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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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Cumulative weekly avg vol of Ava weekl
Weekly Comparison 01 current month g Y YTD (Dec 31, 2018 - Jun 10, 2019) comparison
vs.
0603-0609 wow yoy May Jun-19 mom yoy May/19 Jun/18 2019YTD vs2018 vs2017 vs2016 vs2015 vs2014 vs2013 vs 2012
(k sqm) (%) (%) (%) (k sqm) (%) (%) __ (k'sqm) (k sqm) (k sqm) (%) (%) (%) (%) (%) (%) (%)
Pan-Bohai Rim & North China
Beijing (Tier 1, A) 161.4 -56% 458% -46% 161 -46% 166% 300 61 3,121 127% 53% 1% -10% 24% -38% 22%
Changchun (Tier 2, C) 182.4 -12% -1% -1% 182 -1% -9% 184 201 3,984 26% 27% 20% 50% 50% 31% 136%
Dalian (Tier 2, C) 40.8 “40% % —18% 40.8 8% -30% 50 58 799 48% 43% 33% __ -15% -16% -36% 0%
Shenvang (Tier 2, C) 386.2 -12% T1% 9% 386 9% 5% 355 369 5,792 -T% -18% TT% 24% 20% -16% 72%
Qingdao (Tier 2, B) 2710 -20% -11% -19% 271 -19% 12% 334 243 5,441 -27% -32% -29% 19% 56% 8% 168%
Jinan (Tier 2, B) 175.4 -33% -10% 21% 175 21% -9% 222 193 4,231 9% % n.a. 3% 82% 19% 86%
Lianyungang (Tier 3, B) 81.3 -40% -47% -30% 81 -30% -41% 116 137 2,485 -31% -40% -14% 10% 16% -5% 47%
Yangtze River Delta Region
Shanghai (Tier 1, A) 91.3 -47% -17% -45% 91 -45% -9% 166 100 3,088 31% 2% -53% -40% -15% -41% 0%
Hangzhou (Tier 2, A) 133.4 -12% -23% 21% 133 21% -39% 168 220 3,000 -22% -29% -58% -31% 34% -13% 21%
Nanijing (Tier 2, A) 72.8 -47% A% -48% 73 -48% -24% 139 96 2,755 10% -10% -64% -22% -11% -33% 0%
Suzhou (Tier 2, A) 162.6 5% 24% 0% 163 0% 4% 163 142 2,711 3% 9% -43% -26% 6% -16% -49%
Ningbo (Tier 2, B) 325.8 -44% 24% -15% 326 -15% 33% 382 245 6,088 35% 96% 111% 210% 317% 222% 398%
Wouxi (Tier 3, B) 283.3 3% 206% 48% 283 48% 155% 192 111 2,926 44% 77% -41% 19% 72% 34% 43%
Wenzhou (Tier 3, C) 1251 -43% -14% -25% 125 -25% -15% 168 148 3,390 -1% 26% 46%  126% 176% 178% 718%
Xuzhou (Tier 3, B) n.a. n.a. n.a. n.a. 163 n.a. n.a. 163 201 3,634 -36% -51% -31% 1% 10% 49% 80%
Yangzhou (Tier 3, B) 42.0 406% -45% -38% 42 -38% -18% 68 51 1,034 -34% -40% -16% 7% 7% -23% 54%
Jiangyin (Tier 3, C) 53.6 -21% -37% -12% 54 -12% -32% 61 79 990 -35% -19% -11% 5% 61% 40% 117%
Southern China
Shenzhen (Tier 1, A) 89.0 29% 73% -12% 89 -12% 35% 101 66 1,511 39% 74% -31% -44% 21% -27% 5%
Guangzhou (Tier 1, B) 136.7 -37% -1% -28% 136.7 -28% -53% 190 288 3,671 1% -26% -33% -12% 9% -26% 1%
Fuzhou (Tier 2, B) 453 -18% 154% -22% 453 -22% 79% 58 25 1,127 96% 127% -13% 15% 34% -16% 47%
Huizhou (Tier 3, B) 36.0 -22% -57% -38% 36.0 -38% -54% 58 79 1,090 7% -30% -59% -9% 3% -27% -20%
Dongguan (Tier 3, B) 76.1 -37% 6% -33% 76.1 -33% -30% 114 108 1,915 -1% -8% -57% -42% 2% -35% -2%
Shantou (Tier 3, C) 47.2 -25% -37% 7% 47.2 7% -42% 51 81 1,091 -37% -58% 25%  136% 168% 85% 231%
Foshan (Tier 3, B) n.a. n.a. n.a. n.a. 276.1 na. n.a. 260 384 5,797 5% 2% -43% -31% n.a. 44% 132%
Xiamen (Tier 2, A) n.a. n.a. n.a. n.a. 39.8 n.a. n.a. 40 23 738 12% 13% -61% -42% -36% -71% -67%
Shaoguan (Tier 3, C) 37.6 7% 52% 1% 37.6 1% -5% 37 40 726 -21% -14% -4% 34% 69% 46% 138%
Central & Western China
Chongaing (Tier 2, B) 431.9 -39% -23% -15% 432 -15% -18% 507 525 10,115 -19% -18% 7% 41% 56% 33% 63%
Wuhan (Tier 2, A) 433.3 6% -4% 0% 433 0% 1% 432 390 7,641 15% -11% -45% -5% 16% 21% 94%
Changsha (Tier 2, B) 208.3 -15% 121% 11% 208 11% 73% 188 120 3,420 15% -5% -53% -48% -39% -51% -37%
Nanning (Tier 2, B) 160.2 -11% -25% -36% 160 -36% -17% 251 193 5,090 127% 40% 29% 60% 140% 132% 265%
Dongying (Tier 3, C) n.a. n.a. n.a. n.a. 416 n.a. n.a. 42 50 620 -47% -39% -13% -4% -9% -34% 73%
Huai'an (Tier 3, C) 103.4 -15% -15% -9% 103 -9% 10% 114 94 2,153 -32% -45% -37% -23% -9% -25% 32%
Wuhu (Tier 3, B) 36.8 -31% -52% -20% 37 -20% -38% 46 59 773 51% -44% -56% -26% -13% 6% -22%
Jiaozuo (Tier 3, C) n.a. n.a. n.a. n.a. 31.7 n.a. n.a. 31 22 416 0% -27% -25% 47% n.a. 7% -18%
Median 1334 -25% -14% -19% -19% -15% 2,963 ¢ A% -12% -29% 2% 20% -6% 50%
Type A 1,144 -12% -4% -21% 1,184 -21% 1% 1,507 1,097 24,564 14% 7% -49% -29% 5% -30% 3%
Type B 2,650 -32% -17% -22% 3,089 -22% -18% 3,622 3,664 70,608 -4% -13% -29% 7% 27% 8% 58%
Type C 976 -21% -14% -9% 1,050 -9% -15% 1,092 1,143 19,960 -32% -27% -11% 24% 35% 7% 73%
Up cities 6 10 5 5 1 17 12 9 19 25 16 28
Down cities 25 21 26 26 20 19 24 26 17 9 20 8
Note: *GFA numbers indicated in Lianyungang and Shaoguan are for commodity 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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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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Company Ticker Price as of Potential FD Core P/E (x) (excl. re:;lsu(a::on gain) Dividend yield (%)
upside/ Target Shr price

Mkt Cap 12 mth Price| downside price disc. End-19 (disc)/ prem to

(US$bn) _ Rating _ 10Mun/19 target (%) to NAV NAV NAV 18E 19E 20E 21E 18E 19E 20E 21E 18E 19E 20E 21E
e
Offshore listed
Agile 3383.HK 51 Neutral 10.20 (HK$) 12.70 25 -40% 21.20 (52) 52 4.7 43 3.8 1.0 0.9 0.8 0.7 10.0 10.9 11.5 13.0
CIFI 0884.HK 4.8 Buy 4.85 (HK$) 6.80 40 -30% 9.73 (50) 6.2 4.9 4.0 35 15 1.2 1.0 0.9 6.3 74 8.7 10.0
China Vanke (H) 2202.HK 58 Neutral  28.75 (HKS) 36.90 28 -15% 42.70 (33) 8.2 7.0 6.2 5.3 18 15 13 1.1 44 5.0 5.6 6.5
COGO 0081.HK 1.5  Neutral 3.43 (HK$) 3.80 1" -40% 6.27 (45) 4.8 3.5 29 27 0.7 0.6 0.5 0.4 4.1 57 6.9 74
coLl 0688.HK 39.5 Buy 28.30 (HK$) 36.30 28 -10% 40.32 (30) 8.0 7.0 6.3 6.0 13 11 1.0 0.9 32 3.6 4.0 4.2
CRL 1109.HK 29.7 Buy 33.55 (HK$) 41.10 23 -25% 54.80 (39) 9.6 8.0 6.8 6.1 1.9 1.7 14 1.2 37 4.4 5.1 56
cG 2007.HK 30.3 Buy*  10.98 (HKS) 14.90 36 -30% 21.33 (49) 6.3 47 42 3.2 18 14 11 0.9 53 6.9 7.6 9.9
Evergrande 3333.HK 34.7  Neutral 20.70 (HK$) 28.80 39 -10% 31.97 (35) 59 6.4 59 54 24 1.6 1.4 1.3 0.0 10.9 116 12.8
Future Land 1030.HK 71 Buy 9.42 (HKS) 9.20 ) -40% 15.40 (39) 8.8 6.7 5.4 47 34 26 20 15 4.6 5.2 6.4 7.4
Jinmao 0817.HK 7.0  Neutral 4.72 (HK$) 6.10 29 -10% 6.82 31) 9.3 7.2 57 4.5 1.7 1.5 1.2 1.0 4.8 56 6.9 8.9
Greentown 3900.HK 1.5 Neutral 5.44 (HK$) 8.00 47 -45% 16.01 (66) 32 3.6 36 3.6 0.4 03 03 03 5.0 7.0 6.9 6.9
Joy City 0207.HK 1.8 Neutral 0.98 (HK$) 1.20 22 -40% 1.95 (50) 28.0 14.9 10.5 8.9 0.6 0.6 0.6 0.6 6.7 37 5.1 6.0
KWG 1813.HK 3.4 Neutral 8.32 (HK$) 9.70 17 -20% 1213 (31) 7.3 5.0 4.0 35 1.0 0.9 0.8 0.7 8.0 9.0 11.0 12.8
Logan 3380.HK 84  Neutral 12.02 (HK$) 13.70 14 -10% 15.48 (22) 85 6.3 53 52 31 24 19 15 6.4 6.5 75 76
Longfor 0960.HK 220 Buy 2895 (HKS) 33.90 17 -35% 52.08 (44) 1.6 9.3 7.8 6.3 24 21 18 16 4.1 49 58 7.2
Poly Property (H) 0119.HK 1.4 Neutral 2.90 (HK$) 3.30 14 -65% 7.96 (64) 4.6 33 34 3.6 0.4 0.4 03 03 4.2 59 58 55
Red Star Macalline 1528.HK 32  Neutral 6.99 (HKS) 8.50 22 -30% 11.02 (37) 8.9 74 6.8 6.4 16 13 1.2 1.0 43 32 3.6 3.8
Shimao 0813.HK 9.5 Buy* 22,60 (HK$) 32.00 42 -40% 53.34 (58) 7.7 59 5.0 44 14 1.2 11 0.9 58 7.8 8.9 10.2
Sino Ocean 3377.HK 3.1 Buy 3.23 (HK$) 4.60 42 -60% 11.54 (72) 8.1 6.3 4.3 3.9 0.5 0.5 0.5 0.4 6.8 8.7 123 13.8
SOHO China 0410.HK 1.7 Sell 2.58 (HK$) 3.00 16 -40% 5.06 (49) 10.3 24.4 16.4 13.8 1.1 1.0 1.0 0.9 1.4 0.8 3.0 3.6
Yanlord YNLG.SI 1.8 Neutral 1.23 (S$) 1.63 33 -45% 2.94 (58) 3.8 4.1 3.5 35 0.6 0.6 0.5 0.4 55 51 58 58
Offshore avg 26 -30% (45) 8.2 6.3 53 4.7 1.5 1.2 1.0 0.9 52 6.4 74 8.3
Onshore listed
CFLD 600340.SS 12.9 Buy 29.70 (Rmb) 35.90 21 n.m. n.m. n.m. 79 6.1 4.9 4.4 25 20 1.5 1.2 4.1 4.9 6.2 6.8
CMSK 001979.8Z 243 Buy*  21.23 (Rmb) 27.50 30 -20% 34.33 (38) 1.5 9.0 75 6.6 24 21 17 15 3.6 44 53 6.1
Gemdale 600383.8S 7.8 Neutral 11.92 (Rmb) 13.20 1" -25% 17.65 (32) 7.7 6.2 55 52 14 1.2 1.0 0.9 5.0 54 6.1 6.5
oCcT 000069.SZ 8.2 Buy 6.92 (Rmb) 9.20 33 n.m. n.m. n.m. 6.0 52 4.8 4.3 1.0 0.8 0.7 0.6 43 4.5 4.9 5.4
Poly (A) 600048.SS 22.0 Buy 12.79 (Rmb) 16.90 32 0% 16.88 (24) 8.0 6.7 57 4.8 1.3 1.2 1.0 0.9 3.9 4.7 55 6.6
SMC 600823.SS 25 Sell 4.55 (Rmb) 4.20 (8) -25% 5.58 (18) 9.9 8.3 78 75 0.8 0.8 0.7 0.7 57 4.9 52 54
Vanke (A) 000002.8Z 39.1 Neutral 27.81 (Rmb) 32.10 15 -15% 37.79 (26) 9.1 7.8 6.9 59 20 1.6 1.4 1.2 3.8 4.5 5.1 59
Onshore avg 19 -20% (28) 8.6 7.0 6.2 55 1.6 14 1.2 1.0 44 48 55 6.1
E-House 2048.HK 20 Buy 10.22 (HK$) 13.90 36 n.m. n.m. n.m. 10.2 10.6 79 6.9 1.7 1.5 1.3 1.1 25 24 3.1 36
* H |
A-Living Services 3319.HK 21 Buy 12.06 (HK$) 15.90 32 n.m. n.m. n.m. 17.5 13.4 10.2 8.3 26 24 21 1.9 3.0 3.8 4.8 59
Country Garden Services  6098.HK 5.4 Buy 15.86  (HK$) 18.50 17 n.m. n.m. n.m. 37.7 29.5 20.8 15.6 16.3 7.5 5.8 4.5 0.7 0.9 1.2 1.7
Greentown service 2869.HK 2.2 Neutral 6.30 (HKS$) 7.00 1 n.m. n.m. n.m. 31.5 22.7 17.4 14.2 6.5 55 4.6 3.8 12 1.6 21 26
COPL 2669.HK 1.6 Neutral 3.85 (HK$) 2.90 (25) n.m. n.m. n.m. 31.5 24.2 21.0 17.7 11.3 8.6 6.7 5.4 1.0 1.3 1.6 1.9
PM avg 9 295 225 17.3 13.9 9.2 6.0 438 39 1.5 1.9 24 3.0
Note:

(1) *denotes the stock is on our Conviction List.

(2) Our 12-month target prices are based on end-2019E NAV for our coverage universe except for RSM, OCT, CFLD, 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 CFLD TP is based on SOTP of its property development (valued by NAV) and its industrial park operation (valued by DCF).

Our Poly Property (H) TP is a 70%/30% blend of our fundamental valuation (based on end-2019E NAV) and theoretical M&A value (1.8X 2019E P/B).

Our Greentown TP is a 85%/15% blend of our fundamental valuation (based on end-2019E NAV) and theoretical M&A value (1.8X 2019E 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.

(5) Our 12-month target prices are based on end-1H20E P/E-driven SOTP for E-House.

BEFGR: A TR, Datastream, SEIEHFR
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