placing sales orders is
at the final testing stage. The Group expects that the
business-to-business sales portal will be launched in
the second quarter of 2022, which will enhance its sales
and marketing capabilities.

At the end of the reporting period, the directors
performed an impairment assessment on the Group’s
trade receivables with reference to a valuation prepared
by the independent professional valuer. Based on the
valuation, an allowance for ECL on trade receivables
of HK$184,000 was reversed. The reversal of the
HK$184,000 was due to the decrease in the probability
of default in calculating the 12-month ECL resulting from
the global economy’s recovery following the deployment
of the vaccination programme in early 2021.
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OPERATIONS REVIEW (Continued)
Sale of jewelry products business (Continued)

At 31 December 2021, the Group’s inventories of jewelry
products, including raw materials, work-in-progress,
and finished goods, amounted to HK$31,681,000 (31
December 2020: HK$28,618,000). The Group’s sale
of jewelry products business had undelivered sales
orders amounting to HK$4,318,000 (31 December 2020:
HK$2,200,000).

Property investment business

During the year ended 31 December 2021, the Group’s
property investment business generated rental income
of HK$37,429,000, a 39% increase from HK$26,868,000
for the previous year, and recorded a segment loss
(before taxation) of HK$41,878,000, a 16% decrease
from HK$49,979,000 for the previous year. Of the total
rental income, HK$32,719,000 was generated from the
assets of the Club and HK$4,710,000 was generated
from the investment property portion of the Shun Tak
Property.

The increase in rental income was mainly attributable
to the 30% increase in the rental income of the assets
of the Club since October 2020 in accordance with the
terms of the signed club lease agreement. In addition,
the appreciation of Renminbi during the year contributed
to the increase in rental income as the rental income
of the assets of the Club were received and receivable
in Renminbi. The improvement of the segment results
was attributable to (i) the absence of the previous
year’s loss arising on change in fair value of investment
properties of HK$19,200,000, (ii) the increase in rental
income generated from the leasing of the assets of the
Club as discussed above, and (iii) the recognition of a
gain of HK$3,800,000 arising on change in fair value of
investment properties.

In May 2020, the Group invited tenders to build seven
blocks of three-storey residential serviced apartments
and two blocks of three-storey office buildings on
the second and third phases of the Subject Land and
awarded the tender to a Mainland Chinese construction
company in June 2020. Please refer to the section
headed “Business update on the development of
the Subject Land” below for more information on the
development of the Subject Land.
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OPERATIONS REVIEW (Continued)
Property investment business (Continued)

In January 2021, the Group changed the use of
an office unit of the Shun Tak Property for earning
rental purposes. At the date of change in use, the
office unit had a carrying amount of HK$24,215,000
and a fair value of HK$20,700,000. Accordingly, the
office unit was transferred from “property, plant and
equipment” to “investment properties” at the fair value
of HK$20,700,000 for financial reporting purposes.
Although more office space of the investment property
portion of the Shun Tak Property was leased out, the
Group did not record an increase in the rental income
generated from the investment property portion of the
Shun Tak Property as offices leasing market in Hong
Kong was affected by greater vacancy and pressure of
reduction in rent.

At the end of the reporting period, the directors
performed impairment tests for the goodwill arising from
the acquisition of Smart Title Limited and the intangible
assets relating to (i) the rights to construct and operate
the club facilities of the Club and (ii) the rights to
develop and operate the Subject Land and the rights
to manage the properties erected on the Subject Land
with reference to two discount cash flow projections
to assess the value in use of the property investment
business in Beijing, Mainland China. As the recoverable
amount of the cash-generating unit of the Group’s
property investment operations under Smart Title
Limited exceeded its carrying amount, no impairment of
goodwill and intangible assets were required.

At the end of the reporting period, the directors tested
the right-of-use assets in respect of the Club and the
Subject Land for impairment with reference to the two
discount cash flow projections to assess the value in
use of the property investment business in Beijing,
Mainland China and concluded that no impairment for
the Group’s right-of-use assets was required.

At the end of the reporting period, the directors
measured the investment property portion of the Shun
Tak Property at fair value. Based on the property
valuation report prepared by the independent qualified
valuer, the fair value of the investment property portion of
the Shun Tak Property increased from HK$140,000,000
at 31 December 2020 to HK$164,500,000 (including the
fair value of the office unit of HK$20,700,000 transferred
from “property, plant and equipment” in January 2021) at
31 December 2021. Accordingly, the Group recognised
the gain of HK$3,800,000 arising on change in fair value
of investment properties.
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OPERATIONS REVIEW (Continued)

Business update on the development of the Subject
Land

The Company’s indirect wholly-owned subsidiary,
Bayhood No. 9 Co. owns (i) the rights to construct
and operate the Club; and (ii) the rights to develop
and operate the Subject Land and the rights (the
“Management Rights”) to construct and manage
properties erected on the Subject Land (each a
“Property” and collectively, the “Properties”) for around
40 years until 30 January 2062. As disclosed previously
in the Company’s annual report for the year ended 31
December 2020, due to the unprecedented impact of
COVID-19 pandemic on the hotel industry, the Company
has modified its business strategy for the second
and third phases of the Subject Land such that the
Properties will be leased out on a long-term or short-
term lease basis.

According to the development plan for the second
and third phases of the Subject Land, a total of seven
blocks of three-storey residential serviced apartments
comprising of 279 residential serviced apartments with
an aggregate gross floor area of 45,165 square meters
(with individual serviced apartment of sizes ranging
from approximately 88 to 459 square meters), together
with two blocks of three-storey office buildings each
having a gross floor area of approximately 6,300 square
meters, are being constructed and offered for lease by
Bayhood No. 9 Co.. The building works commenced
in July 2020. However, due to certain external factors,
such as new environmental requirements for building
works and weather, the building works are delayed.
However, it is expected that three blocks of three-storey
residential serviced apartments will be complete and
ready for the delivery of vacant possession in the third
quarter of 2022. The total construction costs of phases
two and three of the Subject Land was budgeted at
RMB730,000,000 (equivalent to HK$892,863,000).
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OPERATIONS REVIEW (Continued)

Business update on the development of the Subject
Land (Continued)

Marketing activities were launched by the Group since
August 2020. Up to 31 December 2021, 32 residential
serviced apartments were successfully leased out by
Bayhood No. 9 Co.. All the leases were separately
negotiated by the Group’s marketing staff in Mainland
China on arm’s length basis in the Group’s ordinary
course of business at different times by way of genuine
standalone transactions. To the best of the directors’
knowledge, information and belief having made all
reasonable enquiries, all the lessees (and the ultimate
beneficial owners of the corporate lessees) are third
parties independent of and not related to the Company
and its connected persons or associates (as such
terms are defined in the Rules Governing the Listing of
Securities on the Exchange (the “Listing Rules”)).

The lease agreements entered into with the lessees
of the Properties were negotiated with each lessees
separately but the Group endeavoured to include the
following key terms: (a) the lease period being negotiated
with each lessee separately, which may be long-term
or short-term depending on the lessee’s preference,
but in any event shall not exceed the remaining tenure
of the Management Rights; (b) the payment terms (the
“Payment Terms”) being negotiated between Bayhood
No. 9 Co. and the relevant lessee, ranging from the
paying off of the total rental income for the entire lease
period (the “Total Rental Income”) in lump-sum(s) or
by instalments; (c) the title of the Properties erected
on the Subject Land being owned by Bayhood No. 9
Co., and the lessees being required to surrender the
Properties back to Bayhood No. 9 Co. unconditionally
and without receiving any compensation at the end of
the lease period; and (d) the lessees being liable to pay
a break fee on default of the lease agreement, which is
equivalent to 15% of the Total Rental Income.
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OPERATIONS REVIEW (Continued)

Business update on the development of the Subject
Land (Continued)

Under the applicable accounting standards, long-term
agreements are treated as finance leases, and the Group
recognises the Total Rental Income for long-term lease
agreements, discounted at market interest rate over
the period in which the instalments are paid (subject to
the Payment Terms of the relevant lease agreement),
as revenue on the delivery of vacant possession of a
relevant Property to a lessee. Any Total Rental Income
committed but not yet due to be paid by a lessee under
the Payment Terms stipulated in the relevant lease
agreement will be booked as trade receivables until
payment. On default by a lessee, the break fee will be
booked as trade receivables until payment and any
unpaid trade receivables will be derecognised from the
Group’s statement of financial position. Short-term lease
agreements are treated as operating leases, and the
Group recognises the Total Rental Income as revenue
on a straight-line basis over the term of the relevant
lease agreement commencing on the delivery of vacant
possession of a relevant Property to a lessee.

In order to meet the leasing target, the Group’s Mainland
Chinese marketing team will strive to achieve a high
level of occupancy rate through competitive pricing
policy as compared to similar properties in adjacent
areas and flexible Payment Terms to provide incentives
to interested lessees. The Group has also established
a performance-linked remuneration system to provide
incentives to its Mainland Chinese marketing team,
who are staff of the Group, responsible for the leasing
activities of this project. Through the efforts of its staff,
the Group is hopeful to benefit from the continuous
income stream derived from the annual rental income of
this project for the remaining period of the Management
Rights.

If the applicable ratios for any leases to be entered into
by Bayhood No. 9 Co. in future exceed the relevant
percentage thresholds, the Company will comply with
the announcement and/or shareholders’ approval
requirements under Chapter 14 of the Listing Rules.
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OPERATIONS REVIEW (Continued)
Investments in associates

Elite Prosperous is an investment holding company
and the principal asset of which was the term loan of
US$10,000,000 (equivalent to HK$78,410,000) advanced
to an unlisted investment holding company. The
principal subsidiaries of the unlisted investment holding
company are engaged in (i) agency payment services,
(ii) currency exchange services, and (iii) provision of
online, mobile and cross-border payment services.
Pursuant to the loan instrument, Elite Prosperous is
entitled to convert the term loan into (i) such number
of preferred shares in the capital of the unlisted
investment holding company, or (ii) such number of
preferred shares in the capital of one of the wholly-
owned subsidiaries of the unlisted investment holding
company, which is engaged in the provision of online,
mobile and cross-border payment services. In May
2019, a subsidiary of the unlisted investment holding
company was awarded a stored value facilities licence
by Hong Kong Monetary Authority. In August 2021, Elite
Prosperous entered into a debt conversion agreement
with the unlisted investment holding company, pursuant
to which the term loan was converted into 47,643
ordinary shares in the unlisted investment holding
company for preparing an initial public offering of
its shares in the United States. The ordinary shares
represent 2.65% of the entire issued share capital of
the unlisted investment holding company. At the end
of the reporting period, Elite Prosperous measured its
investment in the unlisted investment holding company
at fair value. Based on a valuation report prepared by an
independent professional valuer, the investment had a
fair value of HK$23,648,000 at 31 December 2021 and
Elite Prosperous recognised a loss of HK$2,078,000
arising on change in fair value of its investment in the
unlisted investment holding company. During the year
ended 31 December 2021, Elite Prosperous reported a
loss of HK$2,078,000, and the Group shared a loss of
HK$1,018,000 from Elite Prosperous.
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OPERATIONS REVIEW (Continued)
Investments in associates (Continued)

China Healthwise is an investment holding company
and its subsidiaries are principally engaged in sales
of Chinese health products, money lending business,
and investment in financial instruments. During the
year ended 31 December 2021, the Group further
acquired 7,050,000 shares in China Healthwise at
a consideration of HK$2,199,000 on the Exchange.
Accordingly, the Group’s shareholding interests in
China Healthwise increased from 20.27% to 21.19%.
The further acquisition of 7,050,000 shares in China
Healthwise resulted in the gain on bargaining purchase
of associate of HK$926,000. During the year ended
31 December 2021, China Healthwise reported a
loss of HK$103,046,000 and the Group shared a
loss of HK$22,235,000 from China Healthwise. The
deterioration in China Healthwise’s results for the year
ended 31 December 2021 was mainly due to (i) the
absence of the previous year’s segment profit of its own
brand manufacturing toys business, which was disposed
of in October 2020, and (ii) a substantial increase in
impairment loss on loan receivables.

Global Mastermind is an investment holding company
and its subsidiaries are principally engaged in the
provision and operation of travel business, treasury
management business, money lending business and
provision of securities, finance advisory services, and
asset management services. On 7 May 2021, Global
Mastermind allotted and issued 84,507,042 new shares
pursuant to the exercise of the conversion rights
attached to the convertible bonds of HK$60,000,000 by
the bondholder, and the Group’s shareholding interests
in Global Mastermind was diluted from 29.77% to
24.85%. As a result, the Group recognised the loss
on deemed disposal of associate of HK$3,323,000. In
May 2021, the Group disposed of 62,195,000 shares
in Global Mastermind at the aggregate consideration
of HK$123,839,000 (net of transaction costs) on
the Exchange. Upon completing the disposal, the
Group held 64,730,000 shares in Global Mastermind,
representing 12.67% of the issued share capital of
Global Mastermind, and Global Mastermind ceased
to be an associate of the Company. Accordingly, the
Group recognised the gain on disposal of associate of
HK$146,321,000, and the 64,730,000 shares in Global
Mastermind have been accounted for as financial assets
at FVTPL for financial reporting purposes. During the
period from 1 January 2021 to 24 May 2021 (being
the date on which Global Mastermind ceased to be an
associate of the Company), Global Mastermind reported
a profit of HK$20,960,000 and the Group shared a profit
of HK$6,241,000 from Global Mastermind.
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OPERATIONS REVIEW (Continued)
Future Prospects

The directors believe that the key risk of 2022 is the
impact of Russia sanctions on the global economy. It is
expected that the effect of the sanctions will come in
the form of higher commodities prices, such as oil, gas,
base metals, and grains. Higher commodities prices
will fuel global inflation in 2022 and possibly in 2023. In
addition, the sanctions will create complex policy trade-
offs and further complicate the policy landscape as the
global economy recovers from the COVID-19 pandemic.
As a result, the global outlook for 2022 remains
uncertain, and the directors expect periods of volatility
in 2022.

The directors expect the global outlook for 2022 remains
uncertain. However, the directors recognise that an
uncertain outlook can coincide with a good opportunity
to invest. As such, the directors will cautiously monitor
the equity market, adjust the Group’s equity securities
portfolio from time to time, and realise the equity
securities held by the Group into cash as and when
appropriate in 2022.

Given the challenges faced by the global economy,
the directors will adopt a more cautious approach in
screening customers and approving new loans in order
to reduce the Group’s credit risk and continue to monitor
the performance of the Group’s loan portfolio closely,
especially in the repayment and financial condition of
each customer. The directors expect that the interest
income on loans generated from the Group’s money
lending business in 2022 will remain the same as in
2021.

Due to the spread of the highly transmissible Omicron
variants in the fourth quarter of 2021 in Europe and
the United States, the Group’s sale of jewelry saw a
decrease in sales orders from its major markets in the
first quarter of 2022. As such, the directors expect the
performance of the Group’s sale of jewelry products
business will slightly improve in 2022 as compared to
2021.
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OPERATIONS REVIEW (Continued)
Future Prospects (Continued)

As three blocks of three-storey residential serviced
apartments will be complete and ready for the delivery
of vacant possession in the third quarter of 2022,
the directors expect the performance of the Group’s
property investment business will be improved in 2022.
However, given that the development of the second and
third phases of the Subject Land is already underway,
the directors will put more effort and resources into
the Group’s property investment business to ensure
the development of the second and third phases of the
Subject Land completes as planned.

Due to the economic and market uncertainty, the
directors remain cautious and watchful over the key
risk for 2022 and its impact. Accordingly, the directors
commit to leading the Group to weather the challenges
and continue to monitor the business environment
cautiously, and strengthen the Group’s business
foundation by focusing on its existing businesses.

EVENTS AFTER THE END OF THE REPORTING
PERIOD

Subsequent to 31 December 2021, the fair value of
the Group’s financial assets at FVTPL decreased
from HK$255,954,000 at 31 December 2021 to
HK$217,998,000 at the date of the annual report.

ADDITIONAL INFORMATION ON AUDIT
QUALIFICATIONS

Audit qualifications

The Company’s independent auditors, HLB Hodgson
Impey Cheng Limited (“HLB”), have expressed a
qualified opinion on the Group’s consolidated financial
statements for the year ended 31 December 2021.
Such qualified opinion is related to (a) share of results
of associates and gain on disposal of associate,
and (b) corresponding figures in relation to interests
in associates. Details of such qualified opinion are
disclosed in the paragraph headed “Basis for Qualified
Opinion” in the Independent Auditors’ Report on the
consolidated financial statements of the Group for the
year ended 31 December 2021.

Executive directors’ view on the audit qualifications

(a) Share of results of associates and gain on disposal
of associate

The executive directors understand that this audit
qualification was caused by the unavailability of
accounting books and records of Safe2Travel
Pte. Ltd. (“Safe2Travel”), the principal subsidiary
of Harvest Well, after the disposal of Harvest
Well International Limited (“Harvest Well” or
“HW”), a then wholly-owned subsidiary of Global
Mastermind, by Global Mastermind to a purchaser
(the “HW Purchaser”) in August 2021.
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ADDITIONAL INFORMATION ON AUDIT
QUALIFICATIONS (Continued)

Executive directors’ view on the audit qualifications
(Continued)

(@)

Share of results of associates and gain on disposal
of associate (Continued)

The executive directors have obtained an
understanding fr