D DHRE=RIES

GUOTAI JUNAN SECURITIES

Chunli Zhan &FA7

Company Report: China Vanke (02202 HK) Hr SR
(852)2509 7745

ANERE: AR (02202 HK) Chinese version james.zhan@gtjas.com.hk
3 May 2023

GPM May Have Seen the Bottom; Operation Business Is Well
on Track; "Buy"

o
§ ERIHRMOILR, SIS RMEEE, KA
? ® We maintain "Buy" on Vanke-H with TP at HK$20.50. We expect Vanke-H to )
] further improve its land bank quality and benefit from the revaluation of Rating: Buy
e operational assets in the next few years. We maintain our EPS forecasts for
8 Vanke-H at RMB1.768, RMB1.781 and RMB1.809 in 2023F-2025F, respectively. - -
Our TP is unchanged at HK$20.50, representing 10.2x 2023F PER and 0.8x VPR FA
2023F PBR.
® Resilient earnings growth in 1Q2023, while GPM may have seen the 6-18m TP 45 HK$20.50
bottom. 1Q2023 revenue increased by 9.3% YoY to RMB68.5 bn. Vanke-H’s
overall gross profit margin continued to decline at 15.4% in 1Q2023, down by 3.4 . o
et ppts YoY. Having booked a sizeable write-down on property inventories in Share price Jff: HK$11.600
iE 8 2021-2022 (total RMB4.0 bn), we believe Vanke-H’s GPM should have seen the
# % bqttom. Thanks to lower SG&A costs (down py 26.3% YoY) and large gains from Stock performance
5 S fair value changes (RMB316 mn), Vanke-H finally recorded 1.2% YoY growth in A B
s 1Q2023 shareholders’ net profit at RMB1,446 mn.
g ® Vanke-H’s operation business is well on track. The Company’s operation 200 1 9% of retum
H D; business showed solid growth momentum in 1Q2023. All segments recorded 100 1
. § over 10% YoY growth. In view of accelerated progress for REIT, we believe 0.0 By
= Vanke’s operation assets should usher in revaluation in the near future. In ;50 \(\W/
addition, Vanke acquired two areas of land in Shanghai at total cost of RMB7.5 200 |
bn in Apr. We expect continuous improvement in Vanke-H’s land bank quality.
® Catalysts: 1) More quality land acquired in the near term; 2) fast growth in o0
non-development business. Key downside risks include: 1) Slower unlocking @00 7
of management dividend; 2) significant slowdown in development business. (50%13;.22 W22 Sep22 Nov2z Jan23 Mar23 May23
®  RMERAR H “EN” P&, Binih 20.50 %78 JAIT TR H Kk — B 32T L g i, HS! Index  China Vanke
IAEARRIVER, FNHEEERGE M EEMN PR RAILEFFTIR H 2023-2025 F 1) R
BRI, 53R ANRT 1.768 6. AR 1.781 juM AR T 1.809 jt. HARNYEREARAE, Ky
20.50 #6706, AfRE 10.2 fi% 2023 4E i %KLL 0.8 fif 2023 4E i 3. Change in Share Price Y 3 1y
® 2022 FE—EEFEH KRS, AN EBFETREMK. A7 2023 F—FERAFLLY bt 222 1A 3 A 14
£ 9.3%% AR 6851470, Jikl H 2023 FF—ZEEE (N BAA BRI R 4k 4L T IF 2 15.4%, [FILLF% Abs. % (6.6) (26.0) (39.8)

HXSRE %o

K Q% & &3
Property Sector

ik 3.4 NE S . T AR 2021-2022 FiH4 7 RAAF SR EH % (R NIRRT 40 20 Rel %% (0 1S Ind

el. % to ndex
FAVE TR H BRI R ATREC SR, BT EHE R HMNEIC (R 26.3%) LK FAXHEISAZ) % (3.1) (17.0) (33.2)
AR EZSE (ANRT 3.16 1470) » AR FAF 2023 £ RRGERFEAR T Avg. Share price(HK$) 124 132 148
14.46 1470, [FILLIY 1.2%. TR QI : : :

Source: Bloomberg, Guotai Junan International.
® iR H &ERWFRBAEE. ARAILERNFAESFE-FRLERT REFEKHA L. Framii
BPRAFOALE L BRI . BE#E REIT RONLEBIK, FATHAME RN H RI4E K5 A0
WK EE A, . S35h, TIR 4 A fE LG UL 75 2 e e Pttty AN+ ik
R RS T

® LA L FMIASRBEZMIE LM, 2) SRS MREN K. FRTFATRKE: 1D EH
LRGP 2D FF RS RIEIRZE -

Year End Turnover Net Profit EPS EPS PER BPS PBR DPS Yield ROE

gk LION J 2R 5 15 AR5 AR B W&z SRR LIRS 53141351 R R R

Q 12/31 (RMB m) (RMB m) (RMB) (A%) x) (RMB) x) (RMB) (%) (%)

T 2021A 452,798 22,524 1.938 (46.5) 4.9 20.296 0.5 0.970 10.3 9.8

75 § 2022A 503,838 22,618 1.951 0.7 5.3 20.866 0.5 0.680 6.6 9.5
S 2023F 465,916 20,566 1.768 9.4) 5.8 21.941 0.5 0.705 6.9 8.3

*:I' ;; 2024F 427,557 20,718 1.781 0.7 5.7 23.017 0.4 0.711 7.0 79
_L/E TCG 2025F 397,601 21,036 1.809 15 5.6 24.115 0.4 0.722 7.1 7.7
A i Shares in issue (m) &JZ%C (m) 11,630.7 Major shareholder AJi% %< SZMC 27.9%
£ Market cap. (HK$ m) if (HK$ m) 134,916.1 Free float (%) H Hy@ELLZ%E (%) 67.3

&) 3 month average vol. 3 4~ H ¥ B % (:000) 16,213.5 FY23 Net gearing (%) FY23 1§ 1 {5/ 4 % & (%) 63.0

52 Weeks high/low (HK$) 52 i m/M& (HKS) 19.900 / 9.870 FY23 Est. NAV (HK$) FY23 &t GiEoc) 25.6

Source: the Company, Guotai Junan International.
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BRANERE “IAN” W, BEiaf 20.50 #70. RANFHTIRMEE C “TIRFHY 8L “AR7 ) Bt BRI H R E, JFEARKIL
R, ML E SRR ERR 33 . FAOT4ER R H 2023-2025 E R4 BRI T, 2B AR 1.768 6. AR 1.781
JEAANR T 1.809 Jt. FATLERFAT “LN” WIPEH UL 20.50 #oh) Hirtr. HAMYAIXT AT 2023 SEA31 %= 13E T A
20%I1 ik, BTN 10.2 £ 2023 A% O T A2 LUK 0.8 i 2023 T

2023 E—ZEHEH KR EE, R BRRT MR, A 77 2023 F—ZFEFE IO KRS RER 5 F 1K . 2023
BN F IS K 9.3% % AR M 685 1470, HHEHF= T R E IR A AR T 542 1270, [FAIEK 9.8%. 2023
SE—ZR R R R R S S5 SN 434 TIVOK, WK HASLTE RS, NFILLIEK 15.8%. JREH 2023 4R AR A
YL TIHE 15.4%, [FHFERK 3.4 MES . HPHFRISHIERERZEN 17.2%. BT A7 2021-2022 i3 7 KGUHF I8
PR Gt AR 40 270), BAMMGE TR H MBFIRTTREC A AR . R BIHHKE T 10k Z 5 stiklk gt R PSSR
RLH 20% A4, BATWAAT 2023 R ZJGERIERRMSAELENIKE . REBFFEH TR, BB TEHEHEAN
B (FAIEEE 26.3%) DLR RBUA el shilcss (AR 3.16 1278), AFIRAFE 2023 £ FEREFFEART 14.46
{278, Y 1.2%.

TR H&ERNERBERG . AFSERVSESFE-FRERRT RIFEKHAL. s (02602 HK) 7E 2023 F£—FERIE T
1L AP ARSI E , F AR AR BT B 5 A B Ik S (B AR R I ED VBN A AR T 7.8 1478, M LR T 10.8%.
2023 R M AEH A 3,900 ), FEATIR. K. M Bl AET. #%E 2023 423 AR, AR H CEEE
M 21,7 iRKMAAE, He 17.05 JECHI. 2023 FHE—FEYRCMHIIES (FIEFRTE) PaERNHIART 9.6
f¢.76, R 20.0%. B REEEWS T, 2023 F5H—FEEWHRSEEWS (FAEHRB TN BLEENEA N
AR 23.3 1276, RGN 10.4%. o, BHEEREFREDLIHE VA ART 13.7 1476, BEE REIT BNEHK (2023
3 AR, BEEY KEWYHRO), BATAALRISEZREF COFE. Bl F= AT AE) 578 R M E R

2023 4 3 AR H K T BN R M. AT RAERIEE TR, S48 3 73R H ARSI T S 9P R4 2w i3 15 8.
2023 4 3 /iR H B E B0 AR T 85 1278, fERI Rt RSN MR AN, 75 2023 4 4 A _Eilg s — s it
T, ARBLANRT 75 AGouiRAmisk t 3, S SEANE 15 P UK. BER: 1D HARRE MM 55RO BLE 2) gl %
TR T, BATH IR H AR ORI LA AN SR ECH () . BATIA il o 5 A AN Wi 52 v AT B 4 AR OR LA S 4%
HiEmm s Lot

AR 1 RIASRAEZ M L, 2) RS M PRd g .

FETTRE: 1 FEAFEIERG 2) TP KR .

£ 1. R H2023 E—F WV SE K

MERPE ART HAL) 1Q2023 1Q2022 b ]
[-RIZ N 68,474 62,667 9.3%
Bk Ak (57,897) (50,839) 13.9%
EH] 10,577 11,828 (10.6%)
4 R Bt (2,663) (2,416) 10.2%
45 2% (1,718) (1,829) (6.0%)
B (1,552) (2,611) (40.5%)
R % (152) (148) 2.9%
Wt 55 %% F 0 (1,237) (1,381) (10.5%)
FoAthle ot K 2 FH 977 638 53.1%
BLRTFITE 4,232 4,081 3.7%
FiisRi g A (1,398) (1,294) 8.0%
DR AR B (1,388) (1,358) 2.2%
AR A 1,446 1,429 1.2%
L IR AR A 646 1,093 (40.9%)
EHE (%) 15.4 18.9 (3.4) ppt
R AREFE (%) 0.9 1.7 (0.8) ppt
BreEfmESdE (ART BARL 1Q2023 2022 257
Y4 RIES N 140,006 137,208 2.0%
A G 45 58,336 64,517 (9.6%)
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Bas A 397,506 404,992 (1.8%)
HHRE (%) 455 43.7 1.8 ppt
LWMBEE A6 (%) 68.4 68.6 (0.3) ppt
MEeREm (%) 2.4 2.1 0.3x
AR Al EEALE
x2: fTIHER
N FE AT TR AR PRmTECH AT iR iR ROE(%) D/Y(%)
2022A 2023F 2024F 2025F 2022A 2023F 2024F 2025F 2023F 2023F
EERAKRE AR LT RRIF R E
A E 01109 HK HKD 250,653 7.7 76 6.9 6.3 0.9 0.8 0.8 0.7 11 47
op AR 00688 HK HKD 212,331 7.8 7.0 6.3 56 0.5 0.5 0.5 04 73 45
JikHE-H 02202 HK HKD 192,802 5.1 56 55 5.0 0.5 0.5 04 04 8.1 6.2
LA 00960 HK HKD 132,225 44 5.0 47 43 0.8 0.7 0.6 0.6 14.1 59
R 02007 HK HKD 53,065 na. 6.7 6.4 5.0 0.2 0.2 0.2 0.2 33 0.9
[OR 6.2 6.4 6.0 5.2 0.6 05 05 05 8.8 45
IBCEE 6.5 65 6.0 54 07 0.6 06 05 94 50
FEWNKE A HIERS L PR R
A= 00123 HK HKD 41,381 7.3 7.0 6.2 55 0.6 0.6 0.6 0.5 85 54
R E R 01908 HK HKD 39,974 6.0 6.3 5.1 43 11 13 11 0.8 10.1 6.6
LYk e 03900 HK HKD 23,674 7.8 42 38 34 0.6 0.5 0.5 04 1.5 6.6
HEQRER 00754 HK HKD 19,853 2.3 na. na. na. 0.2 na. na. na. na. na.
o 4 00817 HK HKD 18,641 7.7 5.0 44 43 0.3 0.3 0.3 0.3 55 6.2
ST 09993 HK HKD 15,857 8.0 na. na. na. 06 na. na. na. na. na.
o [ it A AR T 00081 HK HKD 15,092 40 35 32 28 04 04 04 03 1.0 6.0
RYIE R 00604 HK HKD 13,259 6.4 37 34 3.0 03 0.3 0.3 0.3 7.7 10.1
FEME 03990 HK HKD 12,266 58 5.0 5.0 5.1 04 04 04 04 79 9.1
HIRAR R 01030 HK HKD 11,235 341 35 3.1 29 0.2 0.2 0.2 0.2 6.0 1.9
S E 00535 HK HKD 8473 3.1 na. na. na. 0.3 na. na. na. na. na.
3 e E H 00095 HK HKD 8,411 na. na. na. na. 0.3 na. na. na. na. na.
TR AR ] 00884 HK HKD 7914 na. 13 13 18 0.2 0.1 0.1 0.1 76 103
R B AR A 00119 HK HKD 7,260 8.8 na. na. na. 02 na. na. na. na. na.
e JE AR A A 03383 HK HKD 7,003 na. na. 8.6 49 0.2 0.1 0.1 0.1 (0.8) 22
e 01668 HK HKD 5,721 53 143 96 75 0.1 0.1 0.1 0.1 09 na.
& ShEH 02777 HK HKD 5,403 na. na. na. na. 0.1 0.1 0.1 0.1 (10.6) 0.0
et 03380 HK HKD 5,060 na. 34.2 35.6 445 0.1 0.1 0.1 0.1 0.3 0.0
PR 03377 HK HKD 4,950 na. na. 52 47 0.1 0.1 0.1 0.1 (0.6) na.
K 01238 HK HKD 4,720 9.9 24 24 24 0.1 0.1 0.1 0.1 54 0.0
[ e 83 75 69 69 03 03 03 03 47 49
USR] 76 6.1 55 5.2 05 05 05 04 73 59
FEBRAKRE N HRES LA RE
HRARE R 01813 HK HKD 2,735 na. na. 8.9 na. 0.1 0.1 0.1 0.1 (1.2) 0.0
TRRGE P 01966 HK HKD 2,492 844 3.1 29 27 0.1 0.1 0.1 0.1 35 0.0
ISR 00563 HK HKD 2,396 59 na. na. na. 0.2 na. na. na. na. na.
TR B 00978 HK HKD 2,379 6.2 na. na. na. 0.2 na. na. na. na. na.
izl 02772 HK HKD 1,791 na. na. na. na. 0.1 na. na. na. na. na.
St Fr s 00337 HK HKD 1,619 29 na. na. na. 0.1 na. na. na. na. na.
fEfE 02019 HK HKD 1,603 33 na. na. na. 0.2 na. na. na. na. na.
T H 00230 HK HKD 1,573 na. na. na. na. 0.2 na. na. na. na. na.
AR A 01233 HK HKD 1,282 na. 28 37 54 0.2 02 02 02 95 0.0
CEUR [ bR i 02768 HK HKD 1,184 na. na. na. na. na. na. na. na. na. na.
SLPA 01996 HK HKD 1,102 na. na. na. na. 0.1 na. na. na. na. na.
N Siing 06158 HK HKD 843 na. na. na. na. 0.2 na. na. na. na. na.
il v 03301 HK HKD 749 na. na. na. na. 0.1 na. na. na. na. na.
KRR 02117 HK HKD 682 na. na. na. na. na. na. na. na. na. na.
@l 00832 HK HKD 593 na. na. na. na. 0.7 na. na. na. na. na.
AR AR 02599 HK HKD 533 na. na. na. na. na. na. na. na. na. na.
iS¢l 09968 HK HKD 268 na. na. na. na. na. na. na. na. na. na.
b 06999 HK HKD 257 na. na. na. na. 0.1 na. na. na. na. na.
KR = 06111 HK HKD 7 na. na. na. na. na. na. na. na. na. na.
i 06900 HK HKD 75 na. na. na. na. 0.1 na. na. na. na. na.
fil HF-4 206 30 5.2 40 0.2 0.1 0.1 0.1 40 00
AT 238 3.0 56 36 0.2 0.1 0.1 0.1 27 0.0

ZRAN: Bloomberg., HEE 2.
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ot B iR R K HhER

Finkar 3 B R
Year end 31 Dec (RMB m) 2021A 20224 2023F 2024F 2025F Year end 31 Dec (RMB m) 2021A 20227 2023F 2024F 2025F
Total revenue 452,798 503,838 465916 427,557 397,601 Investment properties 108,521 119,407 130,293 141,179 152,064
- Property development 429,932 470,446 427,896 385,735 351,596 PPE 32,632 35,134 38,341 42,023 45426
- Other revenue 22,866 33302 38,020 41822 46,004 Interests in associates & JVs 144,449 129,486 131,936 134,337 136,690
Cost of sales (357,106)  (405785)  (378,889)  (344,674)  (317,029) Deferred tax assets 33518 35,485 36,550 37,647 38,776
Gross profit 95,691 98,054 87,027 82,884 80,571 Other non-current assets 19,250 22,255 22,385 22,518 22,653
- Other netincome 4594 8499 3618 4,060 4432 Total non-current assets 338,370 341,768 359,506 377,704 395,609
- Selling and marketing expenses (12,809) (12412) (10,789) (11,059) (11,169)
- Administrative expenses (14,151) (14,059) (13,356) (12,688) (12,054) Properties under development 996,646 815,660 703,166 610,256 554,115
Operating profit 73,325 80,081 66,500 63,196 61,780 Completed properties for sale 86,952 98,070 84,545 73,374 66,624
- Lease liability charges (1,12) (981) (981) (981) (981) Trade receivables and deposits 366,457 364,439 371,728 379,162 386,746
- Finance costs (6.749) (4,906) (5,058) (5,053) (5.048) Restricted cash 8,644 2,783 2783 2783 2,783
- Share of results of JVs and associates 4,889 (799) 2450 2401 2353 Cash & cash equivalents 140,708 134,425 150,312 169,862 180,213
Profit before tax 70,353 73,39 62,911 59,563 58,104 Other current assets 915 18 18 18 18
Income tax (32.283) (35,845) (29,502) (27,030) (26,198) Total current assets 1600323 1415395 1,312,552 1235455 1,190,499
Profit after tax 38,070 37,551 33,409 32,833 31,906 Total assets 1,938,693 1,757,163 1672058 1613159 1,586,108
Non-controling interest (15,545) (14,933) (12,842) (11,815) (10,870)
Shareholders' profit / loss 22,524 22618 20,566 20,718 21,036 Trade and other payables 541,059 473,073 477,803 482,581 487,407
Underlying shareholders' profit 22,382 19,762 20,566 20,718 21,036 Contract liabilities 636,859 465,581 346,506 255,017 196,132
Basic EPS (RMB) 1.938 1.951 1.768 1.781 1.809 Short-term bank and other borrowings 58,622 64,517 64,455 64,394 64,332
Underlying EPS (RMB) 1.926 1.705 1.768 1.781 1.809 Tax payable 71,184 71,093 75,286 79,070 82,737
Other current liabilities 3,722 3,538 3,538 3,538 3,538

AEMER Total current liabilties 1311446 1077,802 967,589 884,600 834,147
Year end 31 Dec (RMB m) 2021A 20227 2023F 2024F 2025F
Operating activities Long-term bank and other borrowings 207,343 249,589 249,350 249,112 248,874
Profit before income tax 70,353 73,396 62,911 59,563 58,104 Other non-current liabilities 27,131 24,782 24,782 24,782 24,782
Finance costs - net 7,861 5,887 6,039 6,034 6,029 Total non-current liabilities 234,474 274,370 274,132 273,894 273,655
Share of results of associates and JVs (4,889) 799 (2,450) (2401) (2,353) Total liabilties 1545920 1352172 1241721 1158494 1,107,802
DA 8,063 9,300 9,775 10,598 11,5692
Others (1782) (7,670) (3,748) (4192) (4,568) Total shareholders' equity 235,953 242,691 255,194 267,707 280,478
Changes in working capital (38,535) (41,621) 13,683 19,514 13,317 Minority interest 156,820 162,300 175,143 186,958 197,828
Net cash from operations 41,072 40,090 86,210 89,116 82,122 Total equity 392,773 404,992 430,337 454,665 478,306
Income tax paid (36,959) (37,340) (26,374) (24,343) (23,660)
Cash from operating activities 4,113 2,750 59,836 64,773 58,462 M%Hﬁ$
Investing activties 2021A 2022A 2023F 2024F 2025F
Purchase of PPE (9514) (12749  (23868)  (25166) (25880 Revenue growth (%) 8.0 "3 (79 82) (7.0)
Acquisitons/disposals of subsidiaries (12,696) (6.931) (780) (780) (1,040) Gross profit growth (%) @08) 25 (12 “8) @8)
Investments in JVslassociates (15250)  (10,158) (6,000) (6,000) (8,000) Shareholders'proft growth (%) 57) 04 1 07 15
Interest received 4425 2532 3618 4,060 4432 Underlying shareholders' profit growth (%) (44.4) M7 41 07 15
Other investing cash flow 6,755 14,275 0 0 0
Cash from investing activities (26281)  (13030)  (27,030)  (27.886)  (30488) Gross margin (%) 211 195 18.7 194 203
Financing activities Operating profit margin (%) 16.2 15.9 143 14.8 155
Dividend paid to owners of the Company (14,522) (11,277) (8,063) (8,205) (8,265) Shareholders' profit margin (%) 50 45 44 48 53
Increase in debts 7,619 41479 (300) (300) (300) Underlying shareholders' profit margin (%) 49 39 44 48 53
Issue of new shares 0 (1,292) 0 0 0 ROE (%) 98 95 83 79 77
Interest paid (27,042) (21,891) (12,439) (12,428) (12,418) ROA (%) 12 12 1.2 13 13
Capital from non-controlling shareholders 15,572 (1,402) 1,014 1,035 1,055
Advance/repayment to contracted parties (2,308) 308 2,868 2,561 2,305 Adj. liability-to-asset ratio (%) 69.8 68.6 67.5 66.5 65.6
Other financing cash flow (2,423) (2,487) 0 0 0 Net debt / Total equity (%) 207 437 373 31.0 271.2
Cash from financing activities (23,104) 3439 (16,919) (17,337) (17.622) Cash to short-term debt ratio (x) 25 21 24 27 28
Net changes in cash (45.271) (6,841) 15,887 19,550 10,352
Cash at beginning of year 185,662 140,708 134,425 150,312 169,862 Underlying P/E (x) 49 6.0 58 57 56
Exchange losses 317 557 0 0 0 P/B (x) 05 05 05 04 04
Cash at end of year 140,708 134,425 150,312 169,862 180,213 Dividend yield (%) 9.5 6.7 6.9 70 Al

RO 2] HEE 2
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