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Overview of key drivers and impacts

B3 1: GS China property management industry 2025 views at a glance

2025 ve- 2024 Aggregare direction mpacts on finandials

Key drivers (incremental impact) 2024 2025 Topline Margin Cash flow

Sector PMS VAS PMS VAS AR & OCF/NI
PM industry maturity = L] L e2) = a & More focus on efficiency gain, quality expansion and risk control
Macro trend &5l 7] > 7 & > L) AR/VAS- government debt swap and consumption beneficiaries
Property downturn b S| ] = b > & Affiliated developers project support and liguidity impact
overall & = 2 W = [y
pueighting B%  mx 1% 1% 0%

{based on share of earnings/CF impact)

(1) PMS=property management services and VAS=community value added services. (2) the direction of the arrows is based on the 1 to 5 scores we assigned for
each categ/oré, the higher the better. %’3) we assigned a 70% weighting for earnings impact (further breakdown based on the topline and gross profit share between
PMS and VAS segments) and a weighting of 30% for cash flow impact which drives divergent expectations on the growth outlook and sustainability.

BERE: SRERRAMAE

B i 2: Coverage SOE PMs FCF generation towards 2027E suggests an average 13% FCF yield and implies visible headroom
to raise dividend
FCF yield against dividend yield for coverage SOE/POE groups

Coverage SOE avg Coverage POE avg
12m forward FCF yield ——12m rolling trading dividend yield 12m forward FCF yield = 12m rolling trading dividend yield
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Yield calculation for 2025E-27E is based on share prices as of Jan 9, 2024.

BRIRIR: Datastream, A FIHIE, BRESKR EM R

B % 3: Aligning coverage PMs fundamental sensitivity and competitiveness with the 3 key industry drivers

Coverage PMs fundamental sensitivity to the 3 key drivers | Macrotrend |
- r 7 |
Topline Margin Topline Cash flow Topline Cash flow
25E o o
Company  Ticker Old New 2024E  2025E vs o Ferz P | Frele Lredy
24E competence  resilience attractiveness improvement support stress
CRMixc  1209.HK Buy  Buy i | . E I [
GTS 2869.HK Buy  Buy -ta [ L
COPL 2669 HK  Buy  Buy z IR [ L
POPS B049.HK  Buy  Buy 2 IR [ L
CMPO 001914.5Z Neutral Neutral @ l l
Onewo 2602HK  Buy Neutral L [
SuUs 1516.HK  Neutral Neutral 2 B B
S-Enjoy 1765.HK  Neutral Neutral a8 B B
CGS 6098 HK  Neutral  Sell [ [
A-Living IM9HK  Sell  Sell o B B
JKS 9666.HK Sell Sell I B
PLCM 9909 HK  Sell  Sell a B E
SMS 0873.HK  Sell  Sell g B B
A = & A £ #

(1) PMS=property management services and VAS=community value added services. (2) the bar is based on the 1 to 5 scores we assigned for each category, the
higher the better. (3) total score is based on the average score related to the 3 key drivers.

FERER: DRHE SREHRARRY
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B3 4: Summary of ratings and target prices for our China PM coverage

1 T Target mutiple Gash earnings quaity
EPS L-Tmultiple Implied
M CAGR  EPS  appliedto ™ ™ Share price  upside
Company Ticker Rating | Rating [(USSbn)  (old) ~ CAGR  2027EFCF TP implied PIE (Lcy) (Lcy) %chg  (LCY)  [Idownside OCFINI ratio (X) Trading PIE  Dividend yield
@ (old @ target | (new@ L-TPEEto
(old) | (mew) ueee 2sE27E (@zEFCH) 9@ MW@ ot i |orEFCFanddiscto| % 9-Jan % 2024E  2025E 2026E 2027 2024 2025E 2024E 2025
24E)  25E)
EPS) 25E)

COPL 2669 HK Buy | Buy 20 15% 10% 11X 13X 11X 6.50 6.10 6% 48 27% 0%  fx 1 1 o 8 3% 3%
CR Mixc 1209.HK Buy | Buy 8.1 20% 14% 13X 20X 18X 34.00 35.00 3% 276 a7 Ak 18 13 14x 1Bx 14 6% 4%
POPS 6049 HK Buy | Buy 20 12% 9% 10X 12X 12X 35.00 35.00 0% 280 25% 12 13k 14x 14 10x 9 5% 5%
GTS 2869 HK Buy | Buy 16 18% 12% 12X 15X 15X 430 480 12% 39 24% 1.1x x 120 4% 5%
CMPO 00191452 Neutral | Neutral | 14 12% 1% 15X 13X 15X 10.40 12.00 15% 98 23% 06x 08k 0%  1.0x x 12 2% 2%
Sus 1516.HK Neutral | Neutral [ 0.6 5% &% 7 6X 7x 2.05 184 -10% 15 20% 05x  09x 0% 1.3 x 6x  10%  10%
S-Enjoy 1755.HK Neutral | Neutral | 0.3 5% 5% 7 5X 6X 3.10 320 3% 29 1% 04x 07X 0%  1.0x 5x 5 9% 9%
Onewo 2602 HK Buy | Neutral| 30 1% 1% 8X 11X 10X 2230 21.50 4% 202 6% 05x  09x  10c  12x 10x 9% 8% 6%
ALiving 3319 HK Sell Sell 05 3% 3% 7 3X ax 2.50 270 8% 27 2% 0.0x 08x 4x 3% 2%
cGs 6098 HK Neutral | Sell 21 6% 7% 7 X 6X 5.40 5.00 7% 50 0% 0.3x x 6 5% 5%
KS 9666 HK Sell Sell 05 10% 8% 8X 9X 9X 6.70 6.00 -10% 67 0% 09x 09 1.3 10x 10 0% 0%
PLCM 9909 HK Sell Sell 02 5% 5% 6X ax 3X 260 220 -15% 26 AT% 07x  09x 0% 08 ax 0% 0%
SMis 0873HK Sell Sell 03 % % 6X 6X 5X 0.72 0.70 3% 09 21% nm_ 07 09 1ix  -16x 6 0% 0%
Average 17 10% 8% X 10X 9X % 9% 06x  08x  10x  12x 7x B 4% 4%
-SOE (3) 15% 1% 12X 15X 14X 5% 25% 10 1Ax 13 13x 12 1x__ 5% 4%
-POE (7) 6% 6% 7 X 5X 5% 2% 03 o7x09x  1.0x 3x o 4%

TPs are on a 12-month time frame. POE (privately owned enterprises) and SOE (state owned enterprises and GTS)

BRERIR: Datastream, mER £ KR BRI RED

Industry: More focus on efficiency gain and risk control, better
macro but drag from property downturn remains

Three key drivers are shaping the PM industry’ s fundamental outlook. We see (1) the
PM industry continuously maturing, with more focus on quality growth and risk control
that will be incrementally positive for PM companies’ margin and cash flow outlook; (2)
macro level consumption stabilization and government liquidity improvement key to drive
the improvement of PM companies’ VAS business and AR management; and (3)
property industry downturn to remain a drag on the PM industry’ s growth until 2027E
when we see possible industry stabilization.

PM industry maturity: more focus on efficiency gain and risk control to support
margin and better cash flow

CRIC’ s estimates on national total PM management scale and our estimate of urban
building stock suggest a 3pp penetration increase during 2021-23, despite the weaker
macro and property industry backdrop. Alongside the deepening industry penetration,
the Top-500 PM companies’ managed GFA reached GFA18bn sqm by 2023
(according to CRIC) and rose to nearly half of the national market share (B3 6, vs.
42% in 2017). Our coverage PMs’ scale growth has well outpaced the property
industry’ s sales and completion volume change, suggesting continued penetration of
PM business and expansion into non-property segments (public facilities, existing
building stock) as well as leveraging their seasoned geographic positioning and strong
external project sourcing abilities.

More importantly, we noticed keener focus from management on quality scale expansion
and risk control (B%& 7 to B 10).

2025518134 3
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B3 5: Industry leaders maintained solid scale expansion

during macro and property industry adversity...
Aggregate management scale and yoy growth by

Top-500/Top-100/listed PM companies

20

=

=T T -8

mmmmm Top-500 managed GFA (LHS)
(bn sqm) ™= Listcos managed GFA (LHS)
=== Top-100 GFA yoy (RHS)

Top-100 managed GFA (LHS)
Top-500 GFA yoy (RHS)
Listcos GFA yoy (RHS)

2023
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B3k 6: ... and continued to gain market share
Market share of Top-100 and Top-500 PM companies, by
management scale, 2010-2023E

—=Top-100 +Top-500

50% 46% 47% 47%
43% 43% % o e
vt

3905 33% 33%
31%
29% 29%

2010
2011
2012
2013
2014
2015
2016
2017
2018
2019
2020
2021
2022
2023E

BHIRIR: CRIC, Data compiled by Goldman Sachs Global Investment
Research

FRFR: CRIC, BERERATRH

B ik 7: Coverage PMs’ city penetration is more regional

concentrated with selective names seeing further
concentration since 2023
No of cities with exposure by coverage PMs
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B 8: The density of their managed portfolio is on the rise
Average managed GFA and project number per city, by coverage
PMs

m Coverage average managed GFA per city (LHS)
Coverage average number of managed projects per city (RHS)

(mn sqm} (number of projects)
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BRIRIR: 2 B#IE, Data compiled by Goldman Sachs Global Investment
Research

2025518134

HRRIR: A T)ERIE, Data compiled by Goldman Sachs Global Investment
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B3 9: Preemptively exiting from low performing projects to
preserve margin and enhance operation efficiency

Managed GFA termination and as a share of last year’ s balance,
by coverage PMs with data available

(mnsam} GFA terminated 2021

70

22%
G0

40 149
20 12%;
20

10 5%

0
JKS

5%

2%

sUs

2%

2022 2023 w1H2024 (Annualized)

% terminated of last year

managed GFA
LY
3%4 'ﬁ3'-f-6
5% 4%
4%, oo
I 1% I 0%0%1%0%
GTS S-Enjoy PLCM*

PLCM * refers to commercial GFA terminated.

BWRISRIR: 22 B)#IE, Data compiled by Goldman Sachs Global Investment

Research

2025518134

B3k 10: Rising contribution from major contracts and core clients for most coverage PMs’ 3P
new contracts

Rising contribution from major contracts and core clients
CMPO Contracts with annualized value > Rmb10mn accounted for 50%+ of 1H24 total new contracts
SuUs Mew contract value from major clients grew +16% yoy in 1H24, vs. overall -20%
GTS Partnering with 224 central/local SOEs as of 1H24

Contracts with annualized value = Rmb10mn accounted for 64% of 1H24 new contracts
POPS annualized value; Proportion of SOE client as of new contract value rose +10pp yoy

Major clients account for 66% of 1H24 total new contracts; Obtained 36 new contracts with

SMS annualized value » Rmb&mn
Contracts with annualized value = Rmb10mn accounted for 66% of 1H24 new contracts
COPL annualized value, and doubled total value of such contracts in 1H23

BEERIR: ATEIE, Data compiled by Goldman Sachs Global Investment Research

Macro: marginally positive on stabilization/improving consumption trend and
cash collection from government

Our China economist’ s 2025 macro outlook suggests two potential positive impacts on
the PM industry:

(1) 5% consumption growth in 2025E from 3.8% in 2024E, leading to better 2C VAS
revenue growth and record-high contribution to PM revenue for the coming year. We
expect PM companies to tap this consumption recovery through value added services to
community households (2C VAS), which has been largely stagnant since 2023 (vs.
average 40%+ segment revenue CAGR during 2020-22). The most affected areas are
housing brokerage and decoration services business, and we see potential improvement
on decoration service business with government subsidies continuing in housing
improvement related categories. For community life services (related to the basic daily
life of residents, including community retail, housekeeping services, elderly care
services, education services, drinking water services, etc.), we see potential growth
acceleration after a steady increase in the past years (B3 11). In Aug-24, the State
Council issued the “Opinions on Promoting the High-Quality Development of Service
Consumption” among the six key areas mentioned that the first point is to tap the
potential of basic consumption such as catering and accommodation, housekeeping
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services, and elderly/childcare care, and once again provide strong policy support for
PMs developing in those areas.

Overall, we expect 2C VAS to grow at an average 6% revenue CAGR in 2025E-27E
from -4% yoy during 2023-24E, contributing to the record high level of 12% for our
coverage PMs revenue towards 2027E (B3 11). We expect GTS and CRLS will lead
the sector on 2C VAS revenue scale and growth rate respectively (B3 12).

B3k 11: On the back of the consumption growth rebound (esp. community life services), we
expect 2C VAS to regain growth momentum and contribute a higher share of coverage PMs
revenue towards 2027E

2C VAS contribution to total revenue of coverage PM companies

mCommunity living service, e-commerce & athers Community space operation
Others (e.g. catering, education, etc.) Property brokerage & asset management
mDecoration& furnishing Revenue CAGR

2021-23 2024E-27TE
12% -

1% 1% gq9 L Non-
2 B r 9%
i @ ¢ = ﬂ | Recurring

r Recurring +11% »

2019 2020 2021 2022 2023 2024E 2025E 2026E 2027E

BERIER: DRHE SREHRRFR

B3 12: GTS and CR Mixc will be on top among our coverage
on 2C VAS revenue scale and growth rate respectively in
2025E-27E

2C VAS revenue scale, growth rate and breakdown by
sub-segment of coverage PM companies

(Rmbmn) 2024 m2027E ®25E-27E CAGR (RH3)
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FEFRE: NRHE SRERRARRY

(2) Government debt resolution leading to better cash collection: PMs’ city services
(2G business) provide management services for public facilities that will be paid by the
governments, with the segment revenue accounting for SD% of our PM coverage’ s
topline in 2024E. On a worsening trend of cash collection from government, not only has
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the business scale shrunk (segment revenue on average down 5% yoy in 1H24, B3k
13), but also margin pressure has been escalated amid more intensive competition on
better projects. For 2025E-27E, we expect this business to bottom align with the
recovery of government spending in 2025E and onward, according to our China_

economists.
B3 13: Listed PMs’ city services revenue on average % 14: Local government debt resolution program will help
retreated in 1H24 due to cash collection pressure and margin to alleviate PMs cash flow pressure and write-down risks from
concerns amid fiscal tightness their non-2C AR (especially SOE PMs’ 2G AR)
Listed PMs’ city services revenue in 1H24 Coverage PMs net AR balance and % exposure to non-2C
customers and % 2G AR exposure by 1H24
(Rmbmn) m Listed PMs' city services revenue in 1H24 “8 Onewo (5%)
2500 40 CGS (16%) :
E 35 ]
2,000 é " CMPO (40%)
- o
15 § . GTnga%) SMis (20%)
%2
; 20 ALV (19%) . -COP'L_‘(Z%)
0 Avgrevenue: Rmb392mn (down 4.6% yoy) 8 ) . . E)DOPS (2:34)
Avg GPM 15.9% (-0.2ppyoy) §1s §
50 = . -S_E‘CHRD M;xca Sw 0%)
I [ o oy °?
- - - — — o JKS (11%) PLOM (0%)
& S - & & & @ & a ® o y
“ R & 7 _o&";\ & & %‘3{3 < u“‘é\? e&?(b 0.0
“‘_f,'\' < 0% 10% 20% 30% 40% 50% 60% 0% 80%
% non-2C AR by 1H24
Ever Sunshine Services Group (1995.HK; Rating Suspended); Non-covered g) The % in brackets refers to each PM’ s % AR related to 2G by 1H24. (2)
listed PMs: Suxin Joyful Life (2152.HK), Hollwin Urban Operation Service lue dots denote SOE PMs and GTS; Orange dots denote POE PMs and
(2529.HK), Riverine Chinaé1417.HK), Roiserv Lifestyle (2146.HK), Times Onewo.
Neighborhood (9928.HK), Kanggiao Service (2205.HK), Evergrande Property
Services Group (8666.HK). RRRR: A ARE BRSRRAWRS
BRERIR: A TR, Data compiled by Goldman Sachs Global Investment

Research

Property downturn remains a drag but less impact

The current property downturn since 2021 has negatively impacted PM companies scale
growth (weakened pipeline from new home market), and correspondingly intensified
competition in 3P expansion which further heightened margin concerns, as well as
persistent worries on related party’ s AR impairment and liquidity pressure on PMs.

Given many structural challenges in the property sector with no quick fix and
incorporating our China property industry 2025 outlook, we expect the multi-year
property downturn will likely continue to weigh on PM industry growth in 2025E but the
drag is likely to lessen given (1) rising share of 3P to coverage PMs managed portfolio
(nearly 50% by 2027E from less than 40% in 2023, B3k 15) to offset the declining
project support from affiliated developers; (2) diminishing 2B VAS revenue (mostly
cyclical business related to property cycles): for the listed PMs with available revenue
breakdown, 2B VAS topline share further dropped to an average 7.2% in 1H24 from
8.3% in 2023 and will continuously be on a downward trend, in our view; (3) gradually
fading AR impairment impact amid contained AR expansion (via more prudent selection
of projects/counterparties) and substantial provision made during 2022-1H24 for
affiliated developers’ AR. By looking at coverage POE PMs’ related developers’ AR
(B %k 16, which accounted for on average one quarter of their net AR balance by 1H24),
we see an average ¢.60% provision ratio by 1H24 (though Onewo, S-Enjoy and PLCM
are behind peers). Excluding the asset collateral, the net AR balance due from related
developers will drop further (i.e. cut by more than half if taking SUS and JKS as

202518138 7
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examples, Rmb0.2bn remaining for both companies by 1H24).

B3 15: Rising share of 3P in listed PMs managed portfolio

to offset the declining project support from affiliated
developers

Coverage PMs total managed GFA scale, yoy growth by
SOE/POE and overall 3P projects’ contribution

P arent Third party
(mn sgm) M &A = -» =% POE avg yoy (RHS)
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B 16: Fading AR impairment impact after substantial
provision made during 2022-1H24 for affiliated developers’
AR

Comparison of coverage POE PMs’ net AR balance from
related developers and provision ratio by 1H24

(Rmbbn) B 1H24 related developer's net AR balance (LHS)

© 1H24 provision ratio for related developer's AR (RHS)

35 100%
3.0 ° o] a0
0%
15 ° e . -
- Avg: ¢.60% provisionratio  70%
> 50%
20
© 50%
15 40%
10 30%
) 20%
0.0 | || 0%
Onewo SEnjoy ALV CGS sUS IKS SMS  PLCM

Excluding asset collaterals, related developer’ s AR balance was Rmb0.2bn
for both SUS/JKS and Rmb0.3bn for SMS.

HRSRIR: A B#IE, Data compiled by Goldman Sachs Global Investment
Research
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Coverage: Stabilizing margin and improving FCF underpin solid
dividend growth outlook for SOEs

We revise coverage PMs’ 2024E-26E underlying earnings forecast by an average -5%
(-2%/-8% for SOEs/POEs respectively, B3k 45). We also introduce our 2027E earnings
forecasts with an average of +6% yoy topline growth and +8% yoy for the bottom-line,
bringing their earnings CAGR to an average 8% in 2025E-27E. Our earnings forecasts
are now on average teen level % below Bloomberg consensus in 2024E-26E for
coverage PMs (B3 48), mainly driven by our below-consensus estimates for POE PMs.
More details in appendix. Despite a deceleration in EPS growth to 8% CAGR towards
2027E (vs. +11% in 2020-23), we expect solid improvement of FCF generation for the
sector.

Cash flow to improve and more headroom for dividend hike by SOE PMs

Post the dip in 2024E, we expect coverage PMs’ operating cash flow (OCF) to improve
from the 1H2024 low and SOE PMs to outperform POE peers with over 1X OCF/NI ratio
on average during 2025E-27E, and 13% FCF yield by 2027E, continuously supporting a
higher dividend payout from SOE PMs. In contrast, coverage POE peers’ FCF has
been very volatile since this property downcycle and some of them either suspended or
cut payout on liquidity constraints, and we see limited room for improvement until a
stabilization of the property market in 2027E.

B3 17: Post the dip in 2024E, PMs’ cash positions will be B3k 18: ...similar for their OCF profile and more resilient for

on an improving trend towards 2027E... SOE PMs
Average cash balance and as % of total assets ratios for our Average OCF and OCF/net income ratio for our coverage
coverage SOE/POE PMs SOE/POE PMs
mm 50E avg cash (LHS) POE avg cash (LHS) . SOE avg OCF (LHS) POE avg OCF [LHS)
-o=50E avg cash as % of total asetsratio POE avg cash as % of total assetsratio o= S0E avg OCF/NI ratio POE avg OCF/NI ratio
{Rmb mn) (Rmb mn) ()
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I 2 000 o 15
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FERER: ARHE SBRERRERR BERR: ARHE SBRERRETFR
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B3 19: Coverage SOE PMs FCF generation towards 2027E suggests an average 13% FCF yield and implies visible
headroom to raise dividend
FCF yield against dividend yield for coverage SOE/POE groups

Coverage SOE avg
12m forward FCF yield

Coverage POE avg

= 12m rolling trading dividend yield 12m forward FCF yield = 12m rolling trading dividend yield
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Yield calculation for 2025E-27E is based on share prices as of Jan 9, 2024.

BRERIR: Datastream, A FIHIE, BREKE AR

Topline: moderate 2C VAS growth recovery

We forecast an average 6% 2025E-27E topline CAGR for coverage PMs, mainly riding
on SD% CAGR from recurring business segments (+7%/+6% by PMS/2C VAS
segments, B3 20) on the back of a 6% management scale ramp-up (incrementally
more driven by 3P expansion) and in aggregate to contribute 87% of total topline by
2027E (+7pp from 2023 level), while partially dragged by continuous 2B VAS revenue
(related to developers cyclical business) decline alongside property market adversity.

B 1% 20: We expect coverage PMs’  overall topline growth to
stablize with stable PMS scale growth and moderate 2C VAS
growth recovery

Coverage PMs’

topline and segment revenue growth

B 21: Our coverage PMs have increased topline share
from recurring PMS revenue since the industry downturn in
2022 and we think the trend will hold in the coming years
Coverage PMs average revenue breakdown by service types

——COveral ——PMS +—2CVAS —e—2BVAS 100% PMS m2CVAS m2BVAS = Others
160% . 6% 8% qopp 129 11% 0% 9% 0% 9%
00 CAG.R 2224E 25E-2TE 5 90%
Topline % 6% 30%
120%  pys 12% 7% f .
100% 2¢ vAS 1% 6% 1
80% 2B VAS -24% -11% 60%
60% = 50%
40% /\ 40%
o z z 10% gog 7 70% 3% (4% 79% 75%
20% 6% 6% "f J 0‘4% ‘ 0% | 4% Gqob  G2%  ogel G6%
0% hd e -11%
o0 -25 20%
-20%
40% 10%
o < & D N DA & & S N G 5
| g g N L A AV N T A N 7 e 0%
O A% 0K O o SV S A S g I Y i
q AL S S oLt L S Al S PP S 2018 2019 2020 2021 2022 2023 2024E 2025E 2026E 2027E

BRERR: NRBE SREMRAARE BRRR: ARBE SRR EHRE

GPM: to stabilize towards 2027E with moderate uptick of NM on scale effect
We generally expect a stabilizing GPM trend towards 2027E with moderate NM uptick
for coverage PMs. Specifically, i) by segment (Bl3& 22), we estimate GPMs for PMS/2C
VAS/2B VAS to be largely steady at average high-teen/30%/mid-teen levels with
business structure and models stabilizing; ii) by nature of PMs, we expect SOE PMs to
deliver a more resilient margin outlook across all segments (B3 24), supported by
more favorable portfolio composition, 2C VAS business maturing and 2B VAS
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normalization; iii) in addition, we expect scale effect and technological empowerment to
continue driving SG&A expenses optimization for both SOE and POE PMs (B3 25),
leading to moderate NM improvement.

B ik 22: We expect a stablizing GPM trend towards 2027E
with moderate NM uptick on scale effect for coverage PMs
Overall GPM and NM, and GPM by segment of our coverage PM
companies

Overall GPM by

GPM & NM segment
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B % 23: We foresee more resilient GPM/NM performance for
SOE PMs...
GPM and NM by coverage SOE and POE PMs
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BRFRR: DRHE SRERRARRY

BRKE: NRHE SRERREFRE

B ik 24: ...partially due to a low base and headroom for
efficiency improvement for PMS and 2C VAS segments
GPM by segment of our coverage SOE/POE PM companies

B3 25: We expect gradual SG&A expenses optimization by
our coverage SOE/POE PM companies

SG&A against revenue ratio of our coverage SOE/POE PM
companies
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BRERR: NEHE, sRERRARR FRRR: NEHE, SRERRAARI

AR: write-down to continue but slowing; goodwill impairment risk remains

uncertain

AR management: Coverage PMs’

average account receivables balance growth slowed

to +12% yoy in 1H24 (B3 26, from +80%/40%/15% yoy in 2021-23) and narrowed the
gap with their average topline expansion pace. The growth rate of POE PMs’ AR
balance decelerated to a slower pace than SOE PMs in 1H24, mainly due to business
contraction from their affiliated developers as well as more significant AR write-downs

since 2022. We note that alongside the increasing business exposure to 2G/city services
and revenue diversification (which generally have longer cash collection cycles due to

the public service/payment nature), SOE PMs’

AR against sales/assets ratios also

deteriorated but still stayed at a healthier level than POE peers.

2025518134



Goldman Sachs

RE L ER

Though all our coverage PMs continuously booked AR impairment in 1H24, SOE PMs’
write-down remained moderate (Bl 3k 28, similar as previous years with largely stable
impairment rate) while POE PMs continuously made considerable impairment losses
(such as A-Living, SUS, CGS and JKS with high proportion of AR from affiliated
developer). Overall given the contained AR due from affiliated developers (on average
moderated to 31% by 1H24 from 33% by 2023) and most POE PMs have provided
substantial AR provisions (on average c.60% provision ratio by 1H24), coupled with
proactive AR recovery management such as the acquisitions of physical assets from
affiliated developers to offset their AR, we expect smaller AR impairment impact to their
earnings in the coming years in general. That said, B3k 27 suggests potential higher AR
write-down risks for the names below the trend-line (such as PLCM with a higher % of
AR due from related developers but one of the lower % provision of AR among peers).

B3R 26: AR balance growth, and as a % of sales/total asset
ratios of our coverage PMs

Net AR balance AR as % of asset AR as % of sales
2024 H1 YoY  HoH 1H24  YoY  HoH 2023 24GSe _ YoY

Company Ticker (Rmb bn) 1H24 1H24
A-Living 3319.HK 5.2 23% 21% | 24% -5pp -4pp 43% 36% ~Tpp
CGS 6098.HK 185 6% 13% E 26% 2pp 2pp 38% 42% 4pp
CMPO 00191457 433 Ted% B5P% 4pp  10pp 18% 1" 34% Spp
COPL  2669HK 33 35% 33% 3pp Spp 19% L 22% 3pp.
CRMixc 1209 HK 25 23%  25% L1 8% 1pp 1pp 14% [ | 14% 1pp
GTS 2869 HK 55 18%  28% 3pp 6pp 25%  28% 4pp
JKS 9666.HK 23 43% 7% -14pp Opp 50% 47%  -2pp
Onewo  2602.HK 94  28% 3% L 24% 4pp 7op 0% 2% 6pp
POPS 6049.HK 36 21% 53% [ 20% 2pp 6pp 16% 21% 6pp
PLCM 9900 HIK 05 TE8% 30% [ 9% 2pp 1pp 16% | 19% " dpp
SEnjoy _1755HK 23 6%  271% 6pp  6pp 3% [ 41% 8pp
SMS 0873.HK 38 9% 17% b 26% 3pp 3pp 39% 47% 8pp
sSus 1516 HK 29 -25%  -12% [ 28% -2pp Opp 47% 40% -Tpp
Average 2% 34% 24% " ipp  dpp 39% 3% 3pp
“SOE (5) 24%  44% 22% _ 2pp __ 6pp 17% _ 22% __ 5pp
-POE (7) 1% 7% 25%  dpp  1pp 38%  39%  1pp

BRRR: ARHE SRERRARRS

B3k 27: lllustration of covered PMs’

provisions and related

party receivables as a percentage of total AR by 1H24

Provision as % of AR
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FRRR: ARHE SBRERREATFRD

B3 28: AR and related comparison for PMs we cover

P&L: AR impairment (Rmb mn)

Write-down provision as % of AR

Provision rate by 1H24

Affiliated developer as % of AR

2022 2023 1H24 2019 2020 2021 2022 2023 1H24 RelatedDP 3P 2019 2020 2021 2022 2023 1H24
Aliing 3319 HK 166 535 33% 64% 83% 112% 137% 386%| 75% 13% 54%  35%  39%  49%  44%
CGS  G09BHK 679 404 35%  34%  27%  37% 161% [157%|  74% d 7% 4% 8% 1% 15% k] 13%
CMPO  001914.5Z 28 2 14%  14%  27%  42%  56%| 2.8% 6% 7% 1% 19%  32% ] 19%
COPL  2669.HK 23 65 53 123% 109% 90% 66% 65%| 67% 18%  20%  28%  26%  21% ] 19%
CRMixe 1200HK [T 2 09% 05% 08% 230% 40% 43% 72%  Ta%  68%  45%  42% I 36%
GTS  2809.HK 126 124 120 85% 98% 91% 84%  84% 8.1% 1% 1% 10% 9% 9%l 9%
JKS geee K [IEEE 1471 333 02% 08% 22% 411% 583% | 62.1%)|08rda 0% | 8%  19%  39%  55%  48%
Onewo 2802 HK 91 194 123 10%  12%  20%  35%  58% 54% 72%  62%  44%  23%  35% [ ad%
POPS  6049.HK a1 49 38% 40%  40% 39%  42% 4.1% 33%  38%  26%  26%  21% 0 |20%
PLCM 9908 HK 28 48 36 157% 209% 211% 159% 16.0%| |17.2%|  19% 17% 3% 6% 5%  22%  44%
S-Enjoy  1755.HK 145 256 122 135% 128% 123%  O5% 135% |15.0% 21% 54% 4% o7%  a0%  as% L 3k
SMS  0873HK 744 87 87 52%  59%  90% 194% 21.8% 20.9%|  54% 15% 5%  19%  19%  20%  18% L] 16%
sUS 1516.HK 1542 850 1,137 23%  32%  55% 351%  4d42%) 551%|  81% 28% na  na 7%  67%  58%
-SOE (5) 54%  53% 54% 52% 571%  54% 32%  32%  29%  25%  25%  21%
"POE (7) 63%  7.6%  8.1%  19.4%  28.2%  32.4% 6% 20% 3% 2% 32%  38%  38%  36%
Average 55%  62%  69% 127% 168% 19.8%  56% 20% 38% 9%  32%  32%  33% 3%

BRIKR: A T#HE, Data compiled by Goldman Sachs Global Investment Research
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Goodwill impairment: following CGS, JKS and Shimao Services among our PM
coverage that have booked impairment losses for goodwill stemming from previous
M&As in 2022, A-Living, SUS and S-Enjoy also made goodwill impairment in 2023. By
goodwill and other intangibles (mainly customer relationships)

1H24, coverage PMs’

on average accounted for 12% of their total assets (CGS, Onewo and ALV stayed at
elevated levels against peers, B3k 29) and B3k 30 suggests potential substantial
earnings impact from future goodwill impairment risks for SMS, CGS and ALV.
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B % 29: Goodwill and intangible assets and cumulative
impairment comparison for PMs we cover

Other intangitle assets
#Goodwil & intangible as % of total assets (RHS)
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BRERIR: A REHE, Data compiled by Goldman Sachs Global Investment

Research
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B % 30: lllustration of covered PMs’
as % of aggregate 25E-27E earnings against 25E-27E
earnings CAGR

2025E-27E earnings CAGR
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FRRE: A DR, BRERRATIE

B’ % 31: Coverage SOE PMs keep stable dividend payout with upward trend while POE PMs
either suspended or cut payout on liquidity constraints
Dividend payout ratio of our coverage PMs

2018 2020 2021 2022 2023 2024 guidance
Aliving 3319HK POE 40% 25% 00 0% 26% Stable
CGSs 6098 HK POE 25% 25% 65% 25% div+buyback: total % to gradually increase
CMPO 001914.5Z SOE 32% 21% 21% 25% ==25%
COPL 2669.HK SOE 30% 30% 3% 31% ==35%
CRMixc 1209HK SOE 37% 39% 45% 55% ==55% plus special div
GTS 2869 HK SOE 63% 53% =>=50%
JKS 9666.HK POE 53% 40% n.a.
Onewo 2602 HK 19% =>=55%
POPS B049.HK SOE 35% 20% 25% 40% =40%
PLCM 9909.HK POE 51% 54% 37% 20% nil
S-Enjoy 1755 HK POE 54% 26% 33% 40% 40-50%
SMS 0873 HK POE- 31% nil
suUs 1516 HK  POE 30% 30% 54% 55% ==55%
-SOE (5) 35% 29% 32% 48%
-POE (7) 41% 29% 27% 24%
Average 38% 29% 29% 35%

BHEERIR: A TR, Data compiled by Goldman Sachs Global Investment Research
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Valuation: FCF focused, revise TPs by -15% to +15%

We refreshed our valuation framework (which was previously based on an average of

10X 2024E targeted P/E for the coverage) by now focusing more on PM companies’

FCF generation outlook as we think it is a more important attribute of PM companies’
valuation given their asset-light model. We see gradual normalization of FCF towards

2027E when we expect the property market to stabilize. We set a long-term 2%-5% FCF
growth rate for our coverage beyond 2027E and discount back to 2025E by using cost of
equity (CoE) of each company (Bl%& 33). In addition, we continue to apply a credit
discount on such valuation for our coverage POE PMs to reflect credit risks of their

affiliated developers on the course of property market stabilization, but we narrow the

credit discount to 10% from prior 20% by considering the continuously reduced revenue

and AR exposure to affiliated developers (B3 21 and E 3 28). As a result, our new

12-month target prices imply an average 9X 2025E P/E against average 8% 2025E-27E
EPS CAGR for the coverage.

B % 32: Free cash flow generation and cash earnings quality for coverage PMs

_ FCF performance Cash earnings quality
FCF FCF
Company Ticker (Rmb bn) CAGR OCF/NI ratio (X)
2021 2022 2023 2024E  2025E  2026E 2027E  25E-27E 2021 2022 2023 2024E 2025 2026E  2027E
GTS 2869 HK 07 06 11 04 09 12 15 28% 12t 2ax o USRS
CR Mixc 1209 HK 37 08 12 34 49 58 73 22% 13x 08x 10k 12x 18 13x  1dx
COPL 2669 HK 05 00 12 12 1721 21 12% 08« 08x  12x 08  idx  12x  12x
POPS 6049 HIC 06 14 25 08 18 21 22 12% 17x 13 18 2| 4@ ddx  14x
CMPO 00191452 04 16 18 05 06 08 10 34% 14x 7% 28 0Bx 08 09  10x
sUS 1516 HK a7 o9 12 oi 06 06 10 32% 03 05 11x 085 09 0%  13x
S Enjoy 1756 1K 02 04 01 00 03 04 05 27% 14x 02x  10x  04x  O7x 09  10x
Onewo 2602 HK 34 27 27 02 17 23 35 5% 17 i8x 12 08k 08 10x  1ix
Aliving 3319 HK 48 03 068 05 05 05 10 39% 11x  04x 07 00§ 08 08  12x
cGS 6098HK 217 41 43 42 18 22 31 30% 08  07x  12x 03
KS 9666 HK 09 a4 02 w2 03 03 05 25% 0ax 0% 1% 08 0%  13x
PLCM 9909 HK 41 18 07 00 02 03 03 12% 22x 06x  14x  07x 08 0 08x
NS 0873 HK 00 44 20 02 03 03 02 7% i te asd 138K 07k oox i
Average 26% 1.2% 0.8x 1.2x 0.6x 0.9x 1.0x 1.2x
“SOE (5] 1z 08 15 12 20 24 28 2% 1ax 12x 18x 10x_ iix__ 13x  13x
“POE (7) 39 4 i3 s o o7 1o 6% 14x o2x Tidx oax osx  oex  dix
N = T —
TRRIR: A BHE SRERBERRST
2] . — ;
#z 33: Derivation of our target 2025E P/E multiples for our PM coverage
. |
EPS FCF a)factorin  L-Tmultiple Implied
MV CAGR  EPS  (Rmb LT FCF risk applied to ™ ™ Share price  upside
Company Ticker Rating | Rating [(USSbn)  (old) ~ CAGR  bn) Beta COE growthrate 1/(CoE-g) discount 2027EFCF TP implied PIE (Lcy) (Lcy) %chg  (LCY) Idownside
(old @ target | (new @ L-TPIE to
(old) | (new) 24E-26E  25E-27E  2027E % % x) % (@2zEFch) 9@ (MW@ oo |27E FoF anddiscto| % 9-Jan %
24E)  25E)
EPS) 25E)
COPL 2669 HK Buy Buy 20 15% 10% 21 11 11% 2% 11X 0% 11X 13X 11X 6.50 6.10 -6% 48 27%
CR Mixc 1200 HK Buy | Buy | 81 20% 14% 73 13 13% 5% 13X 0% 13X 20X 18X 3400 35.00 3% 278 27%
POPS 6049 HK Buy Buy 20 12% 9% 22 12 12% 2% 10X 0% 10X 12X 12X 35.00 35.00 0% 280 25%
GTS 2869 HK Buy Buy 16 18% 12% 15 11 11% 3% 12X 0% 12X 15X 15X 4.30 4.80 12% 39 24%
CMPO 001914.8Z Neutral | Neutral 14 12% 1% 1.0 1.0 9% 2% 15X 0% 15X 13X 15X 10.40 12.00 15% 98 23%
SuUs 1516.HK Neutral | Neutral 06 5% 6% 1.0 17 15% 2% 8x -10% x 86X X 205 1.84 10% 15 20%
S-Enjoy 1755 HK Neutral | Neutral 03 5% 5% 05 17 15% 2% 8x -10% x 5X 6X 3.10 3.20 3% 29 1%
Onewo 2602.HK Buy Neutral 30 1% 1% 35 13 13% 2% 9x -10% 8X 11X 10X 22.30 21.50 -4% 202 6%
A-Living 3319 HK Sell Sell 05 3% 3% 06 15 15% 2% 8x -10% x 3X 4ax 2.50 270 8% 27 2%
CGS 6098.HK Neutral Sell 21 6% 7% 31 17 15% 2% 7x -10% x X 6X 5.40 5.00 1% 50 0%
JKS 9666 .HK Sell Sell 05 10% 8% 05 14 13% 2% 9x -10% 8X 9x X 6.70 6.00 10% 6.7 “10%
PLCM 9909 HK Sell Sell 02 5% 5% 03 18 16% 2% 7x -10% 6X 4x 3X 260 220 15% 26 AT%
SMS 0873 HK Sell Sell 03 7% 7% 03 19 17% 2% 7x -10% 6X 86X 5X 072 0.70 -3% 09 21%
Average 17 10% 8% 14 14% 2% 9x 99X 10X X 1% 9%
-SOE (5) 15% 1% 11 11% 12X 12X 15X 14X 5% 25%
-POE (7) 6% 6% 16 15% 8X X 6X 5X -5% -2%

BWHEERIR: Datastream, A FIHIE, BREKERHAR I

2025518134



Goldman Sa

chs

RE L ER

B3k 34: Valuation sensitivity in relation to L-T growth rate changes for coverage PMs

LT LT LT LT LT
a) factor multiple multiple multiple multiple multiple
L-T in applied L-T  applied % chg L-T applied to % chg L-T  applied % chg L-T  applied % chg
growth FCFrisk to 2027E T growth to 2027E Valuation from growth  2027E  Valuation from growth to 2027E Valuation from growth to 2027E Valuation from
Company  Ticker CoE rate discount FCF  (LCY) rate  FCF (LCY) newTP  rate FCF (LCY) new TP rate FCF (LCY) newTP  rate FCF (LCY) new TP
New Case1 Case 2 Case 3 Cased
ALiing SHOHK T 145% 5% 5% 79X 370 0% B2X 3730 EL 67X 34 3% 78X 350 A qt, GEX 350 199,
CGS 6098 HK 154% 2% -10% 7.0X 5.00 0% 58X 420 6% 1% 6.3X 450 3% 73X 5.20 4% 4% 7.9X 570 14%
[ef[xte) 00181457 87% 3% 0% 180X 12.00 0% IiEK 965 [AB%M 1% 130X 1070 3% 175X 1350 8% 9% URIER R0 L 99%
COPL 2669.HK 11.1% 2% 0% 11.0X 6.10 0% 9.0 5.10 6% 1% 9.9X 5.50 3% 12.3X 6.90 3% 4% 14.1X 8.00 N%
CR Mixc 1209 HK 128% 5% 0% 12.8X 35.00 3% 10.2X 29.00 7% 4% 11.4X 31.20 6% 147X 40.20 15% 1% 17.2X 47.00 34%
GTS 2869.HK 111% 3% 0% 12.0X 4.80 1% 9.9X 4.00 H7%d 2% 11.0X 4.40 4% 14.1X 5.60 7% 5% 16.4X 6.50 35%
JKS 9666HK  133% 2% ~10% 8.0X 6.00 0% 6.8X 470 [ 200 1% 73X 510 3% 87X 650 8% 4% 97X 700 [ 17%
Onewo 2602 HK 128% 2% -10% 8.3X 21.50 0% 7.0X 1810 6% 1% 76X 19.60 3% 9.2X 2370 10% 4% 10.2X 26.30 22%
POPS 6049.HK 121% 2% 0% 10.0X 35.00 0% 8.3X 29.00 7% 1% 9.0X 31.50 3% 11.0X 38.50 10% 4% 12.3X 43.00 239
PLCM 9909 HK  16.0% 2% ~10% 6.4X 2.20 0% 56X 190 -14%0 1% 6.0X 200 3% 6.9X 240 | 9% 4% 75X 260 | 18%
S-Enjoy 1755 HK 153% 2% -10% 7.0X 3.20 0% 59X 270 6% 1% 6.3X 290 3% 73X 3.40 L 6% 4% 8.0X 370 16%
SMS 0873 HK 171% 2% -10% 6.0X 0.70 0% 5.3X 0.58 7% 1% 56X 0.63 3% 6.4X 0.74 % 4% 6.9 0.80 14%
sus 1616 HK  163% 2% ~10% 6.8X 1.84 0% 50X 158 -1a% 1% 63X 171 FiA | 3% 7.3X 199 8% 4% 8.0X 218 18%
Average 2% 8.0X 0% 7.5X -16% 8.2X -10% 3% 10.0X 10% 4% 11.4X 22%
SR SEIE. = S v AR 29 3y
BRERR: SRERIREHRER
- . - = . L
3R 35: Consensus 2024E-25E EPS forecast revisions for # 36: 12-m forward P/E of POE/SOE PM companies in our
our China PM coverage, and their relative share price coverage
performance
=———2024 PM avg EPS consensus index (LHS) . POE's P/E % diff vs. SOE (RHS)
(%) 2025 PM avg EPS consensus index (LHS) ) X) —POE: 12m fwd PE (LHS)
=== Relative performance PM vs. Hang Seng China index (RHS) = =—50E: 12m fwd PE (LHS) pguc
Large-scale property 60 80%
105 1 ’/ policy stimulus \ 1.10 50%
4]
100 A 1.05 50
oy
95 1.00 40%
40
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85 0.90
30 0%
20 0.85
N 19
75 0.80 20 20%
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65 0.70 10 ;
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60 0.65
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55 —_— 0.60 o R REAE e N
9P AP AP P b bk ah b ab gk gboab b oab ab nb NN N A0 L AR S gl L g
poF e oS ot Qe o e et pet gt T TS e ot gt o Wt o (B B WP S P
RN S = S PR EI DN 2 POE (privately owned enterprises) and SOE (state owned enterprises+GTS
REIKR: 18, Datastream, SR LRI AR (P Y prises) ( P )
SR St 3 - = = 5 LR T 2N 3
BURIRIR: Datastream, 2 BIHHE, SRR AMRS
#z 37: China property management coverage comp sheet
LT TP X
12m Potential Trading
W | Rating | Priceon | price MUtPle Impled g | o ) —— TRANGPEX)  peG T Dividendyield(h) Core net proft (RCY mn)
target 2PP! downside | Rerformance (%) x) x)
2027E FCF PIE
($bn) Jan-9 tey) (X X) (%) YD  1yr 24E 25E 26E 27E  25E 25E 24E  25E  26E 27E 24E  265E  26E 27TE  25E-27F
CAGR (%)
GS PM coverage
A-Living 3319HK 05 Sell 27 27 7> ax 2% -T% -22% 4 4 4 3 12 12 3% 2% 3% 3% 957 937 963 995 3
Country Garden Services 6098 HK 22 Sell 50 5.0 123 68X 0% -10% -19% 6 6 5 5 09 09 5% 5% 5% 5% 2823 2824 2965 3204 7
CMPO 001914.8Z 14 Neutral 98 120 15X 15X 23% -8% -16% 14 12 " 10 11 13 2% 2% 2% 3% 759 861 979 1,065 11
COPL 2669 HK 20 Buy 48 61 11X 11X 27% 6% -16% 9 8 7 7 08 10 3% 4% 4% 5% 1537 1718 1934 2093 10
CR Mixc Lifestyle 1209 HK 82 Buy 276 35.0 13X 18X 27% -4% 9% 16 14 12 1 10 13 6% 4% 5% 6% 3586 4,122 4705 5331 14
Greentown Service 2869 HK 16 Buy 39 48 12X 15X 24% 1% 35% 14 12 10 10 10 13 4% 5% 5% 6% 800 965 1,105 1201 12
Jinke Smart Services 9666 HK 05 Sell 6.7 6.0 8X 9X -10% -11% -26% 10 10 9 8 12 09 0% 0% 0% 0% 354 382 412 445 8
Onewo 2602 HK 30 Neutral 202 216 8X 10X 6% 1% 5% 10 9 8 7 08 09 8% 6% 7% 7% 2253 2338 2575 2889 11
POPS 6049 HK 20 Buy 280 36.0 10X 12X 25% -8% 1% 10 9 9 8 10 09 5% 5% 5% 6% 1445 1518 1658 1805 9
Powerlong CM 9909 HK 02 Sell 26 F - 6X 3X -17% 1% 1% 4 4 3 3 08 07 0% 0% 0% 0% 408 427 446 467 5
S-Enjoy 1755 HK 03 Neutral 29 32 28 6X 1% 7% 1% 5 5 5 5 11 - 9% 9% 9% 10% 451 453 466 498 5
Shimao Services 0873 HK 03 Sell 09 07 6X 5X 21% -3% 21% (16) 6 6 5 09 07 0% 0% 0% 0% (126) 336 353 383 7
Sunac Services 1516 HK 06 Neutral 15 18 28 E2s 20% -8% -18% 6 6 5 5 09 1 10% 10% 10% 11% 770 773 806 869 6
SOE 12X 13X 22% 4% 1% 12X 11X 10X X 10X 14X 5% 4% 5% 5% "
POE 123 5X 2% 5% 15% 3x 6X 5X 5X 10X 1.0x 4% 4% 4% 4% 6
SR St 3 - =¥ = S AR 31
BRRIR: Datastream, 2 AR, SRR AMRIB
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B3k 38: Summary of key risks of our PM coverage

.Company  Tieker  Ratings  Methodology Key risks
(-) Slower-than-expected scale expansion and margin improvement for its residential PMS business.
CR Mixe 1200 HK Buy PIE (-) Weaker-than-expected execution on 2C VAS expansion and mall operations.
(-) 3P GFA expansion miss and execution slippage amid scale expansion given GTS' lowest reliance (amang peers) on affiliated developers for project sourcing.
S 2860 HK - EE () Lower PMS margin due to fast cross-regionsfproperty type penetration: weaker VAS margin for its property asset management and education services amid a property down cycle
g J or margin dilution from new VAS ventures
(-) Unexpected decline in service quality due to excessive outsourcing
(-) Further slowdown in car park sales business growth
SEFL 2660 HK Buy FE (-) Weaker contracted GFA and management fee growth, affected by slower property sales growth of COLI
. (-) Execution slippage of 2C VAS development, such as weaker VAS margin potentially dragged by lower-profitability property management amid a property down cycle, as well as
margin dilution from new VAS ventures
(-) Weaker-than-expected contracted GFA growth driven by lower than expected contract sales from Poly A
POPS 6049 HK Buy PIE () Margin dilution from investment inta new vertical VAS segments
(-) Slower than expected 2C VAS development
(+/-) Upbeat scale expansion due to solid Onewo Town strategy execution in the residential space and effective praject procurement/M&As in the commercial space; or scale growth
miss due to intensified competition.
Onewo 2602.HK Neutral PIE (+/-) More/less resilient than expected margin by der 1cy enhancement or downward margin pressure from macr nomic challenges, pricing weakness, efc..
(-) Persistent cyclical adversities on various business segments.
(-) Lingering AR impairment risks or potential revaluation losses from recently acquired Vanke assets.
S (+) Stronger-than-expected post-integration management accelerates scale ramp-up and margin improvement. faster-than-expected scale expansion on the back of dual brands and
SOE support; above-expectation incubation of VAS.
CMPO 00191482 Neutral  (PFE for FS‘PZSS NAvor (-) Execution slippage involving operational integration and restructuring; slower-than-expected scale growth due to slower-than-expected 3P project sourcing and M&A project
sourcing and integration, potential inventory write-down risks for its property development business.
(+/-) 3P scale expansion beat or miss amid the decline in pipeline support from Sunac China (1918.HK, Rating suspended).
sus 1516 HK Neutral PIE (+/-) Faster or slower-than-expected 2C VAS incubation and development.
(+) Stronger margin profile supported by digitalization and economies of scale.
(+/-) Further impairment loss or provisions write-back of its USD bonds investments.
S-Enjoy 1755HK  Neutral PIE (+/-) Scale growth beat or miss i.e. 3P/M&A with lower visibility than projects from its parent.
(+/-) Better or weaker VAS execution, unexpected policy changes and wage inflation.
(+) Subsiding liquidity pressure of affiliated developer and above-expectation scale growth
CGS 6098.HK Sell PIE (+) Stronger-than-expected recurring VAS ution/development.
(+) More resilient that-expected GPM supperted by effective cost-saving initiatives.
(+) Parent liquidity situation eases quicker than expected.
HE 9908 HK or oE (+) Stronger-than-expected growth pace of its commercial development pipeline
- (+) Stronger-than-expected AR management and improved visibility on collection of its parent-related receivables (e.g., pre-opening consultancy business and 2B VAS) and better-than
expected margin profile through efficiency enhancement and technological empowerment
(+) Stronger-than-expected integration of acquired companies could impact A-Living's topline and profitability positively.
A 219 HK sel o (+) Faster-than-expected new 2C VAS incubation leading to upward topline surprise.
. (+) Upward PMS margin on efficiency enhancement, or favorable portfolio mix change: upside 2C VAS margin risks alongside fast business ramp-up.
(+) Stronger than expected AR management that leads to better cash flow and eamings quality improvement.
(+) More active 3P scale expansion
(+) Parent liquidity pressure to be solved quicker than expected
S 0873.HK ==L BB (+) Meaningful development on 2C VAS such as catering service and elderly caring services
(+) Better-than-expected margin profile through more efficient technological empowerment and rising project density.
(+) Parent liquidity situation eases quicker than expected.
JKS 9666 HK Sell P/E (+) Meaningful development on 2C VAS such as catering services, that could offset the PMS/2B VAS slowdown

(+) Better-than-expected margin profile through more efficient technological empowerment and rising project density.

FRRE: BREFRATIH
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Japan case study: PM pricing resilient through cycles and
implication for China

2025518134

Japan’ s experiences suggest property management related services displayed
defensive pricing power and resilient demand through the cycles and the deflationary
period, B3k 39. For example, CPI of service charges for repair & maintenance,
domestic service, domestic help and personal care considerably outpaced total and
overall service CPI over the past few decades, likely supported by i) aging population,
who require quality living service within the proximity of their residences. China will
arrive at a similar demographic composition as today’ s Japan by 2050E, according to
World Bank projections, as well as ii) desire to preserve property value, whereby we
estimate that a) real estate assets account for an average 45% of Japan’ s household
assets since 1990 (lower than 60%+ in China since 2015, more discussion) and b) the
scale of renovation expenditure by Japaneses homeowners p.a. was on average
equivalent to 1.5% of Japan’ s total housing stock value.

Zooming into apartments in the Great Tokyo Area, B3k 40, we find: 1) average
apartment management fee has been steadily rising and generally outpacing CPI; 2)
management fee on average accounted for 0.63% of apartment price in 2023 vs. GS
estimated 0.3% in China. Comparing with household income, PM fee also accounts for
smaller share of total at 1-1.3% in China vs. Great Tokyo at 4.4% (B3 41), suggesting
potential headroom for China to further elevate PMS fee level in the longer run; 3) only
limited variance in terms of total absolute fee level for buildings constructed at different
years, though composition differs (e.g. younger apartments generally have higher
common area management fee and lower reserve fund for repairs), whereas in China,
aged residential properties tend to have artificially low PMS fee due to reasons such as
prior government price control, lack of community property owners’ committee, etc.
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B3k 39: Summary of Japan’ s overall, service and selected category CPls, population structure and home renovation
expenditure

CPI: despite broader deflationary environment, PM related services prices were resilient

Overall Housing
Rent ) ) Service , (Rebasedto 2000=100)
Service charges for repair & maintenance = ===-- Domestic service
13B  mem=—— Domestichelp — mm——— Personal care
125
Dotted lines: service categories relatable
to the scope of property management
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Property value preservation: one key objective of Japanese property owners

(JPY tn) Home renovation market (LHS) === Home renovation as % total housing value (RHS)
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BRIR: HER4R1T, 7718, OECD, Japan MLIT, Japan Cabinet Office, Yano Research Institute, &= 5% £ BRI R RF 5320
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B3k 40: Summary of average apartment management fee in Japan

Average apartment management fee in GTA Average apartment management by year of construction (2023)
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Bk 41: We see sizable headroom for China’ s property management fee increase
Comparison of annual property management fee against household disposable income and housing

value in different regions

= Annual PM fee/Household disposable income
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CGS (6098.HK): Cumbersome scale growth, multi-segment
business contraction outlook, N-T profit plunge; down to Sell

6098.HK 12m Price Target: HK$5 Price: HK$4.98 Upside: 0.4%

S Forecast
12123 12/24E 12125E 12/126E

Market cap: HK514.6bn/51.9bn  Revenue (Rmb mn) New 426116 437747 447677 458844
Enterprise value: HIK$6.1bn / $775.9mn  Revenue (Rmb mn) Old 426115 440048 46,1252 47,9655
3m ADTV HK$142.1mn/ $18.4mn  EBITDA (Rmb mn) 1,761.4 2,686.8 29948 33918
China EPS (Rmb) New 0.08 0.07 0.49 0.60
China Property Services EPS (Rmb) Old 0.09 072 0.8 088

M&A Rank: 3

Leases incl. in net debt & EV?: No

6124 12124E 6/25E 12/25E
EFS (Rmb) 0.43 (0.36) 0.19 0.29

Source: Company data, Goldman Sachs Research estimates, FactSet. Price as of 09 Jan 2025 close

We downgrade Country Garden Services (CGS) to Sell from Neutral. Since the
beginning of 2024, CGS’ share price fell 26%, registering a larger decline compared to
our PM coverage average (-14%), lagging the Hang Seng China Enterprises Index
(+21%). We attribute CGS’ underperformance to persistent investor concerns on the
liquidity situation of its affiliated developer Country Garden Holdings (2007.HK; Rating
Suspended), broader business adversities and failures (at multiple times) to deliver on
management’ s prior guidance for various business segments, despite management
efforts such as the recently announced/launched share award schemes and buybacks.

Looking ahead, we expect a much slower business recovery of the company vs. peers,
owing to 1) difficulties of contracted project handover from debt-ridden CGH, CGS’
weaker positioning amid an intensified third-party market competition and its heightened
terminations of low-margin/delayed contracts that will all lead to a weaker topline and
margin outlook for the next three years; 2) upcoming business contraction across
multiple business segments due to prolonged cyclical headwinds and execution failures.
We see CGS’ urban services, commercial operational services and certain community
value-added-services (e.g. community media) excessively expanded via bold M&As and
overhasty contract procurement during the prior upcycle, in the absence of sufficient
execution capability build-up and longer-run profit/cash collection assessments; and we
expect these may backfire likely rendering the company’ s business decline to be more
severe than peers. This, coupled with stagnant fixed costs, might further undermine
topline and margin of the company; 3) likelihood of further impairment loss from both
receivables (due from developers and government customers) as well as goodwill of
prior acquisitions, which could overshadow the company’ s profitability stabilization.

As such, we now forecast cumbersome topline growth at LSD% p.a. three year down the
road (below 6% of coverage PM average), and overall 4pp GPM decline by 2027E from
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FY23 level. We cut CGS’ 2024E-26E core income by average of 26% to -28%/0%/+5%
yoy, and introduce 2027E core income at +8% yoy. Our 25E-26E topline and net income
forecasts for the company are on average 2%/22% below Bloomberg consensus, likely
as we bake in steeper topline and margin decline alongside multi-segment business
contraction. With our refreshed valuation method for our PM coverage, we revise the
company’ s TP from HK$5.4 to HK$5, on a 7X 2027E FCF discounted back to 2025E
with a 15.4% CoE, vs. coverage average of 9X/13.5%. CGS trades at 6X/5X/5X
2025E-27E P/E against a 7% core EPS CAGR, vs. our PM coverage peers’ average
8X/TXITX, against an 8% CAGR. Downgrade to Sell. We would turn more positive on
the stock if CGH’ s liquidity situation meaningfully improved to support CGS’ scale
growth and alleviate investors’ concerns, or the company achieves business
re-acceleration for recurring 2C VAS and more resilient-than-expected margin via
economies of scale and effective cost-control initiatives.
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1. Scale expansion increasingly stagnant, considering both dwindling project delivery
from CGH who faces high liquidity pressure and subdued 3P project procurement amid
intensified competition. We now forecast c.GFA10-20mn sqm/30-45mn sgm p.a.
management GFA addition from CGH and external projects in 2025E-27E, only
¢.20%/50% of historical peak level. Coupled with rising terminations of projects with low
margins or low visibility of handover, we overall cut our 2025E-26E managed GFA
balance/annual new addition by an average 2%/18% and now project only 2% CAGR for
PMS revenue in 2025E-27E.

2. Multi-segment business scaling-down: i) developers-related VAS: downward trajectory
to continue alongside property market downturn and CGH’ s liquidity pressure, and
following a 60% topline plunge in 2024E, we bake in another average 20%-30% p.a.
decline in 25E-27E, to a level that is merely c.10% of historical peak; ii) urban services
topline to shrink at average 5% p.a. in 25E-27E, with strategic exits from projects of low
cash collection profile and hesitant attitude in new contract procurement unless local
government debt resolution made concrete progress; iii) commercial operational service,
which management targeted for a multi-billion-Rmb scale by 2025E back in 2022, would
also slide at 5%-10% p.a. to around half a billion Rmb in 27E due to macroeconomic
adversity in our view; iv) community VAS: we still factor in positive 3% CAGR in
25E-27E, mainly to be supported by innovation services (i.e. community e-commerce
and EV charging station) and space operation, while some 2C VAS category revenues
might further diminish due to cyclicality (turn-key furnishing and real estate brokerage)
and weak execution (community media);

3. Downward margin pressure to aggravate across almost all segments: i) we cut PMS
GPM by average 0.4pp in 24E-26E and forecast an average 19.5% in 25E-27E (3pp
below FY23 level), due to downward pricing pressure (unfavorable PMS portfolio with
heavy exposure in lower-tier cities and rising share from old communities, and
aggravated price regulation in certain regions such as Chongging), intensified
competition in 3P market and increased renovation expenditure in managed projects to
maintain property owners’ satisfaction and decent collection rate; ii) we cut community
VAS GPM to an average 24% in 25E-27E (15pp below FY23 level) due to revenue mix
change, macroeconomic headwinds and low consumer confidence ; iii) lower 2B
VAS/urban service/commercial operation service GPM to an average -2%/9%/14% in
25E-27E, 14pp/8pp/17pp below FY23 level, impacted by business scaling-down and
cyclical adversity. As a result, we lower overall GPM by an average 2pp in 24E-26E and
introduce 27E GPM at 16.6% (vs. 20.5% in FY23).

4. Impairment risk to persist: as of 1H24, CGS had Rmb18.5bn net AR balance,
including Rmb0.8bn/3bn from related developer/government customers (i.e. 20% of
total), which might see more impairment provision in upcoming years; meanwhile, as of
1H24, CGS had Rmb16bn net goodwill from prior M&As, incl. 22%/39%/20%/12% from
Wealth Best Global/CG Life Services (incl. Justbon)/Link Joy/Manguo Environmental
Technology. Given business adversity faced by urban service and commercial
operational service segments, we see potential risks of goodwill impairment that further
compromises CGS’ earnings in the upcoming years.
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5. Strenuous operating cash flow profile: despite heightened cash collection efforts, we
view negatively on CGS’ ability to keep OCF/Core profit ratio at a healthy level. 1H24
OCF came in as a disappointment and management expressed limited confidence in
achieving above 1X level for the full year. We estimate average 0.7X OCF/core profit
ratio for CGS in 25E-27E, below PM coverage average of 1.0X, dragged by i)
challenging PMS fee collection due to unfavorable portfolio mix, especially considering
CGS’ significant exposure to lower-tier cities where property owners have low
confidence on income as well as willingness to pay PM fee; ii) difficult collection from 2G
customers (c.10% revenue exposure) unlikely to turn round in N-T.

Key risks:

(+) Affiliated developer’ s liquidity situation eases quicker than expected: if CGH
sell-through improves alongside a property market recovery in lower-tier cities, obtains
more concrete funding injection from the government’ s Whitelist/buyback initiatives, or
carries out project/asset disposals, we believe CGH’ s liquidity situation could ease
ahead of expectations, which could alleviate market concerns and help improve investor
confidence in CGS’ growth outlook.

(+) Meaningful acceleration of recurring 2C VAS such as community e-commerce and
EV charging station, or re-acceleration of urban services alongside enhancing local
municipalities’  liquidity status due to central government fiscal stimulus, which could
partially offset the topline contraction of cyclical business segments.

(+) More resilient-than-expected margin profile through more effective cost-control
initiatives, efficient technological empowerment, rising project density/scale effect,
broader economic/labor market recovery and consumer confidence pick-up, etc.
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Profit model (Rmb mn) 2023A 2024E 2025E 2026E 2027E Balance sheet (Rmb mn) 2023A 2024E 2025E 2026E 2027E

Total revenue 42,612 43,775 44,768 45,884 46,881 Cash & equivalents 12.637 13.971 15,103 16.552 18.939

Cost of goods sold (33.880) (36.543) (37.419) (38,362) (39.100) Accounts receivable 16,379 17,510 18,220 19,042 20,018

SG&A (3.639) (3.732) (3.866) (3.838) (2.617) Inventory 516 620 743 892 1,071
Other current assets 6,337 6,971 7320 7,686 8,070
Total current assets 35,869 39,01 41,386 4,172 48,007

EBITDA 1,761 2,687 2,995 3,392 4,988 Net PP&E 1,657 1,619 1402 1,283 1,148

Depreciation & amortization (669) (557) (432) (337) (1.414) Net intangibles 23927 22,767 21,759 20,883 19,698

EBIT 1,092 2,129 2,563 3,055 3,573 Total investments 600 563 563 563 563

Interest income 212 253 279 302 3N Other long-term assets 7,190 3,399 3,059 2,753 2202

Interest expense (234) (192) (192) (188) (188) Total assets 69,244 67,418 68,169 69,654 71,708

Incomed(loss) fram uncons. subs (51) (38) 0 0 0

Others 0 (1.439) 0 0 0 Accounts payable 14,808 14,656 14,169 14,103 13.794

Pretax profits 1,080 714 2,651 3,168 3,716 Short-term loans 729 729 729 729 729

Income tax (563) (164) (610 (729) (855) Other current liabilities 10.847 11,385 11,018 10,656 10.712

Minorities (224) (292) (306) (312) (319) Total current liabilities 26,384 26,670 25915 25,488 25,234
Long-term debt 841 841 841 841 841

Net income pre-preferred dividends 292 258 1,735 2,127 2,543 Other long-term liabilities 3238 3.400 3570 3,748 3935

Preferred dividends 0 0 0 0 0 Total liabilities 30,462 30,910 30,326 30,077 30,011

Net income (pre-exceptionals) 292 258 1,735 2121 2,543

Post-tax exceptionals 0 0 0 0 0 Preferred shares - = S = 5

Net income 292 258 1,735 2121 2,543 Total common equity 36,156 33,590 34,619 36,041 37,842

Underlying profit 3,940 2,823 2,824 2,965 3,204 Minority interest 2,626 2,918 3224 3,537 3855
Total liabilities & equity 69,244 67,418 68,169 69,654 71,708

Basic EPS (Rmb) 0.09 0.08 0.52 0.64 0.76 BVPS (Rmb) 10.82 10.05 10.36 10.78 11.32

Fully-diluted EPS (Rmb) 0.09 0.07 0.49 0.60 07

DPS (Rmb) 029 0.21 0.21 0.22 0.24

Growth & margins (%) 2023A 2024E 2025E 2026E 2027E Ratios 2023A 2024E 2025E 2026E 2027E

Sales growth 3% 3% 2% 2% 2% ROE (%) 1% 8% 8% 8% 9%

EBITDA growth -58% 53% 1% 13% 4% ROA (%) 6% 4% 4% 4% 5%

EBIT growth -69% 95% 20% 19% 17% Inventory days 4 6 7 8 9

Net income growth -85% -12% 573% 23% 20% Receivables days 136 146 149 181 156

EPS growth -85% -16% 573% 23% 20% Payable days m 69 66 66 62

Gross margin 20% 17% 16% 16% 17% Net debt/equity (%) -29% -34% -36% -38% -42%

EBITDA margin 4% 6% 7% 7% 1% Total liabilities/total assets (%) 44% 46% 44% 43% 42%

EBIT margin 3% 5% 6% % 8%

Dividend payout ratio 340% 292% 43% 3% 34%

Cash flow statement (Rmb mn) 2023A 2024E 2025 2026E 2027E

Net income pre-preferred dividends 292 258 1,738 2127 2,543

D&A add-back 1,925 1,637 1358 1,133 1414

Minorities interests add-back 224 292 306 312 319

Net (inc)idec working capital 1,565 (1,486) (1,222) (1,036) (1.463)

Other operating cash flow 608 104 (545) (549) (141)

Cash flow from operations 4,615 803 1,632 1,987 2,671

Capital expenditures (941) (438) (134) (138) (94)

Acquisitions 0 0 0 0 0

Divestitures 288 0 0 0 0

Others 299 3,791 340 306 551

Cash flow from investments (354) 3,354 206 168 457

Dividends paid (common & pref) (1,360) (985) (706) (708) (741)

Inc/{dec) in debt (859) 0 0 0 0

Common stock issuance (repurchase) (267) (1.839) 0 0 0

Qther financing cash flows (353) 0 0 0 0

Cash flow from financing (2,839) (2,824) (706) (706) (741)

Total cash flow 1,421 1,333 1,432 1,450 2,386

FRRR: DRHE SRERRARRY
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Investment Thesis

CGS is the PM company affiliated to Country Garden Holdings (2007.HK). We are Sell
rated on CGS. Looking ahead, we expect much slower business recovery for the
company vs. peers, owing to 1) difficulties of contracted project handover from
debt-ridden CGH, CGS’ weaker positioning amid an intensified third-party market
competition and its heightened terminations of low-margin/delayed contracts that will all
lead to a weaker topline and margin outlook for the next three years; 2) upcoming
business contraction across multiple business segments due to prolonged cyclical
headwinds and execution failure. We see CGS’
operational services and certain community value-added-services excessively expanded
via bold M&As and overhasty contract procurement during the prior upcycle, in the
absence of sufficient execution capability build-up and longer-run profit/cash collection
assessments; and we expect these may backfire likely rendering the company’ s
business decline to be more severe than peers. This, coupled with stagnant fixed costs,
might further undermine topline and margin of the company; 3) likelihood of further

impairment loss from both receivables (due from developers and government

urban services, commercial
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customers) as well as goodwill of prior acquisitions, which could overshadow the
company’ s profitability stabilization.

Price Target, Risks and Methodology

Our 12m target price of HK$5 is based on a 7X 2027E FCF discounted back to 2025E
with a 15.4% CoE.

Key risks: subsiding liquidity pressure of affiliated developer, above-expectation scale
growth, stronger-than-expected recurring VAS execution/development and more resilient
that-expected GPM supported by effective cost-saving initiatives.
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Onewo (2602.HK): Time needed to neutralize related developer
adversities and regain growth momentum; down to Neutral

2025518134

2602 HK 12m Price Target: HK$21.5 Price: HK$20.2 Upside: 6.4%

‘Neutral GS Forecast

12123 12/24E 12/25E 12/26E

Market cap: HK$23.8bn/33.1bn  Revenue (Rmb mn) New 33,1835 36,1757 39,1782 426955
Enterprise value: HKS7 8bn [ $971.fmn  Revenue (Rmb mn) Old 33,1835 353385 382230 418432
3m ADTV :HK$44.3mn/ $5.7mn  EBITDA (Rmb mn) 36720 31919 3,8085 4,191.9
China EPS (Rmb) New 1.66 1.33 1.64 1.87
China Property Senvices EPS (Rmb) Old 166 1.30 1.70 197

M&A Rark: 3

Leases incl in net debt & EV?: Yes

6124 12124E 6/25E 12/25E
EFS (Rmb) 0.66 0.67 0.81 0.83

Source: Company data, Goldman Sachs Research estimates, FactSet. Price as of 09 Jan 2025 close

We downgrade Onewo to Neutral from Buy. Since we initiated on Onewo at Buy on Nov
2, 2022, the share price has fallen 35%, registering a larger decline than for our Property
Manager (PM) coverage (-21%) and the Hang Seng China Enterprises Index (+30%),
despite the company’ s active share buybacks initiatives and competitive 55% dividend
payout guidance against core earnings (above peers). We attribute Onewo’ s share
underperformance to potential investor concerns on the liquidity situation of its affiliated
developer China Vanke (00002.52/2202.HK, Sell) that could undermine Onewo’ s
business outlook. Arguably, Onewo has reduced Vanke-related AR risks (via a series of
acquisitions that in aggregate helped to recover Rmb1.7bn receivables in the form of
physical assets) as well as topline exposure from Vanke (to less than 10% by 2024E,
down 10pp from the peak during 2021-22). Yet Onewo’ s share price fell 13% since the
first announcement of asset acquisition at the beginning of November 2024, largely at
par with PM coverage peers and underperforming broader market index.

Looking ahead, we believe Onewo needs time to effectively neutralize related
developer’ s adversities on topline/margin/cash profit quality and regain earnings
growth momentum, considering 1) non-recurring business to continue shrinking amid
cyclical headwind and execution challenges, especially Onewo’ s developer’ s
value-added-services, AloT solutions and urban services, which, coupled with relatively
stagnant fixed cost/headcounts, will result in a weaker topline and margin outlook in the
coming three years; 2) increasing difficulty to achieve quality scale expansion with
uncertain project handover from debt-ridden Vanke and intensified third-party
competition among leading PM players which will lead to augmented capex, unfavorable
portfolio mix change and correspondingly a weaker margin outlook for Onewo; 3)
likelihood of further impairment of receivables due from Vanke (Rmb2.4bn at end-24E
per GSe), as well as the potential revaluation loss associated with assets acquired from
Vanke in recent months (carrying in aggregate Rmb2bn consideration) that might further
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impede Onewo’ s earnings stability, especially considering the company’ s lack of
track record in effectively operating heavy assets.

As such, we cut Onewo’ s core earnings by an average 2% in 2024E-26E to
-4%/+4%/+10% yoy, and introduce 2027E EPS at +12% yoy, mainly to reflect a steeper
non-recurring topline contraction pace (average -10% p.a. in 2024E-27E), moderating
GPM and higher SG&A expenses. With our refreshed valuation method for our PM
coverage, we revise the company’ s TP from HK$22.3 to HK$21.5, on a 8X 2027E FCF
discounted back to 2024E with a 12.8% CoE, vs. coverage average of 9X/13.5%.
Onewo trades at 9X/8X/7X 2025E-27E P/E against an 11% EPS CAGR, vs. our PM
coverage peers’ average 8X/7X/7X, against an 8% CAGR. We believe Onewo’ s
current valuation fairly reflects its mediocre growth outlook and risk-reward profile. Down
to Neutral.
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1. Non-recurring business contraction hard to offset: we cut prior 25E/26E non-recurring
topline estimates by 5%/10% due to macro headwinds, property market downturn,
voluntary exits from low-margin/difficult-cash-collection contracts, and introduce 27E
non-recurring topline at -4% yoy to Rmb4.2bn (c.60% of peak level), accounting for 9%
of total revenue (down 20pp from the peak). Amongst, we forecast -30%/2%/1% CAGR
for developer’ s VAS/urban service/AloT solutions in 25E-27E; besides, community
VAS of Onewo also remains a laggard with below-peer penetration (contributing 4% of
revenue by 2027E, vs. peer average 12%) with unfavorable cyclical exposure (e.g.
decoration). Meanwhile, we see recurring segment growth insufficient to compensate for
their non-recurring counterparts. Though management commented that the company
had largely accomplished its 24E 3P expansion target, we expect quality scale growth in
the residential space to be more challenging going ahead due to both dwindling project
delivery from Vanke who faces high liquidity pressure and heightened 3P competition
among leading PM players.

2. Downward margin pressure: i) increasingly stressful for Onewo town layout and scale
economies to shield PMS margin from unfavorable portfolio mix change, pricing
weakness/heightened capex incurred by intensified 3P competition and increased
renovation expenditure in managed projects. For example, management estimated
Onewo needs to prepay renovation expenditure for ¢.30%-40% of newly procured
existing residential projects, at a scale equivalent to roughly 1/4 of annualized contract
value (40%/60% to be booked in current year expenses/capitalized) ii) stagnant fixed
cost/headcount for contracting business segments; iii) broader economic/labor market
adversities and dim consumer confidence. As such, we lower overall GPM by 0.3pp in
24E-26E and introduced 27E GPM at 13.9% (vs. 14.5% in FY23). Moreover, we also
revised up SG&A expense against revenue ratio by 0.4pp in 2024E-26E, in the face of
intensified competition and laggard fixed cost optimization.

3. Lingering impairment risk persist, coupled with potential revaluation losses: arguably
Onewo has a) reduced AR risks via a series of acquisition agreements announced
during Nov to Dec 2024 (here, here, here, here, here and here) which would in
aggregate help Onewo to recover Rmb1.7bn receivables from Vanke in the form of
physical assets (vs. Rmb9.4bn/3.8bn total/Vanke-related AR balances at 1H24), and b)
both voluntarily and involuntarily optimized topline exposure from Vanke to less than
10% by 2024E (vs. average 18% in 2020-23), implying shrinking AR addition from
Vanke going forward. That said, we see lingering impairment provision risks for AR due
from Vanke (Rmb2.4bn at end-24E in our GSe). Meanwhile, we are concerned of
potential revaluation loss associated with assets acquired from Vanke in recent months
(in aggregate Rmb2bn consideration) that might further jeopardize Onewo’ s earnings,
especially given Onewo lacks the track record in effectively operating heavy assets.

4. Uninspiring operating cash flow profile in NT: 1H24 OCF came in as a disappointment
at -1.6X of core profit and we overall estimate 0.9X/1.1X/1.3X OCF/core profit ratio in
25E-27E. Management commented fee collection rate from residential owners has
improved yoy and from 3P commercial property tenants are inline with expectations in
2024E. That said, we think it could be hard for Onewo keep OCF/Core profit ratio above
1X level in the near term due to the lingering drag from related developer and 2G
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customers (i.e. urban services). We also estimate the incremental OCF generated from
Onewo’ s recently acquired IPs could be limited (LSD% of 2025E OCF).

Key risks: (+) Upbeat residential management scale ramp-up supported by effective
Onewo town strategy execution or stronger-than-expected project delivery by related
developer, as well as faster commercial (incl. public) property and facility management
portfolio growth riding on expansion to niche market (via M&As) and strong brand name;
or (-) lower-than-expected management scale expansion due to further delays of Vanke
project handover and intensified competition;

(+) More resilient-than-expected margin profile through more effective cost-control
initiatives, efficient technological empowerment and enhanced economies of scale on
the back of rising project density; or (-) downward margin pressure due to pricing
weakness amid broader economic/labor market adversities and dim consumer
confidence, labor cost inflation, etc.;

(+) Faster-than-expected community VAS development from currently a relatively low
base, riding on accelerated penetration deepening in established One Towns and
successful incubation of more vertical service categories; while (-) adverse effects from
cyclical businesses (developers’ related VAS, AloT business and part of home-related
asset services) last longer/impact more profoundly than expected.

(-) Lingering impairment provision risks for AR due from related developer; coupled with
potential revaluation loss associated with M&A assets acquired from Vanke in recent
months.
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Profit model (Rmb mn) 2022A 2023A 2024E 2025 2026E 202TE Balance sheet (Rmb mn) 2023A 2024E 2025E 2026E 202TE

Total revenue 30,106 33,183 36,176 39,178 42,696 46,197 Cash & equivalents 15,672 13.912 14,301 15,196 17.116

Cost of gaods sold (25,875) (28.372) (31,334) (33.809) (36.737) (39.654) Accounts receivable 6,781 8,206 9,295 10.418 10,949

SG&A (2,063) (1.950) (2,008) (2.135) (2,284) (2.402) Inventory 56 67 81 97 116
Other current assets 2475 2,562 2,645 2738 2,821
Total current assets 24,885 24,747 26,321 28,449 31,009

EBITDA 2,821 3672 3,192 3,808 4,192 4,632 Net PP&E 679 850 1,081 1,145 1178

Depreciation & amortization (697) (863) (937) (966) (944) (906) Net intangibles 8,335 7.726 7.164 6.649 6,181

EBIT 1,995 2,566 1,926 2,438 2,819 3,288 Total investments 1414 1273 1,096 904 708

Interest income 46 124 145 130 133 142 Other long-term assets 4,071 6,294 6,360 6,663 6,767

Interest expense (11) ) 0 0 0 0 Total assets 39,383 40,890 42,022 43,811 45,840

Income(loss) from uncons. subs. (10) (24) 4 2 23 26

Others 0 0 0 0 0 0 Accounts payable 5,764 6,267 7,100 7,715 8,327

Pretax profits 2,01 2,658 2,075 2,589 2975 3,455 Short-term loans - - - - -

Income tax (435) (622) (7)) (608) (699) (812) Other current liabilities 12,918 14,161 13,765 14,079 14,442

Minorities (76) (81) 52) (72) 95) (112) Total current liabilities 18,683 20421 20,865 21,794 22,769
Long-term debt = - = - -

Net income pre-preferred dividends 1,510 1,955 1,546 1,909 2,181 2,53 Other long-term liabilities 2,480 2480 2,480 2,480 2,480

Preferred dividends 0 0 0 0 0 0 Total liabilities 21,163 22,908 23,345 24,214 25,249

Net income (pre-exceptionals) 1,510 1,955 1,546 1,909 2,181 2,53

Post-tax exceptionals 47 474 4869 430 394 358 Preferred shares - - - - -

Net income 1,957 2,429 2,014 2,338 2,515 2,889 Total common equity 17,605 17,315 17,938 18,702 19,644

Underlying profit 1,803 2,340 2,253 2,338 2,515 2,889 Minority interest 615 667 739 834 946
Total liabilities & equity 39,383 40,890 42,022 43,81 45,840

Basic EPS (Rmb) 181 206 172 201 221 248 BVPS (Rmb) 14.97 14.85 15.39 16.04 16.85

Fully-diluted EPS (Rmb) 128 166 133 164 187 217

DPS (Rmb) 0.24 1.09 153 1.10 122 1.36

Growth & margins (%) 2022A 2023A 2024 2025 2026E 2027E Ratios 2023A 2024E 2025E 2026E 2027E

Sales growth 10% 9% 8% 9% 8% ROE (%) 14% 13% 13% 14% 15%

EBITDA growth 30% -13% 19% 10% 10% ROA (%) 6% 6% 6% 6% 6%

EBIT growth 29% 25% 27% 16% 17% Inventory days 1 1 1 1 3 |

Net income growth 24% 7% 16% 10% 12% Receivables days 72 9% 9 89 87

EPS growth 30% -20% 23% 14% 16% Payable days 4l £ w T i

Gross margin 15% 13% 14% 14% 14% Net debt/equity (%) -85% 7% 7% -78% 83%

EBITDA margin 1% 9% 10% 10% 10% Total liabilities/total assets (%) 54% 56% 56% 55% 55%

EBIT margin 8% 5% 6% 7% %

Dividend payout ratio 66% 116% 67% 65% 63%

Cash flow (Rmb mn) 20224 2023A 2024 2025 2026E 2027

Net income pre-preferred dividends 1,610 1,966 1,646 1,909 2,181 2,53

D&A add-back 855 1,016 937 966 944 906

Minorities interests add-back 76 81 52 72 95 112

Net (inc)/dec working capital 543 125 (617) (54) (280) 296

Other operating cash flow (228) (591) (858) (715) “n 14

Cash flow from operations 2,756 2,586 1,060 2,178 2,893 3,859

Capital expenditures (204) (237) (270) (353) (192) (162)

Acquisitions (379) 0 0 0 0 0

Divestitures 0 235 0 0 0 0

Others 546 154 (614) (151) (389) (189)

Cash flow from investments (36) 152 (884) (503) (581) (350)

Dividends paid (common & pref) (1,310) (331) (1,780) (1,286) (1.416) (1,589)

Inc/(dec) in debt (16) 0 0 0 o 0

Common stock issuance (repurchase) 5,642 (10) (56) 0 0 0

Other financing cash flows (122) (170) 0 0 0 0

Cash flow from financing 4,195 511) (1,836) (1,286) 1,416) (1,589)

Total cash flow 6,915 2,221 (1,660) 388 896 1,920

FERER: DRHE SRERRARRY
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Investment Thesis

Onewo is the largest property management company in China (in both basic residential
property management services as well as commercial and urban space integrated
services) with a majority stake of ~57% as of end-2024 held by China Vanke. We have a
Neutral rating on Onewo. On one hand, we are positive on its long-term strategy to build
a tech-driven, density-focused Onewo Town ecosystem to achieve economies of scale
and sustainable project procurement, as well as its improving ability in commercial
property and facility management service portfolio ramp-up; on the other hand, we are
concerned that Onewo needs time to effectively neutralize related developer’ s
adversities and regain earnings growth momentum, as we expect 1) Onewo’ s
non-recurring business to continue shrinking amid cyclical headwinds and execution
challenges which, coupled with stagnant fixed cost, will result in a weaker topline and
margin outlook in coming years, 2) more difficult to achieve quality scale expansion with
uncertain project handover from debt-ridden Vanke and intensified third-party
competition, which will lead to augmented capex, unfavorable portfolio mix change and
weaker margin; 3) likelihood of further impairment of receivables due from Vanke, as
well as the potential revaluation loss associated with assets acquired from Vanke that
might further impede Onewo’ s earnings stability, especially given the company’ s lack
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of track record in heavy asset operation.
Price Target, Risks and Methodology

Our 12m target price of HK$21.5 is based on a 8X 2027E FCF discounted back to
2024E with a 12.8% CoE.

Key risks: (+/-) Upbeat scale expansion due to solid Onewo Town strategy execution in
the residential space and effective project procurement/M&As in the commercial space;
or scale growth miss due to intensified competition; (+/-) more-resilient-than-expected
margin supported by density/efficiency enhancement or downward margin pressure from
macroeconomic challenges, pricing weakness, etc.; (-) persistent cyclical adversities on
various business segments; (-) lingering AR impairment risks or potential revaluation
losses from recently acquired Vanke assets.
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B3 44: Summary of revenue forecasts for our PM coverage

Company Ticker Type Revenue (Rmb bn) CAGR % yoy % vs. prior GSe
24E-26E 24E-26E
2023 2024E 2025 2026E 2027E 20-23 {old) (new) 25E-2TE] 2023 2024E 2025E 2026E 2027E 2024E 2025E 2026E
A-Living 3319.HK POE 15.44 14.54 14.711 15.04 18.21 15% 2% 2% 2%| 0% 6%, 1% 2% 1% 0% 0% 1%
CGS 6098 HK POE 42 61 4377 4477 45 88 46.88 40% 4% 2% 2% 3% 3% 2% 2% 2% -1% -3% 4%
CMPO 001914 527 SOE 15.63 17.59 1933 2122 23.02 22% 13% 10% 9%| 20% 13% 10% 10% 8% 0% 4% 6%
COPL 2669 HK SOE 13.05 14 28 1595 17.95 2013 3% 20% 12% 12%| 20% 9% 12% 13% 12% 4% -12% -16%
CR Mixc 1209.HK SOE 1477 17.33 20.01 2267 2555 30% 19% 14% 13%| 23% 17% 18% 13% 13% 1% A% 9%
GTS 2869.HK SOE 17.39 19.23 277 2438 26.80 20% 13% 13% 11%) 17% 1% 13% 12% 10% 0% 0% 0%
JKS 9666 HK POE 498 488 488 49 5.00 14% 1% 0% 1% -1% 2% 0% 1% 2% 0% 0% -1%
Onewo 2602 HK 33.18 3618 39.18 4270 46.20 22% 9% 9% 9%| 10% 9% 8% 9% 8% 2% 2% 2%
POPS 6049.HK SOE 15.06 16.21 17.69 19.34 21.23 23% 13% 9% 10%| 10% 8% 9% 9% 10% 3% % 9%
PLCM 9909.HK _POE 264 2384 296 3.10 325 11% 5% 5% 9%| 3% 8% 4% 5% 5% 3% 2% 2%
S-Enjoy. 1755 HK  POE 542 559 573 592 6.11 24% 3% 3% 3%| 5% 3% 3% 3% 3% 0% 0% 0%
SMS 0873.HK POE 8.20 8.00 8.06 8.20 837 18% 1% 1% 2%| 5% -2% 1% 2% 2% 1% 1% 2%
sus 1516 HK POE 7.01 7.36 7.69 799 817 15% 5% 4% 3%| 2% 5% 5% 4% 2% 0% 1% 2%
PM average 22% 8% 6% 6%| 8% 6% 6% 1% 6% 0% 2% 3%
SOE (5) 25% 16% 12% 1% 8% 2% 12% 11% 1%, 2% 5% 8%
-POE (7) 20% 3% 2% 3% 1% 1% 2% 3% 2% 0% 0% -1%
POE (privately owned enterprises) and SOE (state owned enterprises and GTS)
BRERR: ARBIE, SREMBRRARE
# 45: Summary of underlying profit estimates for our PM coverage
Company Ticker Type Core net income (Rmb bn) CAGR % yoy % vs. prior GSe
E-26E 24E-26E
2023 20248 20258 2026E 2027E 20-23 (old) (new) 25E-2TE 2023 2024E 2025E 2026E 2027E 2024E  2025E  2026E
3319.HK POE 131 0.96 094 0.96 1.00 9% 3% 0% %) -38% 27% 2% % 3% 2% 6% %
6098 HK POE 394 282 282 297 320 1% 6% 2% %) -22% -28% 0% 5% 8% -23% -28% -28%
001914.SZ SOE 0.74 0.76 0.86 0.98 1.06 19% 12% 14% 1%, 24% 3% 14% 14% 9% 2% 0% 0%
2669.HK SOE 134 1.54 172 1.93 2.09 29% 15% 12% 10%, 23% 14% 12% 13% 8% % 1% 2%
CR Mixc 1209.HK ~ SOE 292 3.59 412 4.71 5.33 93% 20% 15% 14% 3% 23% 15% 14% 13% 0% 4% 8%
GTS 2869.HK SOE 0.61 0.80 0.96 111 1.20 5% 18% 18% 12% 1% 32% 21% 15% 9% 0% 0% 0%
JKS 9666.HK POE 0.42 0.35 0.38 0.41 0.44 -12% 10% 8% 8%| n.m. -15% 8% 8% 8% -18% -13% -19%
Onewo 2602 HK 234 225 234 258 289 15% 11% 7% 11% 30% 4% 4% 10% 12% 2% -3% 5%
POPS 6049 HK  SOE 1.38 145 152 1.66 1.80 21% 12% 7% 9%) 24% 5% 5% 9% 9% 1% 1% -10%
PLCM 9909 HK POE 0.45 0.41 043 0.45 0.47 14% 5% 5% 5%) 2% -10% 4% 5% 5% 0% -1% 1%
S-Enjoy 1756 HK  POE 0.45 0.45 0.45 047 0.50 1% 5% 2% 5% 5% 1% 0% 3% T% -3% 1% -9%
SMS 0873.HK POE 0.65 (0.13) 034 0.35 0.38 2% % n.m. %) n.m n.m. n.m. 5% 8% n.m. 0% 2%
sUs 1816 HK  POE 079 077 077 081 0.87 10% 5% 2% 6% 3% -3% 0% 4% 8% 0% -2% 5%
PM average 1% 10% % 8% 8% 1% T 8% 8% 3% 6% 1%
-SOE (5) 25% 15% 13% 1% 23% 15% 13% 13% 10% 0% 2% 4%
-POE (7) 2% 6% 3% 6% -10% -14% 2% 5% % % -8% 9%

POE (privately owned enterprises) and SOE (state owned enterprises and GTS); We use adjusted net profit (adding back amortization) for Onewo.

FRRE: 4RI, BELHRATIH
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B % 46: Summary of GPM forecast for our PM coverage

24E-26E 24E-26E

2023 2024E 2026 2026E  2027E | 2023 (old) (new)  25E27E 2023  2024E 2026 2026E  2027E _ 2024E  2025E  2026E
A-Living 3319 HK POE 17% 16% 15% 15% 15% 24% 15% 16% 15%)| -4.9% -14% -0.3% 0.1% -0.1% 0.0% 0.0% 0.0%
cGS POE 20% 7% 16% 16% 17% 1% 18% 16% 16%  43%  40%  01%  00%  02%  -20%  -18%  -17%
cMPO SOE 12% 1% 1% 1% 1% 13% 1% 1% 1% 03%  08%  00%  00%  00%  00%  01% _ 01%
COPL SOE 16% 7% 7% 17% 16% 1% 16% 1% A7%)| 0.1% 1.0% 0.1% 0.2% 0.1% 0.1% 0.3% 0.6%
CR Mixe 1209HK  SOE 32% % % 34% 34% 30% 34% 34% M% 1% 18%  05%  01% 0%  -08%  -03%  02%
GTS 2869.HK  SOE 17% 17% 17% 18% 17% 18% 17% 17% 7% 06%  05% 03%  01%  00%  00% 0%  02%
9666 HK POE 19% 19% 19% 19% 19% 25% 20% 19% 19%) -0.2% 0.6% -0.3% -0.3% -0.1% 0.0% -0.5% -1.2%
2602 HK 15% 13% 14% 14% 14% 16% 14% 14% 14% 04% 1% 03%  03%  02%  00%  -02%  -04%
6049.HK  SOE 20% 19% 18% 18% 18% 19% 19% 18% 18% 08%  08%  07%  03% 01%  -09% -07%  -05%
9909.HK POE 34% 33% 33% 33% 33% 33% 33% 33% 33%)| 0.9% 0.5% 0.2% 0.2% 0.1% -0.5% 0.2% 0.1%
1755.HK POE 2% 26% 25% 23% 23% 28% 25% 25% 23%) 0.7% 0.5% 1.4% -1.2% -0.8% 0.0% 0.1% -0.3%
0873HK  POE 20% 19% 19% 19% 18% 26% 20% 19% 19%  24% 07%  03%  03% -03% -05% -06%  -08%
1516 HK POE 24% 23% 22% 21% 21% 26% 22% 22% 22%, 1.3% -1.0% -0.9% -04% -0.2% 0.0% 0.0% 0.1%
21% 20% 20% 20% 20% 23% 20% 20% 0% 04%  05%  03%  02%  01% _ -03% -0.3%  -0.3%
19% 19% 19% 19% 19% 20% 19% 19%  06%  03%  00% _ 01% _ 00%  03%  01% _ 0.1%
23% 22% 21% 21% 21% 27% 22% 21% 21% -1.3% 1.1% 0.5% 0.4% 0.2% -0.4% -0.5% 0.5%
POE (privately owned enterprises) and SOE (state owned enterprises and GTS)
BRRR: DRHE SRERRARRS
# 47: Summary of NM forecast for our PM coverage
24E-26E 24E-26E
2023 2024E 2025E 2026E 2027E 203 (old) (new) 25E-2TE 2023 2024E 2025E 2026E 2027E 2024E 2025E  2026E
Aliving 3319.HK POE 3% -9% 6% 6% % 12%: 2% 1% 6% -9.0%  -11.9% 15.3% 0.0% 01% -0.2% -0.4% -0.4%
CGS 6098.HK POE 1% 1% 4% 5% 5% 9% 6% 3% 5% 4.0% 01% 3.3% 0.8% 0.8% 53% 24% -1.9%
CMPO 001914 87 SOE 5% 4% 4% 5% 5% 5% " 4% 4% 5% 0.2% -0.4% 0.1% 0.2% 0.0% 0.1% 0.2% 0.3%
COPL 2669.HK SOE 10% "M% 11% 1% 10% 10%' 10% 1% 1M% 0.3% 0.5% 0.0% 0.0% 04% 0.8% 1.2% 1.5%
CR Mixc 1209.HK SOE 20% 21% 21% 21% 21% 1?%' 21% 21% 21%) 1.3% 0.9% -0.1% 0.2% 0.1% 0.2% 0.0% 0.2%
GTS 2869.HK SOE 3% 4% 4% 5% 4% 5% " A% 4% A% -0.2% 0.7% 0.3%. 0.1% -0.1%, 0.0% 0.0% 0.0%
JKS 9666 HK. POE -19% 0%, 8% 8% 9% 5% " % 5% 8% A7.2% n.m. 7.8% 0.6% 0.5% 1% 1.1%. -1.8%
Onewo 2602 HK 6% 4% 5% 5% 5% % " 5% % 5% 0.9% -16% 0.6% 0.2% 04% 0.0% 0.3% 0.4%
POPS 6049.HK SOE 9% 9% 9% 9% 8% 6%' 9% 9% 9% 1.0% 0.2% 0.3% 0.0% 0.1% 0.2% 0.0% 0.1%
PLCM 9909.HK POE 7% 14% 14% 14% 14% 7% " 15% 14% 14% -0.2% -2.8% 0.0% 0.0% 0.0% 04% -0.4% -0.4%
S-Enjoy. 1755 HK POE 8% 8% 8% 8% 8% 11%: 8% 8% 8% 0.0% 01% -0.2% 0.0% 0.3% 0.2% 0.6% -0.8%
SMsS 0873.HK POE 3% 2% 4% 4% 5% % 4% 2% A% 14.1% 49% 57% 0.1% 0.3% 54% 0.0% 0.0%
Sus 1516.HK POE 6% 2% 10% 10% 1% 4%' 6% 6% 10% 0.6% n.m. 12.2% 0.0% 0.6% 0.0% 0.2% -0.3%
PM average 5% 5% 8% 8% 9% 8% 8% 1% 9% 1.7% -1.8% 3.4% 0.2% 0.2% -0.9% 0.3% 0.3%
-SOE (5) 9% 10% 10% 10% 10% 9% 10% 10% 10% 0.5% 0.3% 0.0% 0.1% -0.1% 0.2% 0.3% 0.4%
-POE (7) 1% 2% 8% 8% 8% 8% % 6% 8% 2.7% 4.0% 6.3% 0.2% 0.4% -1.8% 0.7% -0.8%
POE (privately owned enterprises) and SOE (state owned enterprises and GTS)
BRRR: NRBE SRERRAFRE
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B % 48: GSe vs. consensus for our PM coverage

GSe (Rmb bn) % difference vs. consensus GSe (Rmb bn) % difference vs. consensus GSe (%) % difference vs. consensus
Company  Ticker Type  20E  208E  2026E 20ME 2020  2038E  20ME 2020  20%6E  2024E  2035E 202 02E  20%E  202E  204E  2028E  2026E
A-Living 3319.HK POE (1.3) 0.9 1.0 nm 9% 2% 14.5 14.7 15.0 -1% 2% -2% -9% 6% 6% -8.6pt -0.5pt -0.1pt
CGS 6098.HK POE 03 17 21 -89% -29% -15% 438 448 459 0% -1% -2% 1% 4% 5% -4.7pt -1.5pt -0.7pt
CMPO 001914.5Z SOE 08 0.9 10 -5% -3% -1% 176 193 212 0% 2% -3% 4% 4% 5% -0.2pt 0.0pt 0.1pt
COPL 2669.HK SOE 15 17 19 -4% 6% -8% 143 159 179 -5% -T% -8% 1% 1% 1% 0.1pt 0.0pt 0.0pt
CR Mixc 1209 HK SOE 36 41 47 0% -3% -4% 17.3 20.0 217 -2% 2% -4% 21% 21% 21% 0.3pt -0.2pt 0.1pt
GTS 2869 HK SOE 08 1.0 1.1 3% 6% 6% 19.2 218 244 -1% 0% 1% 4% 4% 5% 0.2pt 0.2pt 0.2pt
JKS 9886.HK _POE 0.0 04 04 99%  13%  {5% 49 49 49 3% 6% 8% 0% 8% 8% _4Tpt _ 07pt  -07pt
Onewo 2602 HK 15 19 22 -19% -12% -10% 36.2 39.2 427 0% 2% -3% 4% 5% 5% -1.0pt -0.6pt -0.4pt
POPS 6049 HK SOE 14 15 17 6% 1% -11% 16.2 17.7 193 -3% -5% -6% 9% 9% 9% -0.2pt -0.6pt -0.5pt
PLCM 9909. HK POE 04 0.4 0.4 2% 1% -3% 28 30 31 4% 3% 4% 14% 14% 14% -0.3pt -0.3pt -1.1pt
S-Enjoy 1755 HK POE 05 0.5 0.5 -9% -15% -18% 56 57 59 -3% -6% -7% 8% 8% 8% -0.6pt -0.9pt -1.0pt
sus 0873HK _POE (0.1) 03 04 -138% 4% 6% 8.0 8.1 82 2% A% 4% 2% 4% 4% 66t 00pt  -Odpt
SuUs 1516.HK POE (0.2) 08 08 -132% -4% 1% 74 77 8.0 0% 0% -1% -2% 10% 10% -8.9pt -0.3pt 0.2pt
Average -41% 8% 7% 1% -2% 3% 5% 8% 8% -26pt -0.4pt  -0.3pt
-SOE (5) 2% 3% 3% 2% 3% 4% 00pt  -0Apt  0.0pt
-POE (7) -69% 1% 8% 1% 2% 3% 43pt  -0.6pt  -0.5pt

We use adjusted net profit (adding back amortization) for Onewo.

2025518134
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A1, £, CFA. =, U, FFEMRANAENERRR T ENN ERARRARHEIEFHIATE. I, BENNFEHEAHELITES
75, WERLSRREPNEREEZN IR EEREEER,

SREENE

SREZHEDSBIB - RARENTEERSTE (DRIMNEBDCE) ATEELALERIINZRHREER, ONEZIERISIER, WSEIR.
HERH (HE) AFEWRR (BK, MSER. HESHRNEESER) . BK. USERAGEEHREZASRAREAKETNERCEEITE, BE
gyﬁ%?‘éﬁmﬁﬂ:ﬁt%E’\Jiﬁ{ﬁﬁfé’ékﬁ*ﬁ%?‘éﬁﬂ’ﬂﬁﬁ{m BUUERNEAITEAX TREBEMSEE. TULNABRBXNTEMAEMEL, BIRERE
nT:

EEEMREET - RREWTEHEEEE, EBITDAERNSRAFILE (SRBNXXASRAFNMHEEEE) , REWEIURRATEKRIR. WE
ERERET— RAREMFAL 2R~ EIRE. ROCEFMCROC| (£RENXASEFERE) , BeWBEINRRATNTESERRS. GEGHET—
AREMTEHER, m%R, RN/ERE. EV/EBITDA. EV/IFCF. EV/IDACF (EV/ZHFZFEMMETR) (ERBRUXATRER, maRMBRN/R
£) , RENEIURRAANGERRRS. SAWTES N AEEKES . WSERES MM (100% - HERHRES ) HFEIE,

W55 BER A EERERASEDMIMEMBRFEERNRREDINEENTN, BREARRKZDIPIZENVEFEERMNSAREDINMNFENVBFE
MR (AR ERSREE) .

METHSERREFEFAENITE, BRESNSERAR.

HM ¥

ERNHLHRBHTEP, RINEAAWERRITRE, FEEEREMNEERER (FTLMBXAELEMTE) Uit AL T HKIEH T,
REFEMNBBMEBY R RETHBITD, EP19RRQ BN H IR ERRS(30%-50%), 20 KRR NFE(15%-30%), 320 HNEHPERIK
(0%-15%)o M TFTIHD N1 AT, HAVMRRMRIS —FrEREHEEZAFNERNOERNEL T AMWTDRNIWANBLTKR, BERFEIE
BN ERNESH, DPENRIRE B AT U RHA Fidie.

Quantum
QuantumEEHEEMSREREFT L. FUALENSREERESE, CSTUATRE—ATWRADN, HEFBTLMTHE AT 2 @#HTE

Bo

EREE

Rating and pricing information
China Vanke (A) (Sell, Rmb6.69) and China Vanke (H) (Sell, HK$4.70)

A-Living Smart City Services Co., China Merchants Prop Operation, China Overseas Property Holdings, China Resources Mixc Lifestyle, Country
Garden Services Holdings, Greentown Service Group, Jinke Smart Services Group, Onewo Inc., Poly Property Services Co., Powerlong Commercial
Management, S-Enjoy Service, Shimao Services Holdings 1 Sunac Services Holdings Ltd. B ZiFH 2N T HATEW =T E R E A2 T #IAE T IT
4: A-Living Smart City Services Co., CIFI YS-Service Group, China Merchants Prop Operation, China Overseas Property Holdings, China Resources
Mixc Lifestyle, Country Garden Services Holdings, Greentown Service Group, Jinke Smart Services Group, Onewo Inc., Poly Property Services Co.,
Powerlong Commercial Management, S-Enjoy Service, Shimao Services Holdings, Sunac Services Holdings Ltd.

SRBABRVEERE

FEEIRERZE: B2 #https://www.gs.com/research/hedge.htmIfVIF BEEE . ABEFMERAREANEEEEC TS IREHRIBEXARIRS.

WRD AR FRIT R F
BERATRHN 2 R BETH

HRA T BRRITREA
EXN %) R EAX gl By
=2 a8% | 3% | 18% 64% | 57% | 43%

HZE202551810, SBRERRAMAIBN021HBREITETREITH. SBATRECZHBKIAS BPHIANMEZRITY, KA TFXEITRAR
SWANFHITE, BREFINRARKERR, XEFRH NN, HSAERRH, FELNUT “A8FE, HREEMAXENL" B0, REBRTRA
REMRT BRELE12DATRBARBRITRS N L RAEE TR S A6,

BAROME TR

FEEHERNE: 155 Whttps://www.gs.com/research/hedge.htmIfI i BE 8. AFEFS R A AEANBEEE S TS NBIEHRAWERTRIRS.
EEWE

EEEERE

FARREPARLLAENEEQATEEREN L GENEHTRS WEEERERED, 1%REMBR, BERSHME, BFXRFE, >
g?ﬂ&%%ﬁﬁﬁ@ﬁ%ﬁﬂ@@ﬁﬁﬁ, BEES, BEREHHTE BERNAC, SRIETHTHEIBERREF IS RETHNGRS (FEXTTER)
IR BT Fo

UTRIMMPERWFEE: BRAREAFZHIR: SROBERAZIEHSHT. 2WAET A RRERERRIFE DT AR T A TIES.
DHTAFEN: DITPEENB O BURT SBRNET, HHEERRETHERN. 2MTEEFSHINARNES: SRNBREEZEESNA. 2HHETA
ARERERABESMMATAENEMAARNSRINA. EFRME,. FEEEHF: EXEPFTITALESSEIRK, FIATUTRZFINRA 2241
%FINRA 224250 T SHAMRARMNRM. AT BEEARFAERZIESFHRS.

WEAH: N EOPRA BT NER: D EXNEER, EREEZINITRECNNEBIFNEL, ERBFRE, IEAREITNRESEZRL
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7, BSREEMIE: https://www.gs.com/research/hedge.html,

ZEUNREERXAT NI E

UTARTREEZEEAEEZNAEFEEN LR EEWBE ZIINEM B AR EEMERNEE. BWARIL: Goldman Sachs Australia Pty Ltd & EAH<4
MR RRAFTELBTRXWFERNM (1959F (RITE) FIEX) , BETERAFIIRNRERITRS, BFLERTLS, AMMRBESAREHE
tERNBER TR K FRERAFLABTEELRN” HEEF" , EEERESRITUTNERTAIUEHN. FREHFTIREEE, Goldman Sachs
Australia2 BB RIF R HEIR A TeeS SRR/ EF AT RIESFSN LT A AREMEAALNINZAF RSN, ERELEBERT, NEAEMKER
Goldman Sachs AustralialA HIEHRAIE, LR IBHARSIWAKATEEIR D HEHHRIZIEHAITAEE, NRREATESEMERTREN, WiZE
WA —REN, BEREHZBNNARZEZFPER. WESREHER. BREREEZURBITH 28, NMEEHBEEBR. WEHRRMEREK
EZRZENNEL . SRRAFTNHFEZLNAEZEE, URSEEARIESHFIRIEFEFHES L
https://www.goldmansachs.com/disclosures/australia-new-zealand/index.html, E78: 5CVM Resolution n. 2048 % HZ IR TRIESH
https://www.gs.com/worldwide/brazil/area/gir/index.html, 1#E3IECVM Resolution n. 2056205k, EEAMERT, NAMRBEABHETERINEET
MDA EIREFFLBOIRAMNE—1EE, BRIFRSRBZERB. NEK XEFEENEESE, EEMAERTHTAEER 7 Goldman Sachs & Co.
LLCHIMERIEFWRERTEREMMERNERZR B &, BEAHMERITH. Goldman Sachs & Co. LLC FRIEIE A M ME KIS EH T EM R EA
MEXBEZEREXANRZE, BETHAFRSMEKRIES, HETHEFEZEIIENEARELEFLIAERXNHEEEEESFN>~R,. ELEENEARSE
MMERIEFHEM™FR, EBKER Goldman Sachs Canada Inc. (SR &EHMRENM) HEMEFMHUNEARZE. & TSR (LH) BRR
EATRBEXRIREFAARATNIEENTNER HE: TNEE (BE) EEAAGRLT (9MF  HEISEXZERS(SEB) HS
INHO00001493, 1#h#F951-A, Rational House, Appasaheb Marathe Marg, Prabhadevi, Mumbai 400 025, India, 2 B)4%S U74140MH2006FTC 160634,
BiE +91 22 6616 9000, £ H +91 22 6616 9001) IKEVEXAMREFHRN KK ARK A BTN TR, SERARSERREPHARNRIARR DA
KIEZ% (1956FEE (EHAR(BE)E) £R2hZ2EN) M1%RESLH, EFHHRESSATINRNEM, BEREZFARIRAEHER
Xt FESEBLEMAIRENISMINEF IEXT 1ZF BHMERINWEBR, FRENBREEDIRBERE. 5% (E) EFBAERATREE SIS
#B: india-client-support@gs.com. S#MMFEA: Anil Rajput |EBBiF: + 9122 6616 9000 | EEER:  anil.m.rajput@gs.com. HZA: LT X. FHE: BRIESE
SRR, ARELCUAFHAREE, U (ERRSERATHE) EXH "ZLREE" F£HA. AIMEE (IN) BRIELAERD N RREE
RAERE AR A BDIINERL. FF=: Goldman Sachs New Zealand Limited & ExBXH M HIE1989F FHAA ZERRTEE LY SETMBRIT N &
A", AHRBEURTBENEMERNBTR AT KE2008F M SMAERENHN “HEEF" , EEAREGSRITTWERTAUEHN. &
BB AR A 78 2 MR IHEIES N https://www.goldmansachs.com/disclosures/australia-new-zealand/index.html, %% Hif: 1515 % HiBk 385 & ROFF
RREHFERTFECEEMELN &, METUSRE ATEENNEEND, ETETHRPICEEMATINTEITN. HR|/ETHRBT EE
BEAAME LW MECRREN, HEGWNENARER, EREEEMBERIMELHOVSRR. RERFAESMRET. B ITENEFSEMEAM
AETARIRE AR A EMIRERFABRE, K S8 (FK) RAAT (AF4HS: 198602165W) (ZHIMNFLRMEERUE) NARMR
RERBERERT, EEHRNARBEMSIAIEFMRIREEXAWEMEE, BREASE (FE) FAAQT., AT XMEENHSE, REATFTE
BEN, WRENZEEZRMITEINRENE, RELERARTEBTAR. ZE ERERESHTHITANERNENAIEIEANBATFHAL
SRR ENENNYESHERAENAREARDUNHRIRE, HNLYSESRERCLRAXEEFPIRRES TR, ZXREERBER, UK
AREFRAR D SRELLHBER B SEERZR.

MEBFKE: SMBZER KRG (EV) (2016/958) (BRERIN TR E 2 545(EU) No 596/2014M9%h 5K ME T A X R A BN HM IR R RN
EEREN 2= ENENRER, AR NHEFBE R P RATHEENERZHRRENEER AL, KE R EREBRMBNE T X 2 5155 & 51590
Aﬁlﬁ}lﬁi&%ﬂ) i%@%*ﬁ%E’H&E?EE\EIEhttgs://www.gs.com/disclosures/eurogeangolicy.htmlJ:%’?iHR, ZMU N BEL B BEHARERWF
PRI RSB HRUNBUR .

BA: BRIESHASHREXRRUSEEM CEMS: No.69) NERMTARSH, FERBEAXNESIIHSBASHBRLHS, ELEMTARN
Ahe. BARAGAMLSURBAREDENLHRA. REXSTFEGNSEASELAENAESREES. XTEKNESRSZ. BRESXRZEH
SHARESFERARAMERNWERNEEKE, FSASQAEXNEERERNS.

KA, WFESEEMERE L

N, P E|H SMRBCEITREARZENREANBXRAE S, ARZBARAE BPIPHEINSEHBEAXN T ABRHRTEN 2 4EER
RRE. EARREEASZHITRAREFRNFR (DRETEFEITR, ELITR,. TEMRIIERARNRE) HRZHENN PR, 8MEX
EFEEWXBAOIANER, ZERRAZBXRATE CIPRIRANNRET, LUEAETERRAUERN/SSSILER A AT B T RERW Y X B REE
22&3}&%% BREMARBHLEEBOIANE R, HEBXNRATEZASIAMIEEZAHITEE, ATERED TN X LRZARA TR
T R,

BEARBRERR: ARINBRNMRTHS T —ENECEATN B RNENIEE, BEMEEARAHRE. 2MIRERNHECEANMERRSHE
g, BHABERR. BEMNERAXHEBETEESHMARAR EREREFERER LNARBETEHEEHA.

MREE: SMMRSEENFIERES % 0 & Mihttps://www.gs.com/research/hedge.htmiE T E B 447 If. BREMNARCEHITEN,

ZXTRNR): ESRTHIRZAAN-—MEHRSREABMERZFEEEAMEN, SHTFEESM—MRZSMFEEE. BERBROREIN, =%
HZARAR—ROTOHMBRNEMRZ AT, HERLEMBERT, RETFR. BHENENBRTON (WEX) RESBNERRTRHASCETU
g1F. HFEITRRS): HTRZEBHEMZBWERTITRINK B, RINELEENIMREL TFIRATFRMBIRNIE, HERXFREFELNER
FIPRM B R (WENE) B TEEY, ERRAETMEBIZERL, FEMR(CS): RIELLEEXNZARANMRE. RBEWRINC): HIVEEX
BRRETHR. THEESLFEANA): EEBTEFERTER. TEXNM): ERBLTEYL, BEETEEERSEA.

2= m; DA

ERSRREAMARBELICERNNSENELHMEHF SRR M. 8RO HEHERENBLANDTIMRET LR ARNHR, UREMNETFT. K&
. BRRRRAERENAR. A RIREEBRAFILHGoldman Sachs Australia Pty Ltd (ABN 21 006 797 897) 7% ; #EE#EHGoldman Sachs
do Brasil Corretora de T i tulos e Valores Mobili d rios S.A.%3 % ; Public Communication Channel Goldman Sachs Brazil: 0800 727 5764 %1/,
contatogoldmanbrasil@gs.com. LER (BEIRRIN) LEFISZETH68. Canal de Comunicagdo com o P U blico Goldman Sachs Brasil: 0800 727
5764 e/ou contatogoldmanbrasil@gs.com. Hor @ rio de funcionamento: segunda-feira G sexta-feira (exceto feriados), das 9h as 18h; fENEKH
Goldman Sachs & Co. LLC 3&%; E&HEBHSE (IN) ERIEARDVIK; EHNEHSE (NE) ESRAFTRLAD L, EEAASBIESKIS
ok, EHERSE (TH) ARFTALTERSLATDL; EHAZHGoldman Sachs New Zealand Limited 7% ; EHRFHHESHR000 2%; %
RS (FE) BAXE (AFS: 198602165W) #HKk; EEXEHRSRERAN K. sRERSHESMRBREERES K.

SERER (HFENERRMIEZISRTHTHIEERNTHEERNKE) CHEIMRBREETRES K.

FUNETX: HeRERR (AFELRERENAESSRMTHTHIMERNFTELERNKEE) BRNEFXANUTAEAERX Y AHRIRE: ~HRE
AAHE, EXF, KANEE. #ZTE. $REIE. FELHMEMBRELAFE; HGSI - Succursale de Paris (BREH N7, HZEFHEHEEEER
BRAZSTELESERNEMMATERNKE) TEES KMRIRE; HGSI - Sucursal en Espafia (SEBEH AT, EAMFHERIEFTHE
RLBEN) EAMFEED KARIKE; BHGSI - Sweden Bankfilial (HES/RESD AT, HHASAKEERIZBIHMIESETIAE (Sw. lag (2007:528)
om vardepappersmarknaden) 84Z 4T ER “E=EH AR BN EHBTEH KFRME; Goldman Sachs Bank Europe SE= — RITEE E#f
RIWEENME, EE-HENHTESHNRITHEEFERS, TEMAAESEERDLREE F(Bundesanstalt fir
Finanzdienstleistungsaufsicht, BaFin) fIEE B PRTHEE, BZVMREERRIAFMEMBNETXASERERRRENS KARRENEEERE
X5 KMERE, LI, HGSBEFARIRS 1 filal af GSBE, Tyskland (S AXSRUERNYKE) EAXEEI XMRIRE, HGSBE - Sucursal
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en Espafa (BEBEH AT, HERBENESIANTFRITVEHEE) EEMFEES AHRIRE; HGSBE - Succursale Italia (KZ5H AN &]; X
ERBER, EZEAFMRIT(Bancad’ Italia)f1E AR & /%% E B (Commissione Nazionale per le Societ d e la Borsa “Consob” )#yith 75 155 )
ERARFD XMRIRE; HGSBE - Succursale de Paris (BERHNFE]; HZeMTHEERNTEHEEEERNKE) LB XMRRE, HGSBE -
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BNWHEEAR. REAMECTULAATESARINNESRBEXSPIRESEMRBETHALEAR RN O XL BETIHTFLHRS K, FA)
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FIBEREENINITARECESERESBEEARANZZ AENNRINNESITE, REAREP VRS ERE, HPREETESXNAREITILMIES
miAM R EHMENNESEAZRBM, ZHNESE LRSI MMEARHREBRMEER. AKX ERBX T BT HIHX TR
MEARFE, HEIFRRRTERBREENTIREDHEEWAFEENRROEHRE D,

FEARREXENA, SRIRA. ESNER, REARSENHEFRZLENERS, BTN ARRBEMSRMESIITETAFESARES
XY, BELRESHTETANIZNF, RERREARIESFHITET A,

ESRAANLNINE=ZFERER (BRSRETHIIAR) HAKFT—ERMRESKRARRTHIMR, BHESBEHEXNI,
EHRINEFNE=T, BFEHEAR. XZAMNECTULALTHERERR, AEFEAMRERRNESARE D7 IPAFREHWRR — B Mk
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EEARYLERZIAERMERRRANTANEENEEERX N, AMMEFMRIZEREZARERMREN, FRETHRMARBRY, %
BERINAFLBHRNRA B, MERARER. ELONEERARETHEAZARZUREFSEEERR, UREELE)IRERNEL, &
EHF BN AMEPRRVBENMEMOMEURXERBHEROWANTESRS . TENRIAATRRARNOKRIA, RRODM|OTERIE, REET
BEafAA S, INDLRRHEAENELERENNESINBRRBX - RENBNFTET RN,

RERS, EFESHR. BINNEEITETIANRKS, BRANKE, AEATEESHAEREE, REEAMUOSREERRMEEL
https://www.theocc.com/about/publications/character-risks.jspFl
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