[Hzm

ISR IRS

hE R SARS: SRIMERE, B

REER

2019 1 Bt EZARZER L EAH21%, RELTE7%,

B2018F 128 19E (BEFHEITE) K18%. FIFM

FAEp XIR LR IGE, FRE (GREE+198%) . £4E (R
tb+184%) FZTitl (FAEE+158%) FiE&H K.

EEfFIREE R FT0.3%, [EIEE EF23.8%, FEfFRA#715.21
A (12AHFHN14.91MA) - EFELAFTEHRETK
(GREE+7%) FFRE (FAEE+4%)

THRZERAE EFA35%, SFIAE EFH28%. HER
THYE T L RIHENARMISZT (LEN28(Z
), HAwM (79127m) MMM (47427T) Fk.
i BENEERH VR RLEBIELCM)IER L EFH
29MBEA R, RP-FEMELKTAIER, FRERN
EH(CANIRLE EFAS53MNE D Ko

ETEHE/SMH

1) 1888, BOMHANBUL - L MBETIEE, FERE
Bl B UHERREE, ME2018F48228 FFRFEITINE
MENERIEREMX-—ERREE, AERTHHBN
L RREDR T

2) Bi360HIEE R, 2018F 128 £ EHEERARFHIRR
795.68%, IRLETRE3INER, 7201657 A4 LRI EIRR
EETFE. FERI360% N AY3s MM, 128 EERIERK,

it
T

Rt

ab

RERIIAIREZF MR R EFR,

BR%o

FRAARRE NEHIRFERRAE — B .

75.09%, HELETRI1I0ONMNER; BXFIZERS, 76.24%,
INLE T2 NE R, 128 —ERRRAERLEFT TITESR,
INLE T FE2NE R E6.04% (1M BHIREETRRINER) o

=IAEE
n FE-A, BRONEZOBIMAL EHFEES,
SOHOH E (+5.5%) 1 & 3th 2 Al (+2.2%) RN KB B Ko

n HNERHSI EHFRE S B RNE2018F K%

BENMEFIIT1E50%, X R1.262/92018F FHA™ /%
R, M2010FETH¥FE 2011 FL¥FHRENRWIIER

42%M1. 715, FBNBRHAM EHFRE I RNE

REMMEFIHT1E38%, XIMN1.4/Z892018F FEA T /4
R, M2010FETHE2011FEL¥FEHRENRNIER
53%%N2.21%.

B EIER GERAOZEN)
Jt; EE#=, 1208 BErN1§35.208 7T,

= BERERHOXE: BEBERESFES ST LTSER

TR, KRR KRR,

SR, tHHIEER

EREERE, 1298 BFriN1520.2058

2019518 15H | 6:42AM CST

Fi&, CFA (247 I)
BB YRS :S1420510120004
+86(21)2401-8930 | yi.wang@ghsl.cn
LtESHIEFERTELT

=1 (A7)
HOIE P YRS :S1420510120012

+86(21)2401-8926 | vicky.li@ghsl.cn
tRESHEFERFTEAT

IEFARFTELAREXBNMSEARHRER DTN LEFELSZIER, AEARIREABRXLEXRR, Bit, RAENYERIA QT TERFE
BXROMPHNPARANEBEREE, LESREWNE, JFSEMNRANLR


mailto:yi.wang@ghsl.cn?subject=%E6%AF%8F%E5%91%A8%E8%B6%8B%E5%8A%BF%EF%BC%9A%E9%94%80%E9%87%8F%E5%B0%8F%E5%B9%85%E5%8F%8D%E5%BC%B9%EF%BC%8C%E5%BA%93%E5%AD%98%E6%8C%81%E7%BB%AD%E6%94%80%E5%8D%87%EF%BC%9B%E5%9C%9F%E5%9C%B0%E5%87%BA%E8%AE%A9%E5%A2%9E%E9%95%BF
mailto:vicky.li@ghsl.cn?subject=%E6%AF%8F%E5%91%A8%E8%B6%8B%E5%8A%BF%EF%BC%9A%E9%94%80%E9%87%8F%E5%B0%8F%E5%B9%85%E5%8F%8D%E5%BC%B9%EF%BC%8C%E5%BA%93%E5%AD%98%E6%8C%81%E7%BB%AD%E6%94%80%E5%8D%87%EF%BC%9B%E5%9C%9F%E5%9C%B0%E5%87%BA%E8%AE%A9%E5%A2%9E%E9%95%BF
https://research.gs.com/

EERBRARR

TE Bt

Bk 1: 2019F1 A E - AR Z 2 tb/ g & 58
SE6MNERZERYIE, 2016FEES

(k sgm)
350 -

300 -
250 -
200 -
150 -
100 -

50 -

esees2yearsago ——1yearago —=—Currentyear

10
o

— O
NN

O 0N O ™
SN S Y Y Y

-12

BRIKIR: CREIS., B#ILAE

2019518158



IR EHAR HE R

—FEm7: HENMERE, FEFHSEH

2. R EFFHE
(REGHEZARLLAXZSENENIE)
(k sqm) 36 cities weekly transaction volume (k sqm) Type A cities weekly transaction volume
10,000 | === 2016 -eae- 2017 —+—2018 —e=—2019 3,500 - e 2016 +eeaes2017 —4—2018 —8—2019
9,000 -
3,000
8,000 -
7,000 - 2,500 -
6,000 -
2,000 -
5,000 -
4,000 - 1,500 -
3,000 9 1,000 -
2,000 {==—
1,000 - 500 1
o (months) o (months)
1 2 3 4 5 6 7 8 9 10 11 12 1 2 3 4 5 6 7 8 9 10 1 12
(k sqm) Type B cities weekly transaction volume (k sgm) Type C cities weekly transaction volume
—== 2016 ---a+2017 —+—2018 —o—2019 e 2016 eeekees 2017 2018 —0=2019
6,000 - 1,600 -
5,000 1,400
1,200
4,000 -
1,000
3,000 - 800
2,000 600 4
I 400
1,000 i
200
0 ‘ ‘ ‘ ‘ ‘ ‘ ‘ ‘ : : (moqths) ‘ 0 (months)

t 2 3 4 5 6 7 & 9 10 N 12 1 2 3 4 5 6 7 8 9 10 11 12

Note: Based on the magnitude of property price appreciation during the 2015-2016 upcycle, the restrictiveness of policy tightening, inventory levels and future supply outlook, we
now classify China cities into three categories (A, B, C). Type A/B/C cities stand for cities with strict‘moderate/no tightening policies in 2017, detailed in our report
“Tight supply trumps tight policy” published on April 12, 2017.
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FRANFNZESHRGELR
Cumulative weekly avg vol of
Weekly Comparison _— current month YTD (Dec 31, 2018-Jan 13, 2019) comparison
vs.
0107-0113 wow yoy Dec Jan 2019 mom yoy 2019 YTD vs2018 vs2017 vs2016 vs2015 vs2014 vs 2013 vs 2012
(k sqm) (%) (%) (%) (k sqm) (%) (%) (k sqm) (%) (%) (%) (%) (%) (%) (%)
Pan-Bohai Rim & North China
Beijing (Tier 1, A) 130 552% 145% -29% 152 -17% 164% 150 50% -47% -43% -66% -58% -75% 62%
Changchun (Tier 2, C) n.a. n.a. n.a. n.a. 193 -9% 33% 370 22% 89% 65%  185% 125% 30% 257%
Dalian (Tier 2, C) 26 4% -53% -45% 47 2% -25% 52 -57% -36% -35% -42% -47% -34% -22%
Shenyang (Tier 2, C) n.a. n.a. n.a. n.a. 311 16% 46% -22% -1% o -36% -39% -57% o
Qingdao (Tier 2, B) 243 40% -16% -15% 505 7% 100% 416 -31% -55% -11% -11% -26% -1% 225%
Jinan (Tier 2, B) 166 1% 21% -1% 185 1% 29% 262 -9% -46% n.a. -35% 21% -16% 81%
Lianyungang (Tier 3, B) 105 18% -42% 33% 51 -35% -66% 194 -41% -33% -24% -4% -12% -17% 77%
Yangtze River Delta Region
Shanghai (Tier 1, A) 119 -22% 46% 10% 110 1% 0% 273 81% 43% -55% -44% -35% -44% 76%
Hangzhou (Tier 2, A) n.a. n.a. n.a. n.a. 197 -28% -28% 180 -66% -44% -52% -55% -25% -23% 141%
Naniing (Tier 2, A) 120 -8% -58% -34% 205 3% 2% 251 -56% -38% -66% -31% -45% -20% 68%
Suzhou (Tier 2, A) 102 23% 9% -47% 91 -53% -10% 184 8% -10% -69% -46% -32% -29% -30%
Ningbo (Tier 2, B) 158 -11% 56% -20% 159 -19% 7% 337 67% 247% 118%  108% 53% 56% 115%
Wuxi (Tier 3, B) 93 64% 42% 0% 160 72% 71% 149 -1% 11% -45% -37% -2% -11% 53%
Wenzhou (Tier 3, C) 118 26% -13% -25% 117 -26% 2% 212 -20% 19% 93% 50% 120% 88% 1009%
Xuzhou (Tier 3, B) n.a. n.a. n.a. n.a. 98 -58% -60% 468 -6% -4% 34% 57% 58% 123% 259%
Yangzhou (Tier 3, B) 62 43% -36% 28% 95 95% 13% 106 41% -43% 5% 108% 6% -26% 536%
Jiangyin (Tier 3, C) 34 -19% -63% -12% 47 23% -34% 75 -51% -33% -26% -20% 12% 28% 224%
Southern China
Shenzhen (Tier 1, A) 64 13% -8% -19% 43 -46% -33% 121 -10% -22% -63% -59% 22% -40% -35%
Guangzhou (Tier 1, B) 122 5% 20% -68% 114 -70% -19% 238 21% -47% -43% -42% -33% -54% 4%
Fuzhou (Tier 2, B) 67 7% 63% -5% 67 -5% 112% 125 84% 219% 79% 49% 51% 23% 412%
Huizhou (Tier 3, B) 40 -1% -22% -“41% 63 7% 29% 80 -12% -53% -11% -41% -20% -“41% -31%
Dongguan (Tier 3, B) 86 99% 2% -54% 130 -31% 44% 129 -33% -40% -84% -55% -51% -63% -38%
Shantou (Tier 3, C) 43 2% -“41% -11% 42 -12% -54% 85 -43% -29% 40%  150% 31% 29% 96%
Foshan (Tier 3, B) 191 4% 9% 46% 270 5% 91% 388 25% 27% 64%  -30% na. 78% 436%
Xiamen (Tier 2, A) n.a. n.a. n.a. n.a. 22 -28% 56% 61 164% 153% 189% -13% 27% -30% 21%
Shaoguan (Tier 3, C) 21 31% -44% -38% 37 1% 15% 37 -47% -40% -22% -24% -30% -49% 35%
Central & Western China
Chongaing (Tier 2, B) 364 88% -18% -28% 488 -4% -14% 558 -62% -45% 33% -10% 18% -14% 76%
Wuhan (Tier 2, A) 185 1% -65% -63% 450 -10% 9% 351 -61% -57% -63% -53% -A1% -34% -9%
Chengdu (Tier 2, B) 490 198% 126% -17% 319 -46% 17% 654 32% 144% 118% 7% 75% 63% 220%
Xi'an (Tier 2, B) n.a. n.a. n.a. n.a. 244 -40% -32% 262 -68% -57% -53% -60% -43% -29% 31%
Changsha (Tier 2, B) 175 -23% 77% -33% 141 -46% -11% 402 11% -22% 16% -40% -32% -33% 35%
Nanning (Tier 2, B) 274 -33% 268% -15% 213 -34% 205% 683 276% 103% 77%  111% 246% 304% 273%
Dongying (Tier 3, C) 33 43% -51% -3% 27 -20% -51% 56 -47% -35% 1%  135% -38% -52% 87%
Huai'an (Tier 3, C) 108 37% 4% 0% 145 35% 16% 186 -14% -74% -32% -8% -6% -25% 54%
Wuhu (Tier 3, B) 39 158% -36% % 50 21% -4% 54 -64% -1% -31% -41% -27% -28% -18%
Jiaozuo (Tier 3, C) 15 184% -6% 9% 19 46% -9% 20 -37% 145% -60% 1% n.a. -61% -22%
Median 106 21% 7% -18% -10% 4% 190 ‘ AT% -31% -26% -27% -22% -26% 72%
Type A 721 12% 0% -31% 1,269 -23% 1% 1,573 1% -30% -59% -50% -33% -32% 27%
Type B 2,673 29% 15% -16% 3,491 -13% 15% 5,505 -8% -30% 1% -21% -2% -15% 79%
Type C 397 26% -41% -11% 987 2% -9% 1,372 -37% -29% 11% 1% 3% -25% 87%
Up cities 22 13 5 13 20 12 10 13 11 13 10 27
Down cities 8 17 25 23 16 24 26 22 25 21 26 9

Note: *GFA numbers indicated in Lianyungang and Shaoguan are for commaodity properties; for others, the numbers refer to residential properties.
**Based on the magnitude of property price appreciation during the 2015-2016 upcycle, the restrictiveness of policy tightening, inventory levels and future supply outlook, we now classify China cities into three categories (A, B, C).

Type A/B/C cities stand for cities with strict/moderate/no tightening policies in 2017, detailed in our report “Tight supply trumps tight policy” published on April 12, 2017.
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Selective tier 2 cities include Nanjing, Suzhou, Hangzhou, Xiamen. Selective tier 3 cities include Dongguan, Hefei, Wenzhou, Ningbo, Bengbu, Fuzhou and Huizhou
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Note: The Centaline manager diffusion index refers to agents’ view on property price. Note: The home owner diffusion index refers to sellers’ quotation price.
An index reading >50 means positive views on price increase, and vice versa. An index reading >50 means positive views on price increase, and vice versa.
This index covers Tianjin, Chengdu Guangzhou, Shenzhen and Shanghai. This index covers Tianjin, Chengdu, Guangzhou, Shenzhen, Beijing and Shanghai
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P/B (x
Company Ticker Price as of Potential FD Core P/E (x) (excl. ¢ ) gain) Dividend yield (%)
upside/ Target

Mkt Cap 12 mth Price | downside price disc. End-18 Shr price (disc)/

(US$ bn) _ Rating 14/Jan/19 target (%) to NAV NAV prem to NAV 18E 19E 20E 18E 19E 20E 18E 19E 20E
Offshore listed
Agile 3383.HK 4.3  Neutral 8.63 (HK$) 15.60 81 -20% 19.54 (56) 4.4 3.4 3.2 0.8 0.7 0.6 10.6 13.1 14.2
China Vanke (H) 2202 HK 4.7 Neutral 28.00 (HKS) 34.00 21 -15% 39.99 (30) 7.4 6.3 54 1.7 14 1.2 4.9 56 6.6
CoGO 0081.HK 1.1 Neutral 2.57 (HK$) 3.50 36 -40% 5.82 (56) 3.9 32 238 0.5 04 0.4 3.8 48 54
coLl 0688.HK 38.4 Buy 27.50 (HKS) 34.90 27 -10% 38.74 (29) 77 6.5 59 1.1 1.0 0.9 3.3 4.0 4.3
CRL 1109.HK 27.3 Buy  30.90 (HK$) 37.60 22 -25% 50.08 (38) 7.9 6.5 6.3 17 14 1.2 4.6 53 55
cG 2007.HK 251 Buy* 9.08 (HK$) 20.20 122 0% 20.17 (55) 5.0 3.8 35 14 11 0.9 76 9.5 10.5
Evergrande 3333.HK 36.3  Neutral 21.70 (HKS) 27.90 29 -10% 31.04 (30) 7.5 6.0 57 25 21 1.8 15.8 1.7 123
Future Land 1030.HK 4.0 Buy 5.34 (HK$) 8.80 65 -40% 14.66 (64) 5.6 43 33 1.9 15 1.1 8.3 8.4 10.9
Greentown 3900.HK 1.6 Neutral 5.87 (HKS) 10.20 74 -35% 16.68 (65) 238 3.7 4.0 0.4 0.4 0.3 9.0 6.5 6.1
Joy City 0207 HK 1.5  Neutral 0.81 (HK$) 1.23 52 -40% 2.04 (60) 1.2 8.0 72 0.5 0.5 0.5 58 79 8.8
KWG 1813.HK 29  Neutral 7.22 (HK$) 9.70 34 -20% 12.10 (40) 4.5 3.6 3.1 0.8 0.7 0.6 8.1 97 115
Logan 3380.HK 7.3 Neutral 10.42 (HKS) 12.40 19 -10% 13.83 (25) 7.4 5.9 5.1 27 21 1.7 6.4 77 8.9
Longfor 0960.HK 17.9 Buy 2365 (HK$) 31.40 33 -35% 48.30 (51) 14.0 71 58 1.9 1.6 14 44 5.8 71
Poly Property (H) 0119.HK 1.2 Neutral 250 (HK$) 3.60 44 -65% 8.59 @1 3.3 3.9 39 0.3 03 0.3 9.2 77 77
Red Star 1528.HK 3.2 Neutral 7.05 (HK$) 10.00 42 -30% 13.40 (47) 7.8 6.8 6.5 1.4 13 1.2 6.9 8.0 8.4
Shimao 0813.HK 8.9 Buy* 21.05 (HKS) 35.20 67 -30% 50.37 (58) 6.7 5.4 47 1.2 1.1 0.9 7.3 8.8 10.2
Sino Ocean 3377.HK 3.4 Buy 3.46 (HKS) 5.30 53 -60% 13.22 (74) 4.7 3.6 3.4 0.5 0.5 0.4 111 13.9 14.7
SOHO China 0410.HK 1.9 Sell 2.88 (HK$) 3.10 8 -40% 5.20 (45) 14.8 24.8 18.3 2.1 24 23 9.8 4.0 54
Yanlord YNLG.SI 1.9 Neutral 1.29 (S$) 1.83 42 -45% 3.34 (61) 3.6 3.5 4.0 0.6 0.5 0.5 56 5.8 5.0
Offshore avg 46 -30% (50) 6.4 51 4.6 1.2 1.0 0.9 7.4 8.0 8.8
Onshore listed
CFLD 600340.SS 1.7 Buy 26.21 (Rmb) 32.90 26 n.m. n.m. n.m. 7.0 5.5 44 22 1.7 1.3 43 5.5 6.8
CMSK 001979.8Z 20.4 Buy 17.39 (Rmb) 26.30 51 -20% 32.94 (47) 9.2 79 6.9 1.8 15 14 44 5.1 5.8
Gemdale 600383.SS 6.7 Neutral 10.00 (Rmb) 11.20 12 -25% 14.91 (33) 6.8 6.1 6.0 1.2 1.0 0.9 5.1 57 58
ocT 000069.SZ 75 Buy 6.16  (Rmb) 8.80 43 -30% 12.29 (50) 6.9 5.8 54 0.9 0.8 0.7 4.1 4.9 53
Poly (A) 600048.SS 20.7 Buy 11.77 _(Rmb) 18.50 57 0% 18.47 (36) 6.9 5.3 44 1.2 1.0 0.9 44 5.7 6.9
SMC 600823.8S 21 Sell 3.86 (Rmb) 4.50 17 -25% 5.96 (35) 7.6 7.0 6.9 0.7 0.6 0.6 13 14 15
Vanke (A) 000002.5Z 36.1 Neutral 25.02 (Rmb) 29.60 18 -15% 34.77 (28) 7.6 6.5 5.5 1.7 15 1.2 4.7 55 6.4
Onshore avg 32 -20% (38) 74 6.3 5.6 14 1.2 1.0 4.0 4.8 5.5

Real estate service

A-Living Services 3319.HK 1.7 Buy 9.90 (HK$) 14.60 47 n.m. n.m. n.m. 17.2 12.2 8.8 22 20 1.7 1.5 20 28
Country Garden Services 6098.HK 3.6 Buy 11.16 (HK$) 17.00 52 n.m. n.m. n.m. 32.9 24.4 18.6 13.0 9.3 6.8 1.2 1.0 13
Greentown service 2869.HK 2.3 Neutral 6.48 (HKS) 6.70 3 n.m. n.m. n.m. 31.0 24.2 18.5 7.0 59 49 1.2 14 1.9
COPL 2669.HK 1.0 Neutral 2.34 (HK$) 2.60 11 n.m. n.m. n.m. 19.3 16.0 134 6.8 52 4.1 1.6 {1:9] 22
PM avg 29 251 19.2 14.8 72 5.6 43 13 1.6 21
Note:

(1) *denotes the stock is on our Conviction List.
(2) Our 12-month target prices are based on end-2018E NAYV for our coverage universe except for RSM, OCT, Greentown and Poly Property (H).
Our RSM TP is based on SOTP given it is not a developer. Our OCT TP is based on SOTP of its property development (valued by NAV)

and its tourism business (valued by P/E). Our Poly Property (H) TP is a 70%/30% blend of our fundamental valuation (based on end-2018E NAV) and theoretical M&A value (1.8X 2018E P/B).

Our Greentown TP is a 85%/15% blend of our fundamental valuation (based on end-2018E NAV) and theoretical M&A value (1.8X 2018E P/B).

We derive M&A values based on the mean multiple implied by recent M&A deals, with the multiple adjusted for a premium/discount (P/B-ROE vs. sector), detailed in our report “Poly H: Assessing asset value crystallization from possible M&A;

up to Buy” published on February 3, 2017 and “Introducing China property M&A framework” published on June 13, 2016.
(3) Average P/E does not include SOHO which is outlier.

(4) Our 12-month target prices are based on 2019E P/E for property management companies.
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