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 Financial summary and valuation 
 2011 2012 2013 2014E 2015E 

Revenue (Rmbm) 71,783 103,116 135,419 167,218 206,980 
YoY (%) 41.54% 43.65% 31.33% 23.48% 23.78% 
Net income (Rmbm) 9,625 12,551 15,118 18,051 20,718 
YoY (%) 32.15% 30.40% 20.45% 19.39% 14.78% 
EPS (Rmb) 0.88 1.14 1.37 1.64 1.88 
Core EPS (Rmb) 0.88 1.14 1.37 1.64 1.88 
ROE (%) 19.8% 21.5% 21.5% 21.9% 22.2% 
Net Gearing (%) 30% 38% 61% 55% 50% 
Dividend Yield (%) 1.4 1.8 4.1 5.0 6.2 
PE (x) 11.3 8.7 7.2 6.1 5.3 
PB (x) 2.1 1.7 1.4 1.1 0.9 
Note: Core EPS is calculated as if all non-recurring items are excluded. P/E is calculated as closing price divided by each year’s core 
EPS. 
投资要点： 
 
 中国最大的房地产开发商万科日前公告称,在6月9日至13日公司B股现金选择权的申

报期内，共计24,183,859份B股现金选择权进行了有效的行权申报，有效申报的现金

选择权数量占公司B股总股数的1.84%，未超过公司B股总股数的1/3。公司B股转换上

市地以介绍方式在港交所主板上市及挂牌交易方案将继续实施。 

 

 万科2012年底上报B股转H股方案,此后因中国房地产实施宏观调控而推迟至今年3月

方获中国证监会首肯。本次B股股东现金选择申报顺利通过，为转股扫清了最后的障

碍。我们预计公司将于月底前挂牌港交所，但可能比稍早披露的6月19日略晚几天。

这将使得万科成为继北辰股份后第二家在沪港两地同时挂牌的中国房地产开发商，

而万科无疑更有代表性。 

 

 跟随转股计划获得管理层点头，万科今年以来引入可观改善和创新。公司2013年年

度派息比例已从此前的20%提升至30%，并表示此后会稳定在这个派息位置回报股

东。4月下旬，万科更是首次引入了‘事业合伙人制度’，允许高级管理层和部分优

秀员工作为合伙人参加公司开发的项目投资，首批公司已在逾300个项目中甄选出30

多个项目引入合伙人制度，而初期逾三万员工中有1320人有幸成为合伙人。而作为

该合伙人制度的一部分，所有属于合伙人的奖金将集体委托给财务公司进行投资管

理，而自5月下旬开始该部分资金已被利用通过二级市场购买万科A股股票。目前已

前后通过五个交易日花费约16亿元购买近1.9亿股（占万科总股本的1.7%，占A股总

股本的1.9%）。 

 

 万科江湖地位毋庸置疑，公司2013年以1700亿合约销售额蝉联全国开发商老大位

置，今年前五个月实现合约销售815亿，同比增长16%，完成全年2000亿目标的四

成，在行业整体呈下行走势、板块平均销售仅个位数增长的背景下，已属不易。但A

股市场并没有给予大公司溢价，目前万科A股估值仅相当于50%净资产折价，0.9倍14

年PB，4.9倍14年PE，较板块平均水准至少低两成；而万科B股虽然已较A股溢价逾两

成，但其39%净资产折价，1.1倍14年PB，6.1倍14年PE的估值与中资地产领头羊中海

外的28%净资产折价，1.3倍14年PB，7.1倍14年PE相比，仍便宜15%。我们认为，在H

股正式挂牌后，万科H的估值会有进一步提升的机会，公司的行业领先地位、稳健基

本面以及良好的激励机制都将是吸引更多海外投资者的卖点，而目前的行业环境下

所可能逐步出现的整合机会也将令龙头公司更加受益。 
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relevant disclosure materials or log into 
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Investment Highlights: 

B-Share green light. On Monday, China’s largest developer, China Vanke, announced that 
the total number of B-shares opting to cash out (at HK$12.39/s), rather than transferring 
to the H-share market in 09-13 June, reached just c.24m (1.84% of total B-shares). This is 
below 33.3%, a percentage that makes the H-share of Vanke meet the minimum 8% of 
total issued shares as required by the Hong Kong stock exchange. As a result, the 
conversion of B to H-share will continue to go ahead as scheduled.  

Key barriers removed. Since the cash option exercise of B-shares has acted as the final 
barrier to Vanke’s B-to H-share conversion, we expect a total 1,291m Vanke B-shares 
(11.77% of total issued capital including A-shares) to be listed on the Hong Kong main 
board shortly before the end of June. This will likely to be later than the preliminarily 
announcement date on 19 June. Furthermore, no any new issuance will be involved and 
the purpose will primarily serve to improve the stock’s liquidity. 

New incentive scheme introduced. Since April, Vanke has officially launched a 
partnership system. The new motivation scheme along with an existing options stimuli 
(that requires c.22% of annual earnings growth and ROE of no less than 14.5%) will allow 
senior management and qualified employees to become partners of projects developed by 
Vanke. The partners will then share the returns as a bonus. In the primary stage, 1,320 
partners were selected from a total of more than 35,000 employees. 

Continuous A-share buyback. As part of the partnership scheme, the bonus attributed to 
the partners would all be entrusted to a financial advisory company. The bonus will be 
reinvested by the company on behalf of the partners. Since the first buyback on 28 May, 
c.187m Vanke A-shares (c.1.7% of total issued capital) were bought to the secondary 
market using a total of c.Rmb1.6bn (part from this trust account and part from margin 
borrowing). 

Potential in valuations catch-up. Vanke A-share is currently trading at 50% discount to 
NAV, 0.9x 14E PB, 4.9x 14E PE and Vanke B (H)-share is trading 22% higher at 39% 
discount to NAV, 1.1x 14E PB, 6.1x 14E PE. However, in comparison to its H-share peers, 
COLI is trading at 28% discount to NAV, 1.3x 14E PB, 7.1x 14E PE. Vanke B (H)-share 
implies a 15% cheaper valuation. Given its leading market position, outperforming sales 
and limited number of stocks, Vanke may further its H-share stock performance potential. 
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Figure 1: Revenue and Earnings 
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Source: Company data, SWS Research 

 
Figure 2: Gross and net margin 
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Source: Company data, SWS Research 

 
Figure 3: Asset turnover and ROE 
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Source: Company data, SWS Research 
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Figure 4: Cash on hand and net gearing ratio 
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Figure 5: Total and Net assets 
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Figure 6: EPS and BPS 
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Figure 7: Contracted sales record and target 
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Figure 8: Average selling prices recognised through contracted sales 
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Figure 9: Land acquisitions by value 
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Figure 10: Land acquisitions by areas  
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Figure 11: Average cost of land acquired 
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Figure 12: New start and completion target 
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Figure 13: Vanke has ranked No1 in China’s property market 
  2013 2012 

Developers Ranking 
Market 
Share 

Contracted 
Sales 

% Chg YoY Ranking 
Market 
Share 

Contracted 
Sales 

% Chg YoY 

Vanke 1 2.10% 171  21% 1 2.19% 141  16% 
Greenland 2 2.00% 163  55% 3 1.63% 105  38% 

Vanda 3 1.79% 146  32% 2 1.71% 110  16% 
A-share Poly 4 1.54% 125  23% 4 1.58% 102  39% 

COLI 5 1.36% 111  24% 6 1.38% 89  28% 
Country 
Garden 

6 1.30% 106  123% 9 0.74% 48  10% 

Evergrande 7 1.23% 100  9% 5 1.43% 92  15% 
CR Land 8 0.81% 66  27% 7 0.81% 52  45% 
Shimao 9 0.82% 67  46% 10 0.72% 46  50% 

Greentown 10 0.76% 62  22% 8 0.79% 51  55% 
Sunac 11 0.62% 51  61% 16 0.49% 32  78% 

Longfor 12 0.59% 48  20% 11 0.62% 40  5% 
Gemdale 13 0.55% 45  32% 13 0.53% 34  10% 

Citic 14 0.55% 45  89% 19 0.37% 24  -7% 
China 

Merchant 
15 0.53% 43  19% 12 0.56% 36  73% 

R&F 16 0.52% 42  27% 14 0.52% 33  13% 
Agile 17 0.50% 40  22% 15 0.51% 33  5% 

China Fortune 18 0.46% 37  77% 21 0.33% 21  28% 
Sino-ocean 19 0.44% 36  15% 17 0.48% 31  14% 

China Railway 20 0.40% 33  94% 24 0.26% 17  45% 
  

 
19% 

 
  

 
18% 

   

Source: Company data, SWS Research 

 
Figure 14:  Sales progress remained outperforming in 2014 

  Yearly Contracted Sales (RMB bn) % Chg YoY, Yearly 
   

Code Listcos 09A 10A 11A 12A 13A 14T 09A 10A 11A 12A 13A 14T 
Jan-May14 

Sales 
% Chg 

YoY 
% of 
14T 

000002 CH  Vanke 63  108  122  141  171  200  31% 72% 13% 16% 21% 17% 81.5  16% 41% 
600048 CH A-share Poly 43  66  73  102  125  150  112% 52% 11% 39% 23% 20% 48.6  -5% 32% 

688 HK  COLI 42  54  70  89  111  111  80% 28% 30% 28% 24% 0% 44.9  -14% 41% 

2007 HK  
Country 
Garden 

23  33  43  48  106  128  33% 41% 32% 10% 123% 20% 49.4  71% 39% 

3333 HK  Evergrande 30  50  80  92  100  110  402% 66% 59% 15% 9% 10% 56.2  64% 51% 
813 HK  Shimao 23  31  31  46  67  80  88% 36% 1% 50% 46% 20% 24.0  -5% 30% 

1109 HK  CR Land 25  22  36  52  66  70  213% -11% 62% 45% 27% 6% 19.3  -32% 28% 
3900 HK  Greentown 51  54  33  51  65  65  240% 5% -39% 55% 27% 0% 21.7  -8% 33% 
1918 HK  Sunac 6  8  18  32  51  65  70% 30% 112% 78% 61% 28% 19.4  26% 30% 
960 HK  Longfor 18  33  38  40  48  57  79% 82% 15% 5% 20% 18% 15.7  -13% 28% 

600383 CH Gemdale 21  28  31  34  45  60  78% 35% 9% 10% 32% 33% 12.7  -11% 21% 
2777 HK  R&F 24  33  29  33  42  70  51% 36% -11% 13% 27% 66% 21.8  40% 31% 
3383 HK  Agile 20  32  32  33  40  48  73% 61% -2% 5% 22% 19% 16.5  27% 34% 
3377 HK  Sino-ocean 14  22  27  31  36  40  96% 54% 26% 14% 15% 12% 9.1  -39% 23% 
119 HK  Poly Ppty 8  12  16  23  27  28  45% 46% 35% 48% 14% 5% 10.1  -11% 36% 

1638 HK  Kaisa 6  10  15  17  24  30  114% 66% 53% 14% 38% 25% 8.9  2% 30% 
2868 HK  BCL 11  12  11  13  20  28  183% 17% -11% 20% 48% 43% 5.1  17% 18% 
1813 HK  KWG 8  11  11  12  16  21  181% 45% 4% 7% 34% 30% 8.2  20% 39% 
884 HK CIFI 

 
7  5  10  15  22  -- -- -16% 75% 61% 44% 8.2  44% 37% 

123 HK  Yuexiu 6  9  9  12  15  22  98% 54% 2% 36% 19% 50% 7.5  -1% 34% 
832 HK  Central China 4  5  8  10  14  20  6% 52% 48% 27% 34% 44% 4.1  -14% 20% 
81 HK COGO   3  6  11  14  18  -- -- 87% 72% 28% 34% 4.4  -16% 24% 

754 HK Hopson 15  11  10  12  11  15  58% -27% -10% 17% -3% 33% 1.5  -65% 10% 
845 HK  Glorious 7  13  13  11  7  n.a. 76% 89% 5% -18% -33% n.a. 1.7  -51% -- 
337 HK  Greenland HK 6  6  3  3  3  12  203% 15% -50% -6% 16% 244% 3.9  172% 32% 

  Average             114% 41% 19% 27% 29% 34%   8% 31% 
 

Source: Company data, SWS Research 
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Figure 15:  Valuation table 

Company Code 
Market Cap 

Rating 
Target 
price 
(HK$) 

 +/- (%) 
PE (x) PB (x) NAV 

Disc 

Return 

(HK$bn) 
13E 14E 15E 13E 14E 15E 2013 2014 

Vanke 000002CH 17 BUY -- -- 7.2  6.0  5.3  1.0  0.9  0.8  -39% 11% -8% 

COLI 688 HK 164  O-PF 22.40  11% 8.7  7.1  5.9  1.5  1.3  1.1  -28% -5% -8% 

CR land 1109 HK 87 O-PF 18.90  27% 9.2  7.3  6.0  1.0  0.9  0.8  -45% -8% -23% 

Country Garden 2007 HK 57  BUY 4.85  54% 5.4  4.2  3.2  1.0  0.9  0.8  -42% 20% -33% 

Shimao 813 HK 50 BUY 21.82  51% 5.5  4.3  3.4  1.0  0.8  0.7  -54% 22% -19% 

Longfor 960HK 54  Neutral 10.25  4% 6.9  6.0  5.0  1.2  1.0  0.8  -47% -27% -9% 

Evergrande 3333 HK 58 U-PF 3.75  3% 5.6  5.2  4.8  0.6  0.5  0.5  -42% -30% 23% 

R&F 2777 HK 31  U-PF 9.11  -7% 4.3  3.8  3.4  0.8  0.7  0.6  -57% -8% -13% 

Sino-ocean 3377 HK 30 Neutral 4.05  -3% 8.0  6.3  5.4  0.6  0.6  0.5  -48% -9% -18% 

Agile 3383 HK 20  Neutral 6.60  17% 3.3  3.3  2.9  0.4  0.4  0.3  -66% -22% -32% 

Sunac 1918HK 14 BUY 5.20  21% 3.6  2.7  2.1  0.8  0.7  0.5  -67% -21% -8% 

Poly Ppty 119 HK 12  U-PF 3.21  -3% 6.2  5.1  4.5  0.4  0.4  0.4  -64% -29% -20% 

KWG 1813 HK 13 O-PF 4.71  1% 4.6  3.8  3.2  0.6  0.5  0.5  -55% -20% 8% 

Average 
    

15% 5.9  4.9  4.1  0.8  0.7  0.6  -51% -11% -13% 
 

Source: Company data, SWS Research 
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When measuring the difference between the markup of the industry index and that of the market’s benchmark within six months after the release of the 
report, we define the terms as follows:  
Overweight：Industry performs better than that of the whole market； 
Equal weight： Industry performs about the same as that of the whole market； 
Underweight：Industry performs worse than that of the whole market. 
 
We would like to remind you that different security research institutions adopt different rating terminologies and rating standards. We adopt the relative 
rating method to recommend the relative weightings of investment. The clients’ decisions to buy or sell securities shall be based on their actual situation, 
such as their portfolio structures and other necessary factors. The clients shall read through the whole report so as to obtain the complete opinions and 
information and shall not rely solely on the investment ratings to reach a conclusion. The Company employs its own industry classification system. The 
industry classification is available at our sales personnel if you are interested. 
HSCEI is the benchmark employed in this report. 
 
Disclaimer： 
This report is to be used solely by the clients of SWS Research Co., Ltd. (hereinafter referred to as the “Company”). The Company will not deem any other 
person as its client notwithstanding his receipt of this report. 
This report is based on public information, however, the authenticity, accuracy or completeness of such information is not warranted by the Company. The 
materials, tools, opinions and speculations contained herein are for the clients’ reference only, and are not to be regarded or deemed as an invitation for 
the sale or purchase of any security or other investment instruments.  
The clients understand that the text message reminder and telephone recommendation are no more than a brief communication of the research opinions, 
which are subject to the complete report released on the Company’s website (http://www.swsresearch.com).  The clients may ask for follow-up 
explanations if they so wish. 
The materials, opinions and estimates contained herein only reflect the judgment of the Company on the day this report is released.  The prices, values and 
investment returns of the securities or investment instruments referred to herein may fluctuate.  At different periods, the Company may release reports 
which are inconsistent with the materials, opinions and estimates contained herein.  
Save and except as otherwise stipulated in this report, the contactor upon the first page of the report only acts as the liaison who shall not provide any 
consulting services.  
The clients shall consider the Company’s possible conflict of interests which may affect the objectivity of this report, and shall not base their investment 
decisions solely on this report. The clients should make investment decisions independently and solely at your own risk. Please be reminded that in any 
event, the company will not share gains or losses of any securities investment with the clients. Whether written or oral, any commitment to share gains or 
losses of securities investment is invalid. The investment and services referred to herein may not be suitable for certain clients and shall not constitute 
personal advice for individual clients.  The Company does not ensure that this report fully takes into consideration of the particular investment objectives, 
financial situations or needs of individual clients. The Company strongly suggests the clients to consider themselves whether the opinions or suggestions 
herein are suitable for the clients’ particular situations; and to consult an independent investment consultant if necessary. 
Under no circumstances shall the information contained herein or the opinions expressed herein forms an investment recommendation to anyone. Under 
no circumstances shall the Company be held responsible for any loss caused by the use of any contents herein by anyone. Please be particularly cautious to 
the risks and exposures of the market via investment. 
Independent investment consultant should be consulted before any investment decision is rendered based on this report or at any request of explanation 
for this report where the receiver of this report is not a client of the Company. 
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The Company possesses all copyrights of this report which shall be treated as non-public information. The Company reserves all rights related to this 
report. Unless otherwise indicated in writing, all the copyrights of all the materials herein belong to the Company.  In the absence of any prior 
authorization by the Company in writing, no part of this report shall be copied, photocopied, replicated or redistributed to any other person in any form by 
any means, or be used in any other ways which will infringe upon the copyrights of the Company. All the trademarks, service marks and marks used herein 
are trademarks, service marks or marks of the Company, and no one shall have the right to use them at any circumstances without the prior consent of the 
Company. 
This report may be translated into different languages. The Company does not warrant that the translations are free from errors or discrepancies. 
This report is for distribution in Hong Kong only to persons who fall within the definition of professional investors whether under the Securities and 
Futures Ordinance (Chapter 571 of the laws of Hong Kong) (the “SFO”) or the Securities and Futures (Professional Investor) Rules (Chapter 571D of the 
laws of the Hong Kong under the SFO). 
This report is for distribution in the United Kingdom only to persons who (i) have professional experience in matters relating to investments falling within 
Article 19(5) of the Financial Services and Markets Act 2000 (Financial Promotion) order 2001 (as amended) (the “Order”) or (ii) are persons falling 
within Article 49(2)(a) to (d) (“High Net Worth Companies, Unincorporated Associations, etc”) of the Order (All such persons together being referred to as 
“Relevant Persons”).  This document is directed only at Relevant Persons.  Other Persons who are not Relevant Persons must not act or rely upon this 
document or any of its contents. 
 
 
Disclaimer  
This report was prepared, approved, published and distributed by the SWS Research Co., Ltd located outside of the United States (a “non-US Group 
Company”). This report is distributed in the U.S. by Enclave Capital LLC, a U.S. registered broker dealer, on behalf of SWS Research Co., Ltd only to major 
U.S. institutional investors (as defined in Rule 15a-6 under the U.S. Securities Exchange Act of 1934 (the “Exchange Act”)) pursuant to the exemption in 
Rule 15a-6 and any transaction effected by a U.S. customer in the securities described in this report must be effected through Enclave Capital LLC (19 West 
44th Street, suite 1700, New York, NY 10036). 
Neither the report nor any analyst who prepared or approved the report is subject to U.S. legal requirements or the Financial Industry Regulatory 
Authority, Inc. (“FINRA”) or other regulatory requirements pertaining to research reports or research analysts. No non-US Group Company is registered as 
a broker-dealer under the Exchange Act or is a member of the Financial Industry Regulatory Authority, Inc. or any other U.S. self-regulatory organization.  
The information has been compiled or arrived from sources believed to be reliable and in good faith, but no representation or warranty, express or 
implied is made as to their accuracy, completeness or correctness. SWS Research Co., Ltd has not verified the factual accuracy, assumptions, calculations or 
completeness of the information. Accordingly, SWS Research Co., Ltd accepts no liability whatsoever for any direct or consequential loss or damage arising 
from (i) the use of this communication (ii) reliance of any information contained herein, (iii) any error, omission or inaccuracy in any such Information or 
(iv) any action resulting there from. SWS Research Co., Ltd provides the information for the purpose of the intended recipient’s analysis and review. 
Accordingly you are advised to verify the factual accuracy, assumptions, calculations or completeness of the information.  
Analyst Certification  
Each of the analysts identified in this report certifies, with respect to the companies or securities that the individual analyses, that (1) the views expressed 
in this report reflect his or her personal views about all of the subject companies and securities and (2) no part of his or her compensation was, is or will 
be directly or indirectly dependent on the specific recommendations or views expressed in this report.  
Important US Regulatory Disclosures on Subject Companies 
This material was produced by SWS Research Co., Ltd solely for information purposes and for the use of the recipient. It is not to be reproduced under any 
circumstances and is not to be copied or made available to any person other than the recipient. It is distributed in the United States of America by Enclave 
Capital LLC and elsewhere in the world by SWS Research Co., Ltd or an authorized affiliate of SWS Research Co., Ltd This document does not constitute an 
offer of, or an invitation by or on behalf of SWS Research Co., Ltd or its affiliates or any other company to any person, to buy or sell any security. The 
information contained herein has been obtained from published information and other sources, which SWS Research Co., Ltd or its Affiliates consider to be 
reliable. None of SWS Research Co., Ltd Limited accepts any liability or responsibility whatsoever for the accuracy or completeness of any such 
information. All estimates, expressions of opinion and other subjective judgments contained herein are made as of the date of this document. Emerging 
securities markets may be subject to risks significantly higher than more established markets. In particular, the political and economic environment, 
company practices and market prices and volumes may be subject to significant variations. The ability to assess such risks may also be limited due to 
significantly lower information quantity and quality. By accepting this document, you agree to be bound by all the foregoing provisions. 
1.     SWS Research Co., Ltd or its Affiliates have not recently been the beneficial owners of 1% or more of the securities mentioned in this report. 
2.     SWS Research Co., Ltd or its Affiliates have not managed or co-managed a public offering of the securities mentioned in the report in the past 12 
months. 
3.     SWS Research Co., Ltd Limited or its Affiliates have not received compensation for investment banking services from the issuer of these securities in 
the past 12 months and do not expect to receive compensation for investment banking services from the issuer of these securities within the next three 
months. 
4.     However, one or more person of SWS Research Co., Ltd or its affiliates may, from time to time, have a long or short position in any of the securities 
mentioned herein and may buy or sell those securities or options thereon either on their own account or on behalf of their clients. 
5.     As of the publication of this report Enclave Capital LLC, does not make a market in the subject securities. 
6.     SWS Research Co., Ltd or its Affiliates may, to the extent permitted by law, act upon or use the above material or the conclusions stated above or the 
research or analysis on which they are based before the material is published to recipients and from time to time provide investment banking, investment 
management or other services for or solicit to seek to obtain investment banking, or other securities business from, any entity referred to in this report. 
 
 


